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CHAPTER 1 INTRODUCTION

1.1 PURPOSE OF THE ENVIRONMENTAL IMPACT REPORT

This Draft Environmental Impact Report (EIR) has been prepared by staff and consultants for the Town
of Los Gatos, in compliance with the California Environmental Quality Act (CEQA) requirements.
CEQA requires the preparation of a full disclosure document to inform the public, Town of Los Gatos
(Lead Agency), and Responsible/Trustee Agencies of the direct and indirect environmental effects of the
proposed project on the environment. This document also describes a reasonable range of potentially
feasible alternatives to the project and must suggest potentially feasible mitigation measures that could
reduce or eliminate any identified potentially significant impacts.

1.2 CEQA EIR PROCESS

This EIR assesses the environmental impacts of the proposed subdivision of 10.3 acres of into 17 lots for
future development of single-family homes. The project site is located at 100 Prospect Avenue, west of
Reservoir Road, and south and east of College Avenue. The property is currently developed with
approximately +85,000 square feet of space within various one-, two-, and three-story buildings that is
used by the Sisters of the Holy Names of Jesus and Mary. Project implementation would include approval
of a Vesting Tentative Tract Map that would allow for eventual demolition of existing structures on the
site, and eventual development of 17 single-family homes, and related infrastructure (i.e., streets and
utilities).

1.2.1 NOTICE OF PREPARATION AND SCOPING

A Notice of Preparation (NOP) for the EIR was prepared and issued on June 10, 2013 and the 30-day
comment period extended from June 10, 2013 to July 10, 2013. At that time, the NOP was circulated to
local and select state agencies and other interested parties. The NOP was then circulated to the State
Clearinghouse where it was distributed to other State agencies for a 30-day comment period, which
extended from August 23, 2013 to September 23, 2013, consistent with the requirements of CEQA. In
response to the NOP, comments were received from the following agencies and individuals:

STATE AGENCIES

= California Department of Transportation (Caltrans; June 18, 2013 and July 2, 2013)
= California Department of Fish and Wildlife (CDFW; September 4, 2013)

LOCAL AGENCIES

= Santa Clara Valley Transportation Authority (VTA; June 13, 2013)
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CHAPTER 1 INTRODUCTION

The NOP and all NOP comments received are included in Appendix A. Caltrans initially requested that a
traffic impact study be completed and the project’s impact on state highway facilities be determined.
Additional comments by Caltrans related to vehicle trip reduction and the need for an encroachment
permit for any work that encroaches on State right-of-way (ROW), which is not applicable to this project.
In response, the Town submitted a project’s trip generation study to Caltrans, and Caltrans revised their
comments, indicating a traffic impact study was no longer required, recommending implementation of
TDM measures wherever possible, and the need for an encroachment permit for any work within the State
ROW. No work within the State ROW is proposed as part of this project or required for this project.
CDFW reviewed the Biological Resources Assessment and had concerns with the protection measures for
special status bat species. CDFW also requested that a bat biologist examine the buildings now in order to
address any bat issues as soon as possible. In response to CDFW’s request, surveys were completed by
bat biologists and results of this survey are presented in Section 4.3, Biological Resources. The Santa
Clara Valley Transportation Agency had no comments. Based on the NOP, comments received on the
NOP, and requirements of the CEQA Guidelines, the following environmental topics are evaluated in
detail in this EIR:

Land Use and Planning
Aesthetics

Biological Resources
Geology and Soils
Hydrology and Water Quality
Transportation and Traffic
Noise and Vibration

Air Quality

Greenhouse Gas Emissions

A A AT o

. Hazards and Hazardous Materials

,_‘,_‘
— O

. Cultural Resources

—_
\®)

. Public Services, Utilities, and Service Systems

—
(98]

. Recreation

,_‘
N

. Energy Conservation

—_
9]

. Cumulative Impacts

—_
@)}

. Alternatives

This EIR assessed the environmental impacts under the following remaining environmental topics
included in Appendix G of the CEQA Guidelines: Agriculture and Forestry Resources, Mineral
Resources, Population and Housing. This EIR determined that the proposed project would have a less-
than-significant impact or no impact under these topics (see Chapter 5, Section 5.1, Effects Found Not to
be Significant, for more discussion).
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CHAPTER 1 INTRODUCTION

1.2.2 DRrRAFTEIR

This document constitutes the Draft EIR. It contains a description of the project, description of the
environmental setting (existing conditions), identification of project impacts and mitigation measures for
impacts found to be significant or potentially significant, and an analysis of project alternatives. This EIR
addresses all environmental topics required by CEQA as well as issues that were raised in the NOP
comments.

Significance criteria vary for each environmental issue analyzed in this EIR and are defined at the
beginning of each impact analysis section. Impacts are categorized as follows:

= Significant and Unavoidable (significant impact that cannot be mitigated to a less-than-significant
level with specified mitigation measures);

= Less than Significant with Mitigation (significant impact that is mitigated to a less-than-
significant level with implementation of specified mitigation measures); and,

= Less than Significant (impact not significant or not significant with implementation of existing
regulations or recommended conditions of approval).

Significance is the basis for determining whether or not mitigation, if any is feasible, is required for a
potential impact. The ultimate determination as to whether the mitigation proposed in an EIR is “feasible”
within the meaning of CEQA is made by agency decision-makers. The EIR is an informational document
used by these decision-makers so that their actions will be consistent with the “substantive” duty under
CEQA to substantially lessen all significant environmental effects where feasible through mitigation
measures or alternatives. An EIR is therefore required to: (1) identify the potentially significant
environmental effects of the proposed project on the environment; (2) indicate the manner in which those
significant effects can be avoided or significantly lessened via the implementation of potentially feasible
mitigation measures; (3) identify a reasonable range of potentially feasible alternatives to the proposed
project that would eliminate or substantially lessen any significant environmental effects; and (4) identify
any significant and unavoidable adverse impacts that cannot be mitigated or otherwise reduced.

1.2.3 PuUBLIC REVIEW

The information in this report is subject to review by the Town, responsible and interested agencies, as
well as the public for a period of 45 days. The EIR and all materials described as references in the topical
sections of the EIR are available for public review at the following locations: Town of Los Gatos
Community Development and Clerk Departments, 110 East Main Street, Los Gatos; Town of Los Gatos
Library, 100 Villa Avenue, Los Gatos; and on the Town’s website: www.losgatosca.gov/100prospectEIR.

Publication of this Draft EIR marks the beginning of the public review period, during which written
comments will be received by the Town of Los Gatos at the following addresses:
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CHAPTER 1 INTRODUCTION

Ms. Suzanne Avila

Town of Los Gatos

Community Development Department
110 E. Main Street

Los Gatos, CA 95030

OR

SAvila@losgatosca.gov

During the 45-day review period, persons are encouraged to comment on the contents of the Draft EIR,
either during the Planning Commission public hearing if applicable or in writing to the Los Gatos
Community Development Department.

1.2.4 FINAL EIR CERTIFICATION AND ACTION ON THE PROJECT

Following the close of the 45-day review period, relevant written and oral comments received on the
Draft EIR will be responded to in writing in a Comments and Responses document. The Comments and
Responses document, together with the Draft EIR, will constitute the Final EIR. After circulation of the
Final EIR, the Planning Commission and Town Council will hold public hearings on the Final EIR to
consider EIR certification.

The decision-making bodies of the Town are required to consider the information in this EIR, along with
any other relevant information, in making their decisions about the proposed project. Although the EIR
does not determine the ultimate decision that will be made regarding approval and implementation of the
proposed project, CEQA requires the Planning Commission and Town Council to consider the
information in the EIR, and, if they choose to approve the project, to make findings regarding each
significant effect identified in the EIR. Under CEQA, a lead agency’s decision-making process includes
more than one step. The first step is to consider whether to “certify” the Final EIR for a proposed project.
Notably, “certification” does not, by itself, indicate that decision-makers are intending to approve the
project. Rather, although certification is a necessary precondition to project approval, it is possible for a
decision-making body to certify a final EIR and then deny a project.

Certification of a final EIR is a three-part finding: first, that the “final EIR has been completed in
compliance with CEQA”; second that the “final EIR was presented to the decision-making body of the
lead agency and that the decision-making body reviewed and considered the information contained in the
final EIR”; and third, that the “final EIR reflects the lead agency’s independent judgment and analysis.”
(CEQA Guidelines Section 15090)

After certifying a Final EIR, lead agency decision-makers are in a position to approve a project, if they so
choose. In doing so, as described in CEQA and the CEQA Guidelines, they will be subject to the statutory
duty to avoid or substantially lessen significant environmental effects, where feasible. This duty is
effectuated through the adoption of statutorily-mandated findings adopted as part of the actions approving
the project. These findings must address how agency decision-makers have dealt with each of the
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CHAPTER 1 INTRODUCTION

significant effects of a proposed project. Possible findings are: (1) that the agency has adopted mitigation
measures or alternatives to avoid or substantially lessen the significant effects; (2) that the effects can be,
or have been, mitigated by other public agencies, which should adopt, or have adopted, measures to
address the effects; or (3) that proposed mitigation measures or alternatives are infeasible. Even after
imposing all feasible means of avoiding or substantially lessening such effects, however, a public agency
may still approve a project with unmitigated significant effects, provided that the agency decision-makers
issue a “Statement of Overriding Considerations” that identifies what decision-makers believe to be the
project’s economic, social, technological, legal, and other benefits, including any regional or statewide
benefits, that render the unmitigated effects “acceptable.”

1.2.5 MITIGATION MONITORING AND REPORTING

In January 1989, California enacted Assembly Bill (AB) 3180, which requires lead agencies to “adopt a
reporting and mitigation monitoring program for the changes to the project which it has adopted or made
a condition of project approval in order to mitigate or avoid significant effects on the environment.”
Accordingly, Public Resources Code (PRC) Section 21081.6 requires that agencies adopt a Mitigation
Monitoring and Reporting Program (MMRP) for any project for which it had made findings pursuant to
PRC Section 21081, and the MMRP will be prepared in conjunction with the Final EIR. The MMRP will
provide a list of all proposed project mitigation measures, define the parties responsible for
implementation and review/approval, and identify the timing for implementation of each control measure.
Any measures adopted by the Town as conditions for approval to mitigate environmental impacts of the
project will be included in the MMRP to verify compliance. The MMRP must be adopted as part of the
action adopting the Findings described in Section 1.2.4 above.

1.3 EIR ORGANIZATION

Pursuant to CEQA Guidelines, Section 15120(c), this EIR contains the information and analysis required
by Sections 15122 through 15131. The Draft EIR has been organized into the following sections:

Chapter 1, Introduction. The introduction describes the purpose of the EIR, the CEQA review and
certification process, and organization of the EIR.

Chapter 2, Summary. This chapter summarizes the project description, significant environmental
impacts that would result from project implementation, and mitigation measures proposed as part of the
project or recommended by the EIR to reduce or eliminate impacts.

Chapter 3, Project Description. This chapter describes the project location and project sponsor’s and
Town’s objectives, as well as providing a detailed project description.

Chapter 4, Environmental Setting, Potential Impacts, and Mitigation Measures. This chapter
describes existing conditions in the vicinity of the project site, discusses project consistency with local
plans and policies relevant to the environmental topics included in this chapter, identifies the
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CHAPTER 1 INTRODUCTION

environmental impacts associated with project implementation, and presents mitigation measures for the
significant and potentially significant impacts in this Draft EIR. References are included at the end of
each section.

Chapter 5, Other CEQA Considerations. This chapter discusses several issues required by CEQA,
including significant unavoidable impacts, growth-inducing impacts, cumulative impacts, and alternatives
to the project.

Chapter 6, Lead Agency and Consultants. This chapter identifies the lead agency and includes a list of
EIR preparers and their responsibilities.

Appendices. The appendices provide relevant reference material and data that support discussions in the
EIR.

1.4 REFERENCE DOCUMENTS

This EIR relies on information from the documents listed below. The relevant portions of these
documents have been briefly summarized in the appropriate sections of this EIR, along with a description
of how the public may obtain and review these documents.

Documents referenced in this EIR include:

=  Town of Los Gatos 2020 General Plan (September 2012), available online at
http://www.losgatosca.gov/index.aspx ?NID=27)

= Town of Los Gatos 2020 General Plan Final Environmental Impact Report (available online at
http://www.lggeneralplanupdate.org/content/los-gatos-final-environmental-impact-report-final-
eir)

= Los Gatos Town Codes (available online at http://www.town.los-gatos.ca.us/index.aspx ?NID=25)

= Los Gatos Sustainability Plan (available online at http://www.town.los-
gatos.ca.us/index.aspx ?NID=1860)

= Hillside Development Standards and Guidelines (January 2004), available online at
http://www.losgatosca.gov/index.aspx?NID=1117

= Hillside Specific Plan (August 1978), available online at http://www.town.los-
gatos.ca.us/index.aspx’NID=1146

In addition to being available online, the documents that are incorporated by reference are available for
review during counter hours from 8:00 a.m. to 1:00 p.m., Monday through Friday, at the Los Gatos
Community Development Department at 110 East Main Street.
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CHAPTER 2 SUMMARY

2.1 PROJECT DESCRIPTION

The 10.3-acre project site is currently developed with approximately 85,000 square feet (s.f.) of building
space, eight parking lots, driveways, paved paths, unpaved service roads, and various landscaped areas.
The Sisters of the Holy Names of Jesus and Mary (the “Sisters”) currently own the project site. The
existing facility operates under a Conditional Use Permit that allows for a wide range of institutional uses
including housing, care facilities, educational uses, retreats, recreational activities, religious services,
celebrations, common dining facilities, and other religious and community activities. The campus can
accommodate 140 Sisters and includes an on-site Care Center and residential living units as well as
administrative offices and common dining area, recreational facilities, educational facilities, a chapel,
spiritual gathering spaces, and retreat facilities. Today, the campus is underutilized, with 66 Sisters living
on campus. The Sisters’ convent facility has been and continues to be the primary housing, retirement
residence, and care facility for aging Sisters throughout California.

The convent operates 365 days per year, 24 hours per day, and requires continuous staffing, including
medical service providers and visiting physicians, and food and medical supply truck deliveries. On a
daily basis, 65 employees travel to and from the campus in three separate shifts to care for the Sisters. The
convent is also used as a full service retreat and meeting facility for the Sisters and other organizations,
and can accommodate over 150 people, in addition to residents of the site, at any given time. In 2012, the
Sisters held retreats, including religious services, on campus during more than 40 weeks, hosting a wide
range of religious and other community organizations.

The project applicant, the Sisters, request approval of a proposed Vesting Tentative Tract Map
application, which would allow for the eventual demolition of existing facilities on the 10.3-acre site and
development of 17 single-family homes and related infrastructure. In addition to the 17 residential lots,
public streets would be developed or improved for access to project lots. Of the 10.3-acre site, residential
lots would comprise approximately (95%) of the site, while roads would comprise the balance (5%).

2.2 SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION

Based on analysis of the proposed project, technical studies completed by the applicant’s consultants,
Town staff review, Town peer review consultant’s review, and environmental consultant review, the
project would not result in any significant environmental impacts that could not be mitigated to a less-
than-significant level with recommended mitigation measures. Assuming the applicant will implement all
mitigation measures recommended in this EIR and referenced technical studies (included in the EIR
appendix) and comply with the Town’s Conditions of Project Approval as specified, the environmental
review process under CEQA could have been fulfilled by preparing an Initial Study/Mitigated Negative
Declaration (IS/MND). While preparation of an IS/MND would be legally adequate, the applicant has
elected to complete an EIR for this project in order to provide additional information, ensure that all
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CHAPTER 2 SUMMARY

potential environmental impacts are thoroughly addressed and the project is evaluated for consistency
with goals and policies of the Town’s 2020 General Plan, Hillside Specific Plan, Los Gatos Sustainability
Plan, and Hillside Development Standards and Guidelines.

Chapter 4 of the Draft EIR presents a description of the existing environmental setting, an analysis of
environmental impacts resulting from development of the proposed project, and required or proposed
mitigation measures. These impacts and mitigation measures are summarized in Table 2-1. Impacts are
identified as either “Less Than Significant With Mitigation,” “Less Than Significant,” or “No Impact.” If
an impact is Less Than Significant With Mitigation, mitigation measures are identified to reduce the
potentially significant impact to less-than-significant levels. Within Chapter 5 of the Draft EIR, Table 5-1
addresses the extent to which alternatives to the proposed project would mitigate the potentially
significant effects found to be less than significant with mitigation associated with the proposed project.

Of the above impacts, those related to biological resources, noise, vibration, air quality, and cultural
resources would occur during the project’s demolition and construction phases only. Geotechnical
constraints would relate to individual home designs and water quality impacts would be addressed by
provision of on-site and/or off-site self-retaining treatment areas (pursuant to C.3 requirements). All of
these impacts could be reduced to a less-than-significant level with implementation of mitigation
measures included in this EIR. Construction-related mitigation measures specified in this EIR would
include implementation of protective measures for special-status species, use of noise and air pollutant
emissions controls on construction equipment, and archaeological monitoring during demolition.

Additional impacts identified in the EIR related to consistency with the Town’s Tree Protection
Ordinance, short-term increases in construction-related traffic on local roads, and cumulative impacts on
schools. These potential impacts would be mitigated by regulations or conditions of project approval.
Implementation of a Traffic and Safety Control Plan (required as a condition of project approval) and
mandatory conformance with the Town’s Tree Protection Ordinance (including implementation of tree
replacement/protection measures specified by the Town’s consulting arborist, which is also required as a
condition of project approval) would reduce traffic and Ordinance conflict impacts to less than
significant. Conformance with state regulations regarding schools (payment of fees pursuant to Section
65996(3)(h) of the California Government Code) would reduce this potentially cumulative contribution to
a cumulative impact to less than cumulatively considerable.

Project implementation would result in beneficial impacts related to water quality since there would be a
reduction in impervious surfaces and non-point source water quality protection measures (C.3), which do
not currently exist on-site would be installed as part of project development. Also, the project would
result in a reduction in traffic and population on the site, along with associated reductions in traffic-
related noise and air quality emissions as well as reductions in demand for public services and utilities
(including energy and related greenhouse gas emissions). In addition, the proposed residential use would
be more compatible with the surrounding neighborhood than the existing operations, which require
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CHAPTER 2 SUMMARY

TABLE 2-1

SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

Potential Impact Significance Mitigation Measure
Land Use
4.1-1: The project would not physically divide an Less Than Significant None Required

established community.

4.1-2: The project would not conflict with any Less Than Significant None Required
applicable land use plan, policy, or regulation of

an agency with jurisdiction over the project

adopted for the purpose of avoiding or mitigating

an environmental effect.

Aesthetics

4.2-1: The project would not substantially affect Less Than Significant None Required
scenic vistas.

4.2-2: The project would not substantially damage  Less Than Significant None Required
scenic resources, including, but not limited to,

trees, rock outcroppings, and historic buildings

within a state scenic highway.

4.2-3: The project would not substantially Less Than Significant None Required
degrade the visual character or quality of the site
and its surroundings.

4.2-4: The project would not create a new source Less Than Significant None Required
of substantial light or glare which would

adversely affect day or nighttime views in the

area.
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CHAPTER 2 SUMMARY

TABLE 2-1 (CONTINUED)

SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

Potential Impact Significance Mitigation Measure

Biological Resources
4.3-1: Project development could have a substantial Less Than Significant ~ 4.3-1, Protection of Nesting Special-status and Migratory Birds: In order

adverse effect, either directly or through habitat With Mitigation to avoid impacts to special-status and migratory bird species during project
modification, to nesting special-status and other implementation, the measures outlined below shall be implemented. With the
migratory birds identified as candidate, sensitive, or incorporation of the following measures, significant impacts on these species
special status species in local or regional plans, would be avoided.

policies, or regulations, or by the CDFW or a. The removal of trees and shrubs shall be minimized to the extent feasible.
USFWS.

b. If tree removal, pruning, grubbing and demolition activities are necessary,
such activities shall be conducted outside of the breeding season (i.e.,
September 1 through January 31) to avoid impacts to nesting birds to the
extent feasible.

c. If tree removal, pruning, grubbing and demolition activities are scheduled
to commence during the bird breeding season (i.e., February 1 through
August 31), a preconstruction nesting bird survey shall be conducted by a
qualified biologist. The survey shall be performed no more than two weeks
prior to the initiation of work. The preconstruction survey shall include the
grading footprint and up to a 250-foot buffer, where feasible, depending
on access and lines of sight. If no active nests of special-status or other
migratory birds are found, work may proceed without restriction and no
further measures are necessary. If ground disturbance is delayed more than
two weeks from the date of the preconstruction survey, the survey shall be
repeated, if determined necessary by the project biologist.

d. If active nests (i.e. nests with eggs or young birds present) of special-status
or migratory birds are detected, the project biologist shall designate non-
disturbance buffers at a distance sufficient to minimize disturbance based
on the nest location, topography, cover, species, and the type/duration of
potential disturbance. No work shall occur within the non-disturbance
buffers until the young have fledged, as determined by a qualified
biologist. Active nests of MBTA species identified should be protected by
a 50-foot radius exclusion zone. Active raptor or special-status species’
nests should be protected by a buffer with a radius of 200 feet. A
minimum 500-foot exclusion buffer should be established around active
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CHAPTER 2

SUMMARY

TABLE 2-1 (CONTINUED)

SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

Potential Impact

Significance

Mitigation Measure

white-tailed kite nests. If, despite the establishment of a non-disturbance
buffer it is determined that project activities are resulting in nest
disturbance, work shall cease immediately and the CDFW and the USFWS
Migratory Bird Permit Office shall be contacted for further guidance.

If project activities must occur within the non-disturbance buffer, a
qualified biologist shall monitor the nest(s) to document that take of the
nest (i.e., nest failure) is not likely to result. If it is determined that project
activities are resulting in significant nest disturbance, work shall cease
immediately and the CDFW and the USFWS Migratory Bird Permit
Office shall be contacted for further guidance.

4.3-2: Project development could have a substantial
adverse effect, either directly or through habitat
modification, to special-status bats, identified as
candidate, sensitive, or special status species in
local or regional plans, policies, or regulations, or
by the CDFW or USFWS.

Less Than Significant
With Mitigation

4.3-2, Protection of Roosting Bats: In order to avoid impacts to special-status
bat species during project implementation, the measures outlined below shall
be implemented. With the incorporation of the following measures, significant
impacts on these species would be avoided.

a.

b.

C.

Impacts to suitable roost sites shall be avoided or minimized to the greatest
extent feasible.

If feasible, tree removal, pruning, grubbing and demolition of structures
shall be conducted during the non-roosting season from September 1 to
October 31. Preconstruction surveys consisting of visual inspections of
trees and the exterior and interior of structures by a qualified bat biologist
shall be conducted no more than 30 days prior to the start of work. The
biologist will survey for evidence of previous roosting or occupation of bats
within suitable habitat. Suitable bat roosting habitat includes man-made
structures, snags, rotten stumps, mature trees with broken limbs, trees with
exfoliating bark, bole cavities or hollows, and dense foliage. If evidence of
bat roosting is not detected, work may proceed without restriction if within
30 days of the survey; if work is delayed beyond 30 days, the survey shall
be repeated. However, if evidence of roosting is observed during
preconstruction surveys, the bat biologist shall, if necessary, specify
protective measures as discussed below. Consultation with CDFW may be
required to determine appropriate protective measures.

If tree removal, pruning, grubbing and demolition of structures is scheduled

SISTERS OF THE HOLY NAMES PROJECT EIR
100 PROSPECT AVENUE

2-5

OCTOBER 2013



CHAPTER 2

SUMMARY

TABLE 2-1 (CONTINUED)

SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

Potential Impact

Significance

Mitigation Measure

to occur during the hibernation season (i.e., November 1 through March
31), a preconstruction survey shall be performed by a qualified bat
biologist. Emergence surveys are not effective at determining bat presence
(due to suppressed flight and forage activities) during this period.
Therefore, preconstruction surveys consisting of visual inspections of trees
and the exterior and interior of structures shall be conducted no more than
30 days prior to the start of work. Suitable bat roosting habitat includes
man-made structures, snags, rotten stumps, mature trees with broken limbs,
trees with exfoliating bark, bole cavities or hollows, and dense foliage. If
evidence of bat hibernation is not detected, work may proceed without
restriction if within 30 days of the survey; if work is delayed beyond 30
days, the survey shall be repeated.

If evidence of bat hibernation or roosting is detected, the bat biologist shall
specify protective measures shall be specified by the bat biologist. Potential
protective measures that may be recommended by a qualified bat biologist
include, but are not limited to establishing disturbance buffers around roosts
and passive exclusion measures. The passive exclusion measures or buffer
shall be determined by the type of bat observed, sensitivity of roost, type of
potential disturbance, etc. Each buffer zone shall remain in place until the
end of the hibernation season or until the bats leave on their own accord.
The bat biologist shall confirm that bats have been excluded from the tree or
building before work may commence.

If tree removal, pruning, grubbing, and demolition of structures will occur
during the maternity roosting period (i.e., April 1 through August 31), pre-
construction emergence surveys shall be performed during this period by a
qualified bat biologist. Suitable bat roost sites (e.g., large tree cavities,
outbuilding perches) should be surveyed by way of evening emergence
surveys and/or visual, internal and external inspections to determine
presence/absence of bat maternity roosts. If no roost sites are detected, work
may proceed without restriction if within 30 days of the survey; if work is
delayed beyond 30 days, the survey shall be repeated.

If a maternity roost of any special-status bat species is determined to be
present, as evidenced by the presence of roosting individuals or significant
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guano accumulations detected during the roost assessment or during pre-
construction surveys, demolition activities may not proceed and a qualified
bat biologist shall specify protective measures (as discussed above) in
conjunction with CDFW.

g. The eviction and relocation of a verified maternity roost for any special-
status bat species shall conform to the following requirements:

i. In consultation with CDFW, a qualified bat biologist shall design,
construct and monitor a species-specific replacement roost and success
criteria shall be established.

ii. Baseline data shall be measured at the existing maternity roost.
Baseline data that may be measured include, but are not limited to: size
and configuration of roost, temperature, humidity, and solar exposure.
These baseline data shall be used to inform the design of a species-
specific replacement roost.

iii. The replacement roost shall ideally be constructed on-site. If on-site
construction is not feasible, the roost shall be constructed on nearby
open space within suitable habitat.

iv. Demolition of the maternity roost shall not resume until the
replacement roost is constructed and sited.

v. Long-term monitoring of any replacement roost shall be coordinated
with CDFW. A successful replacement roost shall provide a similar
range of abiotic conditions as the replaced roost. Baseline data
collected from the roost to be replaced shall provide the range of
abiotic conditions for long-term monitoring and criteria for success. If
the success criteria are achieved corrective actions shall be outlined in
the annual reports. All CDFW-approved corrective actions shall be
implemented.

vi. If an active roost is present, but determined not to be a maternity roost,
the qualified bat biologist shall specify protective measures (as
discussed above) in consultation with CDFW.

4.3-3: Project development could have a substantial Less Than Significant ~ 4.3-3, Protection of San Francisco Dusky-footed Woodrat: In order to avoid
adverse effect, either directly or through habitat With Mitigation impacts to San Francisco dusky-footed woodrat during project implementation,
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modification, to the special-status species San the measures outlined below shall be implemented. With the incorporation of
Francisco dusky-footed woodrat. the following measures, significant impacts on these species would be avoided:

a. A qualified biologist shall perform a ground survey to locate and mark all
woodrat nests in the proposed construction area, including structures. The
survey shall be performed no less than 30 days prior to the initiation of
ground disturbances. The Contractor shall walk the site to assist in
determining which nests cannot be avoided. Nests to be avoided shall be
fenced off with orange construction fencing and their locations marked on
construction plans as being off limits to all activities.

b. Any woodrat nest that cannot be avoided shall be manually disassembled by
a qualified biologist, pending authorization from CDFW, to give any
resident woodrats the opportunity to disperse to adjoining undisturbed
habitat. Nest building materials shall be immediately removed off-site and
disposed of to prevent woodrats from reassembling nests on-site unless
otherwise directed by CDFW.

c. To ensure woodrats do not rebuild nests within the construction area, a
qualified biologist shall inspect the construction corridor no less than once
per week. If new nests appear, they shall be disassembled and the building
materials disposed of offsite. If there is a high degree of woodrat activity,
more frequent monitoring shall be performed, as warranted.

d. If a woodrat nest is discovered in structures during building demolition,
construction work that will affect the nest shall be halted. A qualified
biologist shall manually disassemble the nest, pending authorization from
CDFW, to give resident woodrats the opportunity to disperse to adjoining
undisturbed habitat. Nest materials shall be immediately removed off-site
and disposed of to prevent woodrats from reassembling nests in buildings
unless otherwise directed by CDFW. A qualified biologist shall survey the
structure where the nest was discovered to confirm absence of woodrats
dispersed from the dismantled nest. Halted demolition work shall continue
when the qualified biologist has confirmed dispersal of woodrats from the
structure to be demolished.
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4.3-4: Project development would not substantially
reduce the habitat of any wildlife species, cause any
wildlife populations to drop below self-sustaining
levels, threaten to eliminate a plant or animal
community or substantially reduce the number or
restrict the range of rare or endangered plant or
animal species through the loss or fragmentation of
habitats.

Less Than Significant

None Required

4.3-5: Project implementation would not impact oak
woodland habitat, a sensitive natural community
identified in the General Plan.

Less Than Significant

None Required

4.3-6: Project implementation would result in the
removal of or adverse impacts on as many as 103
Protected trees on the project site, but would not
conflict with any local policies or ordinances
protecting biological resources, such as a tree
preservation policy or ordinance.

Less Than Significant

None Required

4.3-7: Project development would not result in a
substantial reduction of habitat for fish or wildlife
species.

Less Than Significant

None Required

4.3-8: Project development would not substantially
interfere with the movement of any native resident
or migratory wildlife corridors or impede the use of
native wildlife nursery sites.

Less Than Significant

None Required

Geology and Soils

4.4-1: The proposed project could result in exposure
of people and structures to potential adverse effects,
including risk of loss, injury, or death involving
strong ground shaking or landslides.

Less Than Significant
With Mitigation

4.4-1, Design-Level Geotechnical Investigation: The Town shall require
the applicant for each lot or each phase of a group of lots to submit a
geotechnical report to the Town of Los Gatos for review and approval a
design-level geotechnical investigation, once detailed lot and home designs
are available prior to issuance of grading and building permit(s). The
investigation(s) shall determine the surface and subsurface soil conditions at
the site and assess the potential for ground shaking, slope stability under static
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and seismic conditions, expansive soil, estimate of settlement, lateral
movement and related effects. The investigation(s) shall address all soils
engineering constraints and specify criteria and standards in accordance with
the current California Building Code (CBC) for site grading, excavation, on-
site utility trenching, drainage, pavement design, retaining wall design,

erosion control, seismic design, and foundation design.

For proposed Lots 3-8 and 4-17, which extend to the top of the moderate to
steep slopes along the western property boundary, the investigation(s) shall
include subsurface exploration and a slope stability analysis to evaluate the
potential for static and seismic slope instability, along with any necessary
mitigation to prevent slope instability. For lots with fill materials, the design-
level geotechnical investigation(s) shall assess the potential for fills to become
unstable and shall include recommendations for stabilization. The applicant for
each lot or group of lots shall incorporate all recommendations of the design-
level geotechnical investigation(s) into the each home design and implement
appropriate construction methods on each lot in order to minimize the potential
impacts resulting from regional seismic activity, estimate of settlement, lateral
movements, slope conditions, and subsurface soil conditions on the site. A
geotechnical expert shall be present during construction activities to observe
earthwork and foundation construction, and shall conduct any necessary testing
to confirm compliance with the recommendations of the design-level
geotechnical investigation(s).

4.4-2: The proposed project could result in
substantial erosion, but could result in loss of
topsoil.

Less Than Significant
With Mitigation

4.4-2, Top Soil Salvage: The Town shall require the developers of individual
lots to ensure that topsoil, if present, is salvaged during grading. The topsoil
shall be stockpiled separately from subsoils, and the stockpiles shall be
protected from erosion (e.g., by covering or watering). Once construction is
completed, the stockpiled topsoil shall be reused for site restoration in open or
garden areas of the lot.

4.4-3: The proposed project could cause a geologic
unit to become unstable as a result of the project,
and potentially result in on- or off-site landslide,
lateral spreading, subsidence, liquefaction, or
collapse.

Less Than Significant
With Mitigation

4.4-3: Mitigation Measure 4.4-1, Design-Level Geotechnical Investigation.
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4.4-4: The proposed project would be located on Less Than Significant ~ 4.4-3: Mitigation Measure 4.4-1, Design-Level Geotechnical Investigation.
expansive soil as defined in Table 18-1-B of the With Mitigation

Uniform Building Code and could create a risk to
life and/or property.

Hydrology and Water Quality

4.5-1: The proposed project would not violate water ~ Less Than Significant None Required
quality standards or waste discharge requirements or
otherwise substantially degrade water quality.

4.5-2: The proposed project would not substantially Less Than Significant None Required
deplete groundwater supplies or interfere

substantially with groundwater recharge such that

there would be a net deficit in aquifer volume or a

lowering of the local groundwater table level.

4.5-3: Project implementation would not No Impact None Required
substantially alter the existing drainage pattern of

the site or area by altering the course of a stream or

incrementally increasing surface runoff from

impervious surfaces in such a manner that could

result in substantial erosion, siltation, or flooding

on- or off-site.

4.5-4: Project implementation would not create or Less Than Significant None Required
contribute runoff water that would exceed the

capacity of existing or planned stormwater drainage

systems or introduce new sources of polluted runoff.

Transportation and Traffic

4.6-1: The project would not conflict with an Less Than Significant None Required
applicable plan, ordinance or policy establishing

measures of effectiveness for the performance of the

circulation system, taking into account all modes of

transportation including mass transit and non-

motorized travel and relevant components of the

circulation system, including but not limited to
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intersections, streets, highways and freeways,
pedestrian and bicycle paths, and mass transit.

4.6-2: The project would not conflict with the Santa ~ Less Than Significant None Required
Clara County Congestion Management Program.

4.6-3: The project would not substantially increase Less Than Significant None Required
hazards due to a design feature or incompatible

uses.

4.6-4: The project would not result in inadequate Less Than Significant None Required
emergency access.

4.6-5: The project would not conflict with adopted Less Than Significant None Required

policies, plans, or programs regarding public transit,
bicycle, or pedestrian facilities, or otherwise

decrease the performance or safety of such facilities.

Noise

4.7-1: Project construction could cause a substantial
temporary or periodic increase in ambient noise
levels in the project vicinity above levels existing
without the project due to operation of heavy
equipment during construction.

Less Than Significant
With Mitigation

4.7-1, Administrative and Source Controls: Prior to Grading Permit
issuance, the project applicant shall demonstrate to the satisfaction of the
Town of Los Gatos Public Works Department that the project complies with
the following:

a. Pursuant to the Town of Los Gatos Municipal Code Section 16.20.035,
construction activities (including operation of haul and delivery trucks)
shall occur between the hours of 8:00 a.m. and 8:00 p.m. on weekdays
and 9:00 a.m. and 7:00 p.m. on weekends and holidays. Additionally,
pursuant to Municipal Code Section 16.20.035(2) the Contractor shall
demonstrate, to the satisfaction of the Town of Los Gatos Public Works
Department, that construction noise shall not exceed 85 dBA outside of
the property line. This shall be accomplished through the use of properly
maintained mufflers and other state-required noise attenuation devices.

b. The contractor shall prepare a detailed construction plan identifying the
schedule for major noise-generating construction activities. The
construction plan shall identify a procedure for coordination with
adjacent residents so that construction activities can be scheduled to
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minimize noise disturbance. The plan shall also specify timing of notices
to be mailed and posting of signs (i.e., mailing notices at least 15 days
prior to commencement of construction of each phase, regarding the
construction schedule of the proposed project, posting a sign, legible at a
distance of 50 feet shall also be posted at the project construction site).
All notices and signs shall be reviewed and approved by the Town of Los
Gatos Public Works Department prior to mailing or posting and shall
indicate the dates and duration of construction activities, as well as
provide a contact name for the contractor’s Noise Disturbance
Coordinator and a telephone number where residents can contact that
person about the construction process and register complaints.

The Contractor shall provide, to the satisfaction of the Town of Los
Gatos Public Works Department, a qualified “Noise Disturbance
Coordinator.” The Disturbance Coordinator shall be responsible for
responding to any local complaints about construction noise. When a
complaint is received, the Disturbance Coordinator shall notify the Town
within 24-hours of the complaint and determine the cause of the noise
complaint (e.g., starting too early, bad muffler, etc.) and shall implement
reasonable measures to resolve the complaint, as deemed acceptable by
the Public Works Department.

During construction, stationary construction equipment (e.g., concrete
crusher, compressors, generators) shall be located as far as possible from
adjacent residential receptors and equipment exhaust vents shall directed
away from the closest residential receptors. In particular, the concrete
crusher shall be placed west of the Siena Building or at a location where
maximum shielding by buildings, material stockpiles, and topography can
be provided and distance from all surrounding residences is maximized.
All internal combustion engine driven equipment shall be equipped with
intake and exhaust mufflers that are in good condition and appropriate for
the equipment.

“Quiet” air compressors, generators, and other stationary sources shall be
utilized where technology exists.

Equipment used for project construction should be hydraulically or
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electrical powered impact tools (e.g., jackhammers, pavement breakers,
and rock drills) wherever possible to avoid noise associated with
compressed air exhaust from pneumatically-powered tools. However,
where use of pneumatically powered tools is unavoidable, an exhaust
muffler on the compressed air exhaust should be used; this muffler can
lower noise levels from the exhaust by up to about 10 dBA. External
jackets on the tools themselves should be used where feasible, and this
could achieve a reduction of 5 dBA. In addition, quieter procedures
should be used such as drilling rather than impact equipment whenever
feasible.

h. At the property boundary with the adjacent residence at 88 Prospect
Avenue, the contractor shall work directly with this resident (the closest
residence to the site) to reduce construction-related noise impacts to the
maximum extent feasible to ensure the 85-dBA ordinance limit is not
exceeded. Implementation measures could include: providing noise
attenuation such as solid wood fencing along the property boundary if
feasible and acceptable to this resident; using smaller types of equipment
during demolition of the tennis court; minimizing use of noisier types of
heavy equipment (i.e. jackhammers, pavement breakers, rock drills) in
proximity to this residence by immediately moving larger pieces of
concrete to a location farther from this residence and other nearby
residences).

4.7-2: Project construction could expose people to
or generate excessive groundborne vibration at
adjacent residences during construction.

Less Than Significant
With Mitigation

4.7-2, Vibration Limits: To prevent cosmetic damage at adjacent residences,
the project contractor shall not use any equipment that generates vibration
levels that exceed 0.5 in/sec PPV, the cosmetic damage threshold for transient
vibration, when measured at the closest adjacent residential structures.

4.7-3: Occupation of proposed residences would
not result in a substantial permanent increase in
ambient noise levels in the project site vicinity or
along local roadways, above levels existing without
the project, including noise from existing convent-
related activities already on-site.

Less Than Significant

None Required
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4.7-4: The project could expose people to or Less Than Significant  4.7-4, Noise Attenuation Measures: The following noise attenuation
generate noise levels in excess of standards With Mitigation measures shall be incorporated into future home designs on proposed Lots 14-

established in the local general plan, noise
ordinance, or applicable standards of other agencies.

17 in order to maintain acceptable exterior and interior noise levels at future
residences:

a.  When designing individual home plans for proposed Lots 14-17, noise-
sensitive outdoor use areas shall be located away from the SR 17 freeway
or noise-sensitive outdoor spaces shall be buffered from freeway noise
with buildings, structures, solid fencing, berms or other attenuation
measures. The specific noise attenuation measure(s) shall be determined
and incorporated into the proposed home design during the Architecture
& Site review process, to the satisfaction of the Town that the measures
meet the Town goal.

b. Provide a suitable form of forced-air mechanical ventilation, as
determined by the local building official, for residences located on Lots
14-17, so that windows could be kept closed at the occupant’s discretion
to control interior noise. The specific type of forced-air mechanical
ventilation system shall be incorporated into future home designs during
Architecture & Site review process, to the satisfaction of the Town that
the measure meets the Town goal.

Air Quality
4.8-1: Project-related criteria pollutant emissions

would not conflict with or obstruct implementation
of the applicable Air Quality Plan.

Less Than Significant

None Required

4.8-2: Project construction could violate an air
quality standard or contribute substantially to an
existing or projected air quality violation.

Less Than Significant
With Mitigation

4.8-2, BAAQMD Basic Construction Mitigation Measures: Prior to
issuance of any Grading or Demolition Permit, the Town Engineer and the
Chief Building Official shall confirm that the Grading Plan, Building Plans,
and specifications stipulate that the following basic construction measures be
implemented as specified in the BAAQMD Guidelines during all project
construction (including individual lot development):

a. All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded
areas, and unpaved access roads) shall be watered two times per day.
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All haul trucks transporting soil, sand, or other loose material off-site shall
be covered.
All visible mud or dirt track-out onto adjacent public roads shall be

removed using wet power vacuum street sweepers at least once per day.
The use of dry power sweeping is prohibited.

d. All vehicle speeds on unpaved roads shall be limited to 15 mph.
e. All roadways, driveways, and sidewalks to be paved shall be completed as

soon as possible. Building pads shall be laid as soon as possible after
grading unless seeding or soil binders are used.

Idling times shall be minimized either by shutting equipment off when not
in use or reducing the maximum idling time to two minutes. Clear signage
shall be provided for construction workers at all access points.

All construction equipment shall be maintained and properly tuned in
accordance with manufacturer’s specifications. All equipment shall be
checked by a certified mechanic and determined to be running in proper
condition prior to operation.

Post a publicly visible sign with the telephone number and person to
contact at the Town regarding dust complaints. This person shall respond
and take corrective action within 48 hours. The BAAQMD’s phone
number shall also be visible to ensure compliance with applicable
regulations.

4.8-3: Project operations would not violate any air
quality standard or contribute substantially to an
existing or projected air quality violation.

Less Than Significant

None Required

4.8-4: Project implementation could expose
sensitive receptors to substantial pollutant
concentrations.

Less Than Significant
With Mitigation

4.8-4: Emission Reduction Measures. Use of Tier 4 engines for all
compressors and all diesel-fueled equipment used during the building
construction phases to minimize emissions. Such equipment selection would
include any combination of the following measures as the Town determines
to be necessary to decrease cancer risks below the threshold of 10 excess
cancer cases in one million for infants:

a. Diesel-powered compressors and all diesel-fueled equipment used during
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building construction shall meet U.S. EPA particulate matter emissions
standards for Tier 4 engines or equivalent;

b. Use alternative-powered equipment (e.g., LPG-powered forklifts);
c. Use alternative fuels (e.g., biofuels), added exhaust devices, and/or

d. Minimize the number of hours that equipment will operate including the
use of idling restrictions.

4.8-5: Project implementation would not create Less Than Significant None Required
objectionable odors affecting a substantial number

of people because they would be temporary and

would not affect a substantial number of people.

Greenhouse Gases

4.9-1: The project would not generate greenhouse Less Than Significant None Required
gas emissions, either directly or indirectly, that

would not have a significant impact on the

environment.

4.9-2: The project would not conflict with an Less Than Significant None Required
applicable plan, policy, or regulation of an agency
adopted for the purpose of reducing greenhouse gas

emissions.

Hazards and Hazardous Materials

4.10-1: The proposed project could result in a Less Than Significant ~ 4.10-1, Implement Buyer Education Program for Household Hazardous

significant hazard to the public or the environment With Mitigation Waste: The project sponsor, working with the Town of Los Gatos and

through the routine use and disposal of household County of Santa Clara Household Hazardous Waste program, shall

hazardous wastes. implement a Buyer Education Program for Household Hazardous Waste,
developing materials to educate buyers about the identification of household
hazardous wastes, environmental hazards associated with mishandling of the
wastes, appropriate disposal methods, and how to make an appointment for
disposal. At a minimum, the educational materials shall include a list of
example household hazardous wastes, discuss the environmental impacts of
improper disposal, explain how to make an appointment for disposal, and list
safer and less toxic alternatives to hazardous products commonly used. The
educational materials shall be provided to the buyer at the time of purchase.
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4.10-2: The project could create a hazard to the Less Than Significant  4.10-2, Hazardous Building Materials Surveys and Abatement: Prior to
public or the environment through reasonably With Mitigation demolition of each building, the project applicant shall ensure that a hazardous

foreseeable upset and accident conditions involving
the release of hazardous materials to the
environment during building demolition.

building materials survey is completed by a Registered Environmental
Assessor or a registered engineer for the building exteriors, roof, and any
interior areas that were inaccessible during the previous limited survey. Any
friable asbestos-containing materials or lead-containing materials identified by
the previous survey or any surveys conducted in accordance with this
mitigation measure shall be abated using practices such as containment and/or
removal prior to demolition, and the abatement shall be implemented in
accordance with applicable laws. Specifically, asbestos abatement shall be
conducted in accordance with Section 19827.5 of the California Health and
Safety Code, as implemented by the BAAQMD, and 8 CCR Section 1529 and
Sections 341.6 through 341.14, as implemented by Cal/OSHA. Lead-based
paint abatement shall be conducted in accordance with Cal/lOSHA’s Lead in
Construction Standard.

Any PCB-containing equipment, fluorescent light tubes containing mercury
vapors, and fluorescent light ballasts containing DEHP shall also be removed
and legally disposed of in accordance with applicable laws including 22 CCR
Section 66261.24 for PCBs, 22 CCR Section 66273.8 for fluorescent lamp
tubes, and 22 CCR Division 4.5, Chapter 11 for DEHP.

4.10-3: The project could create a hazard to the
public or the environment through reasonably
foreseeable upset or accident conditions involving
the release of hazardous materials into the
environment during soil excavation and subsequent
site use.

Less Than Significant
With Mitigation

Mitigation Measure 4.10-3, Corrective Action: The following measures
shall be required to reduce public health risks related to removal and disposal
of hazardous materials to a less-than-significant level. The oversight agency
review may amend these measures as applicable.

a. Prior to any soil disturbance activities or building demolition at the site,
the project applicant shall participate in the Voluntary Cleanup Program
(VCP) administered by the Santa Clara County Department of
Environmental Health for technical oversight of any remedial action to
address contaminants in the soil, unless referred to an alternate agency.
Oversight includes all aspects of the site investigation and remedial action,
determination of the adequacy of the site investigation and remediation
activities at the site, and determination of the need for confirmation soil
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TABLE 2-1 (CONTINUED)
SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

Potential Impact

Significance Mitigation Measure

sampling once contaminated soil is excavated.

b. Prior to sale of individual lots, the applicant shall submit a “no further
action” letter from the oversight agency or comparable closure document
that demonstrates the site has been released as clean or a mitigation plan
has been approved and implemented.

c. The project applicant shall require the construction contractor(s) to
implement a Soil Management Plan (SMP) prepared by the project
applicant’s environmental consultant and approved by the overseeing
regulatory agency. The SMP shall include a plan for disposal of excess
soil produced during construction activities, including on-site management
of excavated soil, the disposal methods for soil, potential disposal sites,
and requirements for written documentation that the disposal site will
accept the excess soil. If appropriate, excess soil may be disposed of on-
site, under foundations or in other locations in accordance with applicable
hazardous waste classifications and disposal regulations, if approved by
the regulatory oversight agency. The contractor shall be required to submit
the SMP to the project applicant for acceptance prior to implementation.
Prior to or during construction, excess soil from construction activities
shall be sampled to determine the appropriate disposal requirements in
accordance with applicable hazardous waste classification and disposal
regulations. The project applicant shall also submit the SMP to the County
of Santa Clara Department of Environmental Health a minimum of 30
days prior to the planned start of construction,

d. The project applicant shall require the construction contractor to prepare
and implement a site safety plan identifying the chemicals present,
potential health and safety hazards, monitoring to be performed during site
activities, soils-handling methods required to minimize the potential for
exposure to harmful levels of the chemicals identified in the soil,
appropriate personnel protective equipment, and emergency response
procedures.

e. The project applicant shall require the construction contractor(s) to have a
contingency plan for sampling and analysis of potential hazardous
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SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

Potential Impact

Significance

Mitigation Measure

materials and for coordination with the appropriate regulatory agencies, in
the event that previously unidentified hazardous materials are encountered
during construction. If any hazardous materials are identified, the
contractor(s) shall be required to modify their health and safety plan to
include the new data, conduct sampling to assess the chemicals present,
and identify appropriate disposal methods. Evidence of potential
contamination includes soil discoloration, suspicious odors, the presence
of USTs, or the presence of buried building materials.

4.10-4: The project would not to expose people or
structures to a significant risk of loss, injury or
death involving wildland fires, including where
wildlands are adjacent to urbanized areas or where
residences are intermixed with wildlands.

Less Than Significant

None Required

Cultural Resources

4.11-1: Project implementation would not affect any
historical resource as defined in CEQA Guidelines
Section 15064.5.

No Impact

None Required

4.11-2: Demolition and construction activities on
the project site could cause a substantial adverse
change in the significance of unknown subsurface
archaeological resources including disturbance of
human remains.

Less Than Significant
With Mitigation

4.11-2a, Archaeological Monitor: An archaeologist experienced with
historic-era archaeological deposits and late 19th to early 20th century
material culture and human remains shall be present during building
demolition of designated areas (refer to confidential Map 1 of Holman study,
which is on file at the Los Gatos Community Development Department) to
monitor for any historic-period buried features, such as artifact-filled wells,
privies, and pits associated with the earlier historical use of the property from
the late 19th and early 20th centuries.

Based on the monitor’s findings during demolition, the monitor shall review
specific development plans for roads and infrastructure and eventually for
future homes (during Architecture and Site review) and evaluate the need for
additional archaeological monitoring by a qualified historical archaeologist.
In the event cultural resources are discovered during removal of existing
buildings, parking lots and landscaping areas or during construction of
proposed improvements, a preliminary evaluation of the find should be
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TABLE 2-1 (CONTINUED)
SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

Potential Impact Significance Mitigation Measure

conducted by a qualified archaeologist with appropriate measures taken
commensurate with the type of cultural resource identified and the amount of
proposed impacts. A buffer zone, typically 100 feet in diameter, should be
established to protect the find until it can be evaluated, and the area should be
secured to prevent looting. A plan for the evaluation of the resource shall be
submitted to the Community Development Director for approval. Evaluation
normally takes the form of limited hand excavation and analysis of materials
and information removed to determine if the resource is eligible for inclusion
on the California Register of Historic Resources (CRHR). No
demolition/construction activity should continue in this area until the
qualified archaeologist has sufficiently documented and excavated the
discovery in the field, and has authorized continued demolition/construction.
4.11-2b, Identification of Eligible Resources. If an eligible resource (i.e., an
historical resource or a unique archaeological resource) is identified, a plan
for mitigation of impacts to the resource shall be submitted to the Community
Development Department for approval before any additional construction-
related earthmoving can occur inside the zone designated as archaeologically
sensitive. Whether the proposed plan is feasible shall be determined by the
Community Development Department after consideration of the viability of
avoidance in light of project design and logistics. In lieu of avoidance,
mitigation could include additional hand excavation to record and remove for
analysis archaeological materials, combined with additional archaeological
monitoring of soils inside the archaeologically sensitive zone.

Section 21083.2(f) specifies that unless special or unusual circumstances
warrant an exception, the field excavation phase of an approved mitigation
plan shall be completed within 90 days after the applicant receives the final
approval necessary to begin physical development of the project or, if a
phased project, in connection with the phased portion to which the specific
mitigation measures are applicable. The above listed mitigation measures can
be effectively performed in a manner that complies with Section 21083.2.

4.11-3: Demolition and construction activities on Less Than Significant ~ 4.11-3, Halt Construction and Evaluate Resource: Prior to the
the project site could directly or indirectly destroy a with Mitigation commencement of construction activities, the project applicant shall provide
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SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

Potential Impact

Significance

Mitigation Measure

unique paleontological resource or site or unique
geological feature.

for a qualified paleontologist to provide construction personnel with training
on procedures to be followed in the event that a fossil site or fossil occurrence
is encountered during construction. The training shall include instructions on
identification techniques and how to further avoid disturbing the fossils until a
paleontological specialist can assess the site. An informational package shall
be provided for construction personnel not present at the meeting.

In the event that a paleontological resource (fossilized invertebrate, vertebrate,
plan or micro-fossil) is found during construction, excavation within 50 feet of
the find shall be temporarily halted or diverted until the discovery is evaluated.
Upon discovery, the Community Development Director shall be notified
immediately and a qualified paleontologist shall be retained to document and
assess the discovery in accordance with Society of Vertebrate Paleontology’s
2010 Standard Procedures for the Assessment and Mitigation of Adverse
Impacts to Paleontological Resources, and determine procedures to be
followed before construction is allowed to resume at the location of the find. If
the Community Development Director determines that avoidance is not
feasible, the paleontologist will prepare an excavation plan for mitigating the
project’s impact on this resource, including preparation, identification,
cataloging, and curation of any salvaged specimens.

Public Services and Utilities

4.12-1: Redevelopment of the project site with new
single-family residential uses would require
continued fire protection services for future
residents, visitors, and property improvements, as
has been required for existing uses on the site; new
or physically altered governmental facilities would
not be required to provide adequate fire and
emergency medical protection services for the
proposed project.

Less Than Significant

None Required

4.12-2: The proposed residential use would require
police protection services for future residents,
visitors, and property improvements, as has been

Less Than Significant

None Required
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SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

Potential Impact Significance Mitigation Measure

required for existing uses on the site; the project
would not result in substantial adverse physical

impacts associated with the provision of new or
physically altered police facilities.

4.12-3: The proposed residential project would Less Than Significant None Required
generate new students, but would not contribute

substantially to the cumulative increase in demand

for educational services within the service area of

the Los Gatos Union School District and the Los

Gatos-Saratoga Union High School District and

would not result in substantial adverse impacts

associated with the provision of new or physically

altered facilities.

4.12-4: The proposed project would not Less Than Significant None Required
incrementally increase water demand within the

service area of the San Jose Water Company and

would not require or result in the construction of

new water facilities or expansion of existing

facilities; sufficient water supplies are available to

serve the project from existing entitlements and

resources.

4.12-5: The project site currently generates Less Than Significant None Required
wastewater flows requiring collection and treatment

by West Valley Sanitary District Facilities;

construction of the proposed residential use would

require continued wastewater services and District

facilities have adequate capacity to serve the

project’s projected demand in addition to the

provider’s existing commitments.

4.12-6: Demolition of structures on the project site Less Than Significant None Required
would generate extensive amounts of solid waste.
Development of proposed single-family residential
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Potential Impact

Significance

Mitigation Measure

use would result in the generation of solid wastes
requiring recycling and/or disposal at local landfill
sites, in compliance with federal, state, and local
statutes and regulations related to solid waste.

Recreation

4.13-1: Development of the proposed project would
not increase the use of neighborhood and regional
parks or other recreational facilities such that
substantial physical deterioration would occur or be
accelerated.

Less Than Significant

None Required

4.13-2: Development of the proposed project would
not include recreational facilities or require the
construction or expansion of recreational facilities
that might have an adverse physical effect on the
environment.

Less Than Significant

None Required

Energy

4.14-1: Demolition of existing buildings and
construction of the new residential uses would not
encourage activities that use fuel, water, or energy
in a wasteful, inefficient, or unnecessary manner.

Less Than Significant
With Mitigation

4.14-1: Mitigation Measure 4.8-2. BAAQMD Basic Construction Measures.

4.14-2: Operation of residences would not
encourage activities that use fuel, water, or energy
in a wasteful, inefficient, or unnecessary manner.

Less Than Significant

None Required
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continuous staffing for its year-round 24-hours per day, 7 days per week, commercially-oriented
operations and result in large numbers of visitors driving to the site for religious services , retreats, care
services and housing for the Sisters.

SIGNIFICANT UNAVOIDABLE ADVERSE IMPACTS

All significant and potentially significant impacts, if any exist, for the proposed project would be
mitigated to a less-than-significant level with implementation of mitigation measures included in this
EIR. There are no significant and unavoidable adverse impacts that would occur as the result of the
proposed project.

GROWTH-INDUCING IMPACTS

As required by Section 15126.2(d), an EIR must discuss ways in which a proposed project could foster
economic or population growth or the construction of additional housing, either directly or indirectly, in
the surrounding environment. The EIR must also discuss the characteristics of the project that could
encourage and facilitate other activities that could significantly affect the environment, either individually
or cumulatively. Growth can be induced in a number of ways, such as through the elimination of
obstacles to growth, through the stimulation of economic activity within the region, such as through
construction jobs, or through the establishment of policies or precedents that directly or indirectly
encourage additional growth.

With demolition of the existing convent facilities and development of 17 single-family residences, the
proposed project would not induce any new net growth in the local population. The Association of Bay
Area Governments (ABAG, 2009) estimates that Los Gatos’ population will increase to 30,000 by 2020
from its current population 28,810, an increase of 4 percent. This increase represents an annual growth
rate of approximately 0.41 percent, which is a decrease from the Town’s one percent growth rate during
the past three decades (Town of Los Gatos, 2010a). The proposed 17-unit project would replace 66
persons currently residing on the site with approximately 41 new residents, representing a 38% decrease
in population for the site. This reduction in population would represent a less-than-significant growth-
inducing impact to the Town’s population.

CUMULATIVE IMPACTS

CEQA Guidelines Section 15130 requires the analysis of cumulative impacts that may be associated with
the proposed project when they are potentially significant. According to CEQA Guidelines Section 15355,
“Cumulative impacts refer to two or more individual effects which, when considered together, are
considerable or which compound or increase other environmental impacts.” Project-specific impacts
which are considered individually minor may be significant when combined with the environmental
effects of other projects; significant cumulative impacts must be addressed, but not necessarily in “as
great detail” as the discussion of project-related impacts.
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The geographic scope and method of the cumulative analysis varies by resource area because the
influence of cumulative impacts varies by resource. The geographic scope of the cumulative air quality
analysis is regional (San Francisco Bay Area Air Basin), while the geographic scope of the cumulative
energy resources analysis is state wide and cumulative greenhouse gas analysis is both state-wide and
global. For analysis with large geographic scopes, the Plan Method is used. The cumulative impacts
related to aesthetics, biological resources, geology/soils, hydrology/water quality, traffic, noise and
vibration, hazards/hazardous materials, and cultural resources, are typically site-specific in nature and
depend on conditions within the site vicinity. For these topics, the List Method offers the appropriate
analysis method, but only those projects located in the project’s immediate vicinity are included. For the
evaluation of cumulative impacts on public services, utilities, and recreation, the geographic scopes vary
with each service agency’s service boundary, which is the Town of Los Gatos boundary in some cases,
and the Plan Method was used.

When compared to existing (baseline) Convent operations on the project site, project implementation
would result in a decrease in operational traffic and associated noise, air quality, and greenhouse gas
emissions. In addition, the proposed residential project would result in a reduction in population, which
also would result in a reduction in demand for all public services, utilities and service systems, and
recreational facilities (except schools, which were found to be able to accommodate the students that the
project would generate). Under the remaining resources topics such as biological resources and water
quality, the project’s contribution to cumulative impacts was determined to be less than cumulatively
considerable.

ALTERNATIVES

Based on review of the proposed project, technical studies completed by the applicant’s consultants,
Town staff review, and Town peer review consultant’s review, and environmental consultant review, the
project would not result in any significant environmental impacts that could not be mitigated to a less-
than-significant level with recommended mitigation measures.

This EIR considered four alternatives: (1) No Project Alternative, (2) Residential Care Facility
Alternative, (3) Reduced Density Alternative, and (4) Mitigated Project Alternative. The Residential Care
Facility Alternative was reviewed on a preliminary basis and then rejected when it was determined to be
infeasible because it would increase impacts on the surrounding neighborhood. The three remaining
alternatives were evaluated in Section 5.5 in detail and impacts associated with each of these alternatives
are compared to the impacts of the proposed project in Table 5-4. In summary, some the impacts under
these alternatives would be less than the proposed project while others would be greater, and all but one
of these alternatives would not meet some of key project objectives.

No Project Alternative. Under the No Project Alternative, the proposed project would not be developed
and the environmental impacts identified in this report (summarized above) would be avoided. This
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alternative would avoid the above short-term impacts related to proposed demolition and construction
activities. However, at the same time, the long-term beneficial impacts identified above would not occur.

The existing facility would continue to operate as it currently operates today (24 hours per day, 7 days per
week year-round). However, the Sisters have indicated that the existing facility is not sustainable because
the aging population of Sisters has required on-site facilities to be upgraded in order to provide adequate
healthcare and eldercare services. Therefore, it is reasonable to expect that continued operation of this
facility by the Sisters or at its current level is not likely to occur. If the Sisters were to relocate, as
proposed, to other assisted living and skilled nursing care facilities in the area and vacate on-site facilities,
the sale of the property with existing Conditional Use Permit would allow site facilities to continue to
operate in the same manner (as a retreat or residential facility), but for a new property owner (i.e. different
organization). Since the existing facility can accommodate up to 140 residents, but there are only 66
Sisters, any change in ownership or operator at this facility could result in an increase in the number of
residents when compared to today’s condition. While this increase in residents is allowed under the
existing Conditional Use Permit, it could increase traffic levels in the neighborhood (and associated noise
and air emissions increases) as well as increase demand for public services and utilities when compared to
existing (baseline) conditions. Even so, such increases and reductions would occur under this alternative,
these changes would be less than significant since they are allowed under the existing Conditional Use
Permit and part of the existing (baseline) condition.

With continued operation of existing facilities by the Sisters unlikely, most of the above-listed project
objectives would not be met. Under the No Project Alternative, the need for updated facilities would
continue to persist and interior remodeling by any operator, including the Sisters, would be required at a
minimum (which would not necessarily be subject to environmental review). There could also be a
requirement for additional facilities on-site. In addition, with continued pressure for more housing in the
region, it is likely that future proposals involving redevelopment of this project would be likely. With any
future redevelopment, adjacent residents would be subject to short-term traffic and noise increases
associated with any future remodeling work.

For these reasons, the No Project Alternative has the potential to result in greater environmental impacts
overall (when compared to existing conditions), than the proposed project, Reduced Density Alternative,
and Mitigated Project Alternative.

Reduced Density Alternative. The existing General Plan and Zoning Designation for the site would
allow for up to 21 single-family homes on the site. The project proposes 17 single-family lots. The
Reduced Density Alternative would result in the same proposed demolition activities and similar future
development of the project site except that one lot (#17) would be eliminated. Elimination of this lot
would result in the enlargement of adjacent and nearby Lots #14 through #16. Presumably larger houses
could be accommodated on these enlarged lots. This alternative would reduce short-term construction-
related noise and vibration impacts at the adjacent residence (88 Prospect Avenue), although it would not
avoid these impacts entirely because demolition of the existing tennis court, which is when construction
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equipment would operate in closest proximity to this existing residence, would still occur. All other
aspects of the Reduced Density Alternative would be the same as the proposed project.

This alternative would meet five of the seven principal project objectives related to development of a
residential project (#1 through #5 listed above), but a smaller project would not necessarily meet the last
two objective, which is to provide the maximum funding possible for future living and healthcare
expenses of the Sisters and to meet the Sisters’ moral and ethical obligations to one another. Financial
feasibility of this alternative is unknown.

Since this alternative would be essentially the same as the proposed project (except that three instead of
four lots would be developed at the north end of Prospect Avenue), most of the impacts under this
alternative would be the same as the proposed project and all mitigation measures required for the project
would also be required under this alternative. Adjacent residents would be subject to the same short-term
traffic, noise, vibration, and air quality impacts associated with demolition of existing facilities (including
demolition-related noise and vibration impacts at the adjacent residence at 88 Prospect Avenue). In
addition, the same potential construction-related impacts on special-status species as well as unknown
subsurface archaeological and paleontological resources would still occur under this alternative.

This alternative would slightly decrease impacts under the following topics that were determined to be
less than significant or mitigated to a less-than-significant level with mitigation measures specified in the
EIR: aesthetics, tree removal, and construction-related noise, vibration, air quality impacts (depending on
the proximity of the future home on enlarged Lot #16). The project’s beneficial impacts related trip
reductions would also be slightly greater with one less lot. However, the significance determination of
these impacts would not change under this alternative, mitigation measures specified in this EIR would
still be required under this alternative, and this alternative would not substantially reduce identified
impacts.

Mitigated Project Alternative. This alternative would consist of the proposed project, but with all
mitigation measures specified in this EIR incorporated into project plans. With inclusion of all specified
mitigation measures, all impacts under this alternative would be less than significant. Since all identified
impacts would be mitigated to less than significant, the impacts under this alternative would be less than
the proposed project, as indicated in Table 5-4. Incorporation of all mitigation measures would not change
the proposed project. Therefore, this alternative would meet all seven of the project objectives. Under this
alternative, all identified impacts under the project would be substantially reduced by specified mitigation
measures and therefore, all impacts would less than significant.

Environmentally Superior Alternative. An EIR is required to identify the Environmentally Superior
Alternative from a range of reasonable and feasible alternatives evaluated in the EIR [Section 15126.6 (e)
(2)]. If the Environmentally Superior Alternative is the “No Project” Alternative, the EIR shall also
identify an Environmentally Superior Alternative among the other alternatives. The Environmentally
Superior Alternative would be the alternative that results in fewer environmental impacts.
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Section 5.5, Alternatives, compares the impacts of these alternatives with the proposed project and a
tabular comparison summary is presented in Table 5-4. The No Project Alternative would avoid
demolition/construction-related impacts, but would have greater traffic and associated noise and air
quality impacts. The Residential Care Facility Alternative would result in greater impacts than the
proposed project. Of the two remaining alternatives, both would have fewer impacts than the proposed
project without mitigation. However, all of the mitigation measures specified in this EIR would have to
be required under the proposed project or the Reduced Density Alternative, while the Mitigated Project
Alternative already includes all of the EIR mitigation measures.

When compared to the proposed project, the Reduced Density Alternative could reduce the significant
short-term noise impact on the existing residence at 88 Prospect Avenue, and slightly reduce other already
less-than-significant impacts related to aesthetics and compliance with the Town’s Tree Protection
Ordinance. In addition, the beneficial traffic impacts and associated noise, air quality, and greenhouse gas
impacts under Reduced Density Alternative would be slightly greater. Although the proposed project
could reduce these impacts to less than significant with mitigation measures specified in this EIR or these
impacts were identified as less than significant in the EIR, the Reduced Density Alternative could be
considered to be the Environmentally Superior Alternative. However, this alternative would not meet two
of the principal project objectives (provide the maximum funding possible for Sisters’ housing and care to
enable the Sisters to meet their moral and ethical obligation to one another) and financial feasibility of
this alternative is unknown.

The deciding body has the authority to approve the proposed project over the Environmentally Superior
Alternative if the body finds that the mitigation measures recommended for the project will be adopted
and will reduce the potentially significant impacts to less-than-significant levels. As noted above, all
potentially significant impacts associated with the proposed project could be reduced to less than
significant with the adoption of recommended mitigation measures.

AREAS OF CONTROVERSY

Section 15123(b) of the CEQA Guidelines requires the EIR Summary to identify areas of controversy
known to the Lead Agency and issues to be resolved. The public noticing process was used to inform the
public and public agencies regarding the plans for the proposed residential development. A Notice of
Preparation (NOP) for the EIR was prepared and issued on June 10, 2013 and the 30-day comment period
extended from June 10, 2013 to July 10, 2013. Comment letters were received from the California
Department of Transportation (Caltrans) and Santa Clara Valley Transportation Agency (VTA). No other
comments, either from public agencies or the general public, were received concerning specific issues that
would need to be addressed in the EIR.

In response to the NOP, Caltrans initially requested the completion of a traffic impact study and an
evaluation of the project’s impact on state highway facilities. Additional comments by Caltrans related to
vehicle trip reduction and the need for an encroachment permit for any work that encroaches on State
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right-of-way (ROW), which is not applicable to this project. In response, the Town submitted a project
trip generation study to Caltrans, and Caltrans revised their comments, indicating a traffic impact study
was no longer required, recommending implementation of TDM measures wherever possible, and the
need for an encroachment permit for any work within the State ROW. No work within the State ROW is
proposed as part of this project or required for this project.

The Santa Clara Valley Transportation Agency had no comments. In response to the NOP, no other areas
of concern or controversy were identified.

ISSUES TO BE RESOLVED

This EIR addresses the impacts of the proposed project. Specific activities that were evaluated in this EIR
include proposed removal of existing on-site facilities and future road, infrastructure, and lot
development. Since the designs of future homes on individual lots are currently unknown, the impact
assessment in this EIR is based on the conceptual designs presented in Chapter 4 of this EIR (i.e.,
building footprints shown in Figure 3-4, the conceptual grading and drainage plan). When specific home
designs for individual lots become available in the future, these plans will be reviewed by the Town as
part of the Architecture and Site (A&S) review process. During the A&S review process, specific tree
removal, aesthetics, grading and other design-related issues will be determined and reviewed by the
Town.
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3.1 PROJECT LOCATION

The subject property is located at 100 Prospect Avenue, and is situated west of Reservoir Road and east
of College Avenue. The property is located at the northern terminus of Prospect Avenue. There are
several driveways along Prospect Avenue that provide access to various existing buildings located on the
subject property. Residential neighborhoods bound the property on all four sides (north, south, east, and
west). The project site’s location is indicated in Figure 3-1.

3.2 BACKGROUND

The Sisters of the Holy Names of Jesus and Mary in California began in 1868 when six Sisters from the
foundation house in Quebec, Canada arrived by ship and train in Oakland, CA. The Sisters established
their first convent and school on the shores of Lake Merritt. They established many schools in Oakland
and San Francisco, including Holy Names College in 1926 and Holy Names High School in 1931, which
both still operate in Oakland. The Sisters ultimately moved the convent from Oakland to Fremont during
World War I, and then purchased the subject property in 1945. The Los Gatos Convent opened in 1952.
There are 1,000 Sisters of the Holy Names worldwide, with 169 Sisters residing in California. The
Convent can accommodate up to 140 residents, but there are currently only 66 Sisters residing at the
Convent.

Since the Sisters’ arrival in Los Gatos more than 65 years ago, they have served and supported the
residents of Los Gatos and the region through their mission of education, social justice, contemplation,
and the arts. The Sisters have served as members, visitors, and residents of the Town through education,
retreats, celebrations, pastoral, and other activities at the convent and in the community. The Sisters
helped found St. Mary’s School in downtown Los Gatos in 1954 and have educated thousands of children
as both teachers and administrators. For nearly 30 years, the Sisters sponsored Casa Maria Montessori
School at the Los Gatos Convent, providing education for hundreds more children.

3.3 PROJECT OBJECTIVES

Section 15124(b) of the CEQA Guidelines requires that an EIR include “a statement of the objectives
sought by the proposed project. A clearly written statement of objectives will help the lead agency
develop a reasonable range of alternatives to evaluate in the EIR and will aid the decision makers in
preparing findings or a statement of overriding considerations, if necessary. The statement of objectives
should include the underlying purpose of the project.”

The Los Gatos Convent has been and continues to be the primary housing, retirement residence, and care
facility for aging Sisters from throughout California. The aging population of Sisters has required
facilities at Los Gatos Convent to be upgraded in order to provide adequate healthcare and eldercare
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services, which has changed and undergone technological advancements in recent years. Therefore, key

objectives of the project applicant, Sisters of the Holy Names of Jesus and Mary, are as follows:

1.

3.4
34.1

Create a residential subdivision that is consistent with the uses and scale of development in the
surrounding neighborhood.

Create a project that is consistent with the site’s General Plan designation of “Low Density
Residential” and the site’s Zoning Code designation of “R-1:20" (including zoning requirements
for lot size, set backs and street dimension standards) returning the site to its residential roots.

Allow construction of 17 single-family homes on the project site that are sized similar to those in
the surrounding area.

Redevelop the site, while maintaining its natural topography and landscaping (or enhancing
landscaping) to the extent feasible.

Create a project that does not substantially increase traffic in the surrounding residential
neighborhood.

Create a project that maximizes the funding available for current and future skilled care, assisted
living, home health and other medical care for all of the Sisters who are part of the State of
California, Sisters of the Holy Names of Jesus and Mary.

Create a project that enables the Sisters to acquire quality skilled and assisted living as part of
their moral and ethical responsibility to each other.
TECHNICAL PROJECT DESCRIPTION

EXISTING FACILITIES

The 10.3-acre project site is currently developed with approximately 85,000 square feet (s.f.) of building
space, eight parking lots, driveways, paved paths, unpaved service roads, and various landscaped areas.

The two largest buildings, Marian and Siena, are approximately 72,000 s.f. and consist of 100 bedrooms

for senior living, a chapel, dining facilities, retreat/conference facilities, and supporting facilities. There

are separate administrative offices and other outbuildings on the campus (Stone House, Cortona, Regional

Office, and Seraphine), totaling approximately 14,000 s.f. A breakdown of building sizes and heights on

the site are as follows:

Building Number Building Name Areal Extent Number of Stories

1 Marian Building 35,559 3

2 Siena Building 35,735 3
Sub-total 71,294

3 Stone House 812 1

4 Cortona Building 1,659 2

5 Seraphine Building 4,496 1

6 Regional Office 7,106 2
Total 85,367
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CHAPTER 3 PROJECT DESCRIPTION

The existing facility operates under a Use Permit that allows for a wide range of uses including housing,
care facilities, educational uses, retreats, recreational activities, Masses, celebrations, common dining
facilities and other religious and community activities. The campus can accommodate 140 Sisters
including the on-site Care Center and residential living units as well as administrative offices and
common dining, recreation, education, Chapel, spiritual gathering, and retreat facilities. Today, the
campus is underutilized, with 66 Sisters living on campus. The Los Gatos Convent has been and
continues to be the primary housing, retirement residence, and care facility for aging Sisters throughout
California.

The Convent operates 365 days per year, 24 hours per day, and seven days per week with staffing,
medical service providers and visiting physicians, food and medical supply truck deliveries. On a daily
basis, 65 employees travel to and from the campus in three separate shifts to care for the Sisters. The
Convent is also used as a full service retreat and meeting facility for the sisters and other organizations,
and can accommodate over 150 people at any given time. In 2012, the Sisters held retreats on campus
during more than 40 weeks, hosting a wide range of religious and other community organizations,
including daily Mass.

The Sisters also own the Villa Holy Names, a 1.5-acre non-contiguous property located at the north end
of Prospect Avenue. This property includes several homes that serve as residences for Sisters and for
retreats for their guests. Villa Holy Names will be retained by the Sisters and is not part of this project.

3.4.2 PROPOSED PROJECT

The project applicant, Sisters of the Holy Names of Jesus and Mary, is requesting approval of a proposed
Vesting Tentative Tract Map application, which would allow for the eventual removal of existing
facilities on the 10.3-acre site and development of 17 single-family homes and related infrastructure. In
addition to the 17 residential lots, public streets would be developed or improved for access to project
lots. Of the 10.3 acre site, residential lots would comprise approximately (95%) of the site, while roads
would comprise the balance (5%)

Demolition of Existing Facilities

The following existing facilities on the subject property are proposed to be demolished or removed: 11
structures, asphalt paving (68,600 s.f.), concrete (12,090 s.f.), stairs (930 s.f.), curb (1,080 s.f.), retaining
wall (1,645 s.f.), stone wall (1,520 s.f.), wood deck and pavilion, wood fence (1,100 s.f.), and 3 storm
drain inlets, sewer line (795 feet), gas line (973 feet), 1 gas meter, 1 backflow preventer, 1 fire hydrant, 1
water pump (inside structure), 1 water meter, 2 utility poles, and various on-site domestic utilities
(including water, sewer, storm drain lines, and appurtenances). In addition, existing sewer lines (317 feet)
and gas lines (96 feet) are proposed to be abandoned in place. Figure 3-2 indicates locations of proposed
demolition.
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DeMoOLITION PLAN FIGURE 3-2
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CHAPTER 3 PROJECT DESCRIPTION

Approximately 2,967 cubic yards of debris would be hauled off-site using 45-cubic yard haul trucks,
while an additional 2,000 cubic yards of soils would be off-hauled using 20-cubic yard trucks (Buccaneer,
2013). Some of the concrete debris would be crushed and temporarily stored on-site for use as base rock
for new roads, driveways, and/or building pads where appropriate. A total of 258 truckloads of demolition
debris (including wood, drywall, carpet, vinyl, ceramic, plaster, glass, metal, concrete, asphalt, and green
waste) and 100 truckloads of soil would be hauled off-site. A preliminary Traffic Control and Safety Plan
has been prepared by the applicant. The Final Plan will be subject to review and approval by the Town’s
Engineering Department and Police Department. The preliminary Plan includes the following:

= Haul trucks would be required to use on-/off-ramps on State Route (SR) 9 (Los Gatos Saratoga
Road) to access the SR 17 freeway, but could use the freeway ramps on Lark Avenue if
necessary. Haul trucks, however, would be prohibited at all times from using SR 17 freeway
ramps on Santa Cruz Avenue.

=  The truck access route to/from SR 17 would be SR 9, Los Gatos Boulevard, and Main Street.
From Main Street, inbound trucks will travel a short distance on College Avenue, then turn east
on Cleland Avenue, immediately south on Reservoir Road, and then turn either north or south on
Prospect Avenue to access the site. Outbound (full) trucks return to Main Street by turning south
on Prospect Avenue and west on College Avenue.

=  Haul trucks would be allowed to operate between 9:00 a.m. and 4:00 p.m., Monday through
Friday.

=  When school is in session, truck operations on Main Street may be prohibited between 2:15 p.m.
and 2:45 p.m., if required by the Town, to allow school-related traffic to dissipate from Main
Street and the immediate vicinity.

= Ifrequired by the Town, truck operations could also be prohibited during special events.

= Trucks would be required to travel in groups of up to three vehicles at 15-minute intervals. Truck
groups shall be staged at a location outside of the Town of Los Gatos.

=  One-way traffic control for trucks would be implemented on sections of College Avenue and the
entire lengths of Prospect Avenue and Reservoir Road when trucks are traveling on these road
sections.

= Flagpersons would be employed at intersections and road sections with limited sight lines for
traffic control/safety.

= Prior to the start of construction, all affected residents and emergency services would be notified
specifying dates and hours of operation and one-way routing plans.

=  Prior to the start of construction, the applicant would hold pre-construction meetings with
affected neighbors to review the dates and hours of operation and one-way routing plan.

* In coordination with the Town, the applicant would provide a designated and protected pedestrian
lane on the balance of College Avenue, as determined by the Town’s Engineering Department and
Police Department.
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PROJECT DESCRIPTION

= Prior to the start of project demolition/construction activities, the applicant would post signs
adjacent to the creek trail and open space trailheads with information regarding the dates and

hours of operation and the one-way routing plans.

Residential Lots

Table 3-1 summarizes proposed sizes of the 17 residential lots. As indicated in this table, proposed

residential lots would be approximately % acre or larger in size, ranging between 0.46 (20,072 s.f.) and

0.88 acres (38,496 s.f.). Proposed lots would comprise 95% of the project site (about 9.8 acres). The

proposed Vesting Tentative Tract Map is presented in Figure 3-3.

TABLE 3-1

SUMMARY OF AREAL EXTENT OF PROPOSED DEVELOPMENT

Proposed Lot Sizes

Proposed Lots Square Feet Acres
Lot 1 20,072 0.46
Lot 2 20,226 0.46
Lot 3 20,000 0.46
Lot 4 20,535 0.47
Lot 5 38,496 0.88
Lot 6 33,941 0.78
Lot 7 26,288 0.60
Lot 8 32,090 0.74
Lot9 21,223 0.49
Lot 10 22,026 0.51
Lot 11 21,352 0.49
Lot 12 20,466 0.47
Lot 13 20,360 0.47
Lot 14 33,484 0.77
Lot 15 25,243 0.58
Lot 16 26,720 0.61
Lot 17 25,235 0.58
Southern Cul-de-Sac (Dedicate

Right-of-Way to Towr(l) 16,285 0.37
North End of Prospect Avenue

(Dedicate Right—oEWay to Town) 4,291 0.10
Right-of-Way along Prospect

AVgenue (Decﬁcate 5) Towlil) 68 0.002
Total Project Site Area 448,401 10.3
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CHAPTER 3 PROJECT DESCRIPTION

Following Town approval of the proposed Vesting Tentative Map for the property, the project applicant
intends to sell the property (including the buildings) to a developer, who would then demolish the
buildings, construct roadways and infrastructure, and then develop or sell individual home sites.

Design standards for future residences would be dictated by the Town’s Zoning Ordinance and Hillside
Development Standards and Guidelines. The development of the site must comply with these standards as
well as policies and standards outlined in the Los Gatos General Plan and Los Gatos Zoning Ordinance.
Compliance will be determined by the Town through the Architecture and Site (“A&S”) approval
process, which will occur as each lot is proposed for development. Therefore, the design of individual
homes on each project lot is not specifically evaluated in this EIR. If proposed development on individual
lots does not conform to these requirements (i.e., not located within the building envelopes specified on
the Vesting Tentative Map, as indicated on Figure 3-3), additional environmental review would be
required. Conceptual building envelopes are indicated on Figure 3-4, and they would be located on slopes
of less than 30% (within the Least Restrictive Developable Area; see Figure 4.1-2 for LRDA boundary)
and within previously developed areas (areas covered by Convent facilities or landscaped gardens).

Roadways

Project development would include development of one cul-de-sac near the southern project boundary
and a turnaround bulb at the north end of Prospect Avenue along the northern project boundary (Figure 3-
3). The southerly cul-de-sac would have a 40-foot wide right-of-way (ROW), pavement width of 30 feet,
and rolled curb. The 40-foot wide ROW conforms to Town of Los Gatos public street requirements and
would be dedicated to the Town so that the cul-de-sac would be a public street. The project would also
include addition of a turnaround bulb at the northern end of Prospect Avenue. ROW dedications to the
Town would cover approximately 5% of the project site (about 0.5 acre). The road grade on the southern
cul-de-sac is proposed to be 9% or less.

Conceptual driveway locations are indicated on Figure 3-4. Access driveways for nine of the proposed
lots would be on Prospect Avenue, which extends along the project’s eastern boundary. Driveway access
to the remaining eight lots would be from a cul-de-sac proposed near the southern boundary. While
driveway locations are conceptual, their grades vary from 2% to 12%.

Grading and Drainage

The conceptual grading and drainage plan is shown in Figure 3-4, and the limits of grading are indicated
on this plan. For initial project development, grading activities would be associated with proposed
demolition. After demolition has been completed, roads and utilities would be constructed immediately
after. If lots are sold separately, then grading activities would occur with construction of each single-
family home. There are three retaining walls (4 feet high) indicated on the grading plan at the ends of
both cul-de-sacs, where driveways for Lots 7, 16, and 17 meet the cul-de-sac. According to project plans
(dated June 6, 2013), the total grading quantity on-site would be approximately 7,900 cubic yards (c.y.) of
cut and 5,900 c.y. of fill, resulting in a net export of approximately 2,000 c.y. of soils.
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CoNCEPTUAL GRADING AND DRAINAGE PLAN

FiGure 3-4
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CHAPTER 3 PROJECT DESCRIPTION

Sections B and C are presented in Figure 3-5 (section locations are indicated on Figure 3-4), and they
show the elevation changes from west to east across the southern (Section B) and northern (Section C)
portions of the site.

The grading plan indicates that private drainage easements would cross three of the proposed lots (within
building setback areas and outside building envelopes) where the rear of the buildings/lots would drain
off-site toward an adjacent lot. Impervious surfaces would be designed to direct surface runoff generated
on project lots to underground storage facilities and/or pumps (drainage design on each lot would be
subject to separate A&S review as each lot is proposed for development and each lot’s drainage design
must conform with Town of Los Gatos design regulations).

The proposed C.3 Stormwater Conceptual Plan is presented in Figure 3-6. This plan indicates that
proposed lots would have self-retaining areas where runoff from impervious surfaces (i.e., rooftops and
driveways) would be directed to pervious landscaping using a maximum 2:1 ratio of impervious area to
the receiving pervious area. The pervious area would be designed to pond up to 3 inches in depth prior to
overflowing. Self-retaining areas would be constructed on each lot when it is developed.

Since each lot would retain its own runoff, drainage improvements would be constructed as part of each
lot development. Drainage facilities to be constructed as part of initial road and utility development would
be limited to on-site C.3 treatment areas adjacent to Lots 2, 11, and 14 (as indicated in Figure 3-6) for
runoff from project roads, public storm drains, and two private area drains on Lots 9 and 10 (see
discussion below under Project Utilities).

Project Utilities and Easements

A conceptual utility plan is presented in Figure 3-7. Water service to the project area is provided by the
San Jose Water Company (SJWC), while sewer service would be provided by the West Valley Sanitation
District (WVSD). Other service agencies include: Pacific Gas & Electric (PG&E) for gas and electric
services, and Comcast for cable and telephone service.' These agencies provide service to residential
development surrounding the project site.

While there are existing water and sanitary sewer lines as well as storm drain facilities on the project site,
they would be demolished and removed as part of proposed demolition. There are also water, sewer, and
storm drain facilities in Prospect Avenue and Reservoir Road, currently serving adjacent residential
development. As part of project implementation, new 8-inch water lines would be extended along the
proposed cul-de-sac and Prospect Avenue (between the southern project boundary and Reservoir Road),
connecting with an existing water line in Prospect Avenue (at Reservoir Road). New 8-inch sewer lines
also would be extended along the proposed cul-de-sac, Prospect Avenue (along the entire site frontage),
and a +450-foot section of Reservoir Road.

' Verizon also provides telephone service.
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ConNcEeprTUAL SECTIONS B AND C FIGURE 3-5
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C.3 STORMWATER CONCEPTUAL PLAN FIGURE 3-6
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CHAPTER 3 PROJECT DESCRIPTION

The proposed project would extend 12-inch storm drains along most of the site frontage along Prospect
Avenue. Two catch basins would be installed near the cul-de-sac/Prospect Avenue intersection to capture
surface runoff from the cul-de-sac and they would connect to the storm drain in Prospect Avenue.
Proposed storm drains would connect to existing 21-inch storm drain located at the Prospect
Avenue/Reservoir Road intersection.

The proposed Vesting Tentative Tract Map (Figure 3-3) and utility plan (Figure 3-7) indicate the
following easements:

1. Lot 9: 10-foot wide water easement along western and northern lot boundaries.

2. Lot 11: 10-foot wide private drainage easement along northern lot boundary.

3. Lot 12: 10-foot wide private overland drainage easement along northern lot boundary.
4. Lot 13: 15-foot wide water and private drainage easement along northern lot boundary.

Conceptual Tree Preservation and Removal Plan

A conceptual tree preservation and removal plan is presented in Figure 3-8. As indicated on this plan,
there are total of 492 trees on the project site that are “protected” (subject to the Town’s Tree Protection
Ordinance) and 302 of these trees are located in areas future development could occur. As many as 75
protected trees could be removed, another 19 could be significantly impacted, which would lead to
premature decline and/or uprooting, and nine additional trees would be removed because they are
hazardous. Therefore, project implementation could ultimately result in removal of up to 103 protected
trees (21%) and retention of 389 protected trees (79%). The proposed tree preservation and removal plan
is intended to indicate, on a conceptual level, the maximum number of trees that could be removed based
on the conceptual building envelopes. The specific number of trees to be preserved, removed, or
transplanted on each lot would be determined and reviewed during A&S review for each lot when it is
proposed for development.

Construction Schedule

Proposed demolition and removal of existing facilities would be completed in approximately two months
(40 work days). It is expected that improvements such as roads and utilities would be constructed shortly
thereafter and construction would be completed in approximately three months. There would be an option
for the buyer to develop the site in three phases as indicated in Figure 3-9. All site clearing and
demolition along with improvements related to access roads, utilities connections, and drainage would be
completed during Phase 1 construction. Home development would occur subsequent to Phase 1 road,
utility, and drainage improvements, as individual lots are developed and sold by the developer/builder or
sold and developed by individual lot owners. It is also possible that a single developer/buyer would
develop all of the lots and sell the new homes.
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CoNCEPTUAL TREE PRESERVATION AND REMOVAL PLAN
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CHAPTER 3 PROJECT DESCRIPTION

3.5 REQUIRED PERMITS AND APPROVALS

In conformance with Sections 15050 and 15367 of the CEQA Guidelines, the Town of Los Gatos has
been designated as the “lead agency” for the proposed project, defined as the “public agency, which has
the principal responsibility for carrying out or approving a project.”

Following certification of the EIR by the Town Council, the Town must make findings for each
significant effect identified in the EIR and determine whether it will adopt each mitigation measure (and
if not, why). In considering approval of the proposed project, the Town Council will be considering the
proposed Vesting Tentative Tract Map. Development of each of the residential lots will require separate
review and approval under the Town’s Architecture and Site review process.

Responsible agencies are those agencies that have discretionary approval over one or more actions
involved with the development of the proposed project site. Trustee agencies are state agencies having
discretionary approval or jurisdiction by law over natural resources affected by the project. Table 3-2
lists the agencies from which approvals and/or permits would be required to implement the project. This
EIR will be relied upon by the Town and other responsible agencies when determining whether to issue

discretionary approvals to implement the project.

LIST OF PROJECT APPROVALS AND PERMITS

TABLE 3-2

Lead/Trustee/
Permit/Approval Required Approving Agency Responsible Agency Designation
Vesting Tentative Tract Map Town of Los Gatos Lead Agency
Final Map Town of Los Gatos Lead Agency
Traffic Control Plan Town of Los Gatos Lead Agency
Tree Removal Permit Town of Los Gatos Lead Agency

Demolition Permit

Town of Los Gatos and

Lead Agency and

BAAQMD Responsible Agency
Grading Permit Town of Los Gatos Lead Agency
Building Permit Town of Los Gatos Lead Agency

Architecture and Site Review/Approval

Town of Los Gatos and

Lead Agency and

Santa Clara County Fire Dept. Responsible Agency
Service Agreement San Jose Water Company Responsible Agency
Service Agreement West Valley Sanitation District Responsible Agency
General Permit and Stormwater Regional Water Quality Control Responsible Agency
Pollution Prevention Plan Board (San Francisco Region)
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CHAPTER 3 PROJECT DESCRIPTION
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CHAPTER 4 SETTING, POTENTIAL IMPACTS, AND
MITIGATION MEASURES

4.1 LAND USE, PLANS, AND POLICIES

This section evaluates the project's consistency with applicable land use plans, goals, and policies and
also addresses land use compatibility issues.

4.1.1 ENVIRONMENTAL SETTING

EXISTING LAND USES

The 10.3-acre project site is currently developed with a convent that is owned and operated by the Sisters
of the Holy Names of Jesus and Mary. Convent facilities include approximately 85,000 square feet (s.f.)
of building space in six principal buildings, eight parking lots, driveways, paved paths, unpaved service
roads, and various landscaped areas. The existing convent operates under a Conditional Use Permit that
allows for a wide range of uses including housing, care facilities, educational uses, retreats, recreational
activities, Masses, celebrations, common dining facilities and other religious and community activities.
The campus can accommodate 140 Sisters including the on-site Care Center and residential living units as
well as administrative offices and common dining, recreation, education, Chapel, spiritual gathering, and
retreat facilities. Today, the campus is underutilized, with 66 Sisters living on campus. The Los Gatos
Convent has been and continues to be the primary housing, retirement residence, and care facility for
aging Sisters throughout California.

The project site is surrounded by single-family residential development. Residential lot sizes contiguous
to the western project boundary (east side of College Avenue) range from 0.2 to 0.4 acre, while lots on the
east side of Prospect Avenue range between 0.3 and 0.8 acre. Three parcels contiguous to the southern
project boundary range from 0.4 to 0.9 acre.

4.1.2 CONFORMANCE WITH LOCAL PLANS AND POLICIES

The following discussion identifies the extent to which the proposed project fulfills or conflicts with
adopted land use objectives and policies that are applicable to the project site. There are no federal or
state land use policies or regulations that are applicable to the proposed project with respect to land use
regulation.

SANTA CLARA VALLEY HABITAT CONSERVATION PLAN/NATURAL COMMUNITY CONSERVATION
PLAN

The cities of Gilroy, Morgan Hill and San Jose, the County of Santa Clara, the Santa Clara Valley
Transportation Authority and the Santa Clara Valley Water District (collectively, “Local Partners”) have
initiated a collaborative process to prepare and implement a Habitat Conservation Plan/Natural
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CHAPTER 4 4.1 LAND USE AND PLANNING

Communities Conservation Plan (HCP/NCCP) for the Santa Clara Valley (ICF International 2010); the
HCP/NCCEP as prepared for Santa Clara Valley has been titled, "Santa Clara Valley Habitat Plan." All
Local Partners have approved the Plan.

The Santa Clara Valley Habitat Plan (Plan) is intended to provide an effective framework to protect,
enhance, and restore natural resources in specific areas of Santa Clara County, while improving and
streamlining the environmental permitting process for impacts on threatened and endangered species. The
Local Partners intend the Plan to allow for reasonable development, growth, and needed infrastructure
construction and maintenance while accommodating the Plan’s conservation goals and complying with
state and federal regulatory requirements (ICF, 2012).

Chapter 2 of the Plan describes the jurisdictions and land uses that would be subject to the provisions of
the Plan as well as the activities that are covered by the Plan. Briefly, over 80 land-use designations from
the four jurisdictions were aggregated into six categories, including Urban Development. Figure 2-5 of
the Plan indicates that Urban Development equal to or greater than two acres is covered by the Plan and
its provisions. Chapter 2 of the Plan also discusses the conditions under which specific private
development projects would be subject to Plan requirements and fees.

The Town of Los Gatos is not one of the partnering jurisdictions participating in the Plan and the project
site is not currently located within the project area for the Plan. The Santa Clara Valley Water District
(SCVWD) is a participating member (Partner) and has formally adopted the Plan. The project site is
located more than 600 feet from Los Gatos Creek and is not located adjacent to or within an area under
SCVWD jurisdiction and within the Plan boundaries.' Therefore, the proposed project would not hinder
the ability of the Plan partnering jurisdictions to establish a preserve system.

LOS GATOS 2020 GENERAL PLAN

The project site is subject to several planning documents and programs that have varying degrees of
regulation over use of the site. The Town has preeminent authority over deciding the land use of the site.
The adopted planning documents regulating land use within and around the project site are the Town of
Los Gatos General Plan and the Los Gatos Town Code.

The Town Council and Planning Commission use the Los Gatos 2020 General Plan to evaluate land use
changes, make funding and budget recommendations and decisions, and to evaluate specific development
proposals. Town staff use the General Plan to regulate building and development and to make
recommendations on proposed development projects to the Town Council and Planning Commission. The
General Plan contains goals and policies that address land use, open space, conservation, noise, safety,
traffic, scenic resources, cultural and historic resources, and community design. Project consistency with
such policies, to the extent they were adopted for the purpose of avoiding or mitigating environmental

" HCP boundaries are indicated in Figure 2-2 of the HCP/NCCP. Available online at: http:/scv-
habitatplan.org/www/Portals/_default/images/default/Final %20Habitat%20Plan/Ch_02_LandUseCoveredActivities.pdf
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CHAPTER 4 4.1 LAND USE AND PLANNING

impacts, is discussed under applicable environmental topics contained in subsequent sections of Chapter 4
of this EIR.

Land Use Element. The Land Use Element is the framework of the General Plan. The patterns of
development activity and land uses that are set forth in the Land Use Element are intended to support and
enhance the character of the Town. The land use designations of the Land Use Element serve as a guide to
land use potential and must be considered in conjunction with the goals and policies of the General Plan,
adopted specific plans, zoning ordinances, development guidelines, regulations and review procedures.

The 2020 General Plan Land Use Element designates the project site as Low Density Residential, 0-5
units per acre (Figure 4.1-1). The 2020 General Plan similarly designates all parcels surrounding the
project site as Low Density Residential, 0-5 units per acre. The Low Density Residential land use
designation provides for single-family residential development in either the standard development
established by traditional zoning or by innovative forms obtained through planned development. The
proposed project conforms with existing zoning requirements, and a Planned Development (PD) is not
proposed.

The Land Use, Community Design, and Environment and Sustainability Elements include goals and
policies for low-density residential development in town. In general, the proposed project would be
consistent with these goals and policies, as discussed in the following project consistency analysis table.

| Legend |

Open Space Element
[ Open Space,
Mid-Pensula District

Agriculture
I Public

LanJ Use E’ement

Hillside Residential - 0-1 du/acre
Low Density Residentiall, 0-5
Medium Density Residential, 5-12
[ High Density Residential, 12-20
[l Office Professional
Neighborhood Commercial
[ Mixed Use Commercial
[l Service Commercial
[ Ceniral Business District
Light Industrial

’

Figure 4.1-1 General Plan Designation
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4.1 LAND USE AND PLANNING

General Plan Policies

Project Consistency Analysis

Land Use Element

Goal LU-1: To preserve, promote, and protect the
existing small-town character and quality of life
within Los Gatos.

LU-1.4 Infill projects shall be designed in context
with the neighborhood and surrounding zoning
with respect to the existing scale and character of
surrounding structures, and should blend rather
than compete with the established character of the
area.

LU-6.5: The type, density and intensity of new land
use shall be consistent with that of the immediate
neighborhood.

LU-6.7 Continue to encourage a variety of housing
types and sizes that is balanced throughout the
Town and within neighborhoods, and that is also
compatible with the character of the surrounding
neighborhood.

LU-6.8 New construction, remodels and additions
shall be compatible and blend with the existing
neighborhood.

LU-7.3 Infill projects shall contribute to the further
development of the surrounding neighborhood
(e.g. improve circulation, contribute to or provide
neighborhood unity, eliminate a blighted area) and
shall not detract from the existing quality of life.

LU-7.4 Infill projects shall be designed in context
with the neighborhood and surrounding zoning
with respect to the existing scale and character of
surrounding structures, and should blend rather
than compete with the established character of the
area.

The project would remove an existing institutional use and
replace it with single-family residences at a density that is less
than or equal to adjacent residential densities. The project’s
proposed density of 1.65 units per acre would be consistent
within the General Plan’s allowable density of 0 to 5 units per
acre. Proposed lot sizes range from 0.46 to 0.88 acres (20,000
s.f. or greater), which would be consistent with or greater than
most contiguous residential lots. Project implementation
would increase land use compatiblity with surrounding
residential uses since it would eliminate the current
Conditional Use Permit and institutional use on the subject
property. Therefore, the project would protect the quality of
life for surrounding residences and blend with the established
character of the area.

LU-1.3: Preserve existing trees, natural
vegetation, natural topography, and riparian and
wildlife habitats, and promote tasteful, high
quality, well designed, environmentally conscious
and diverse landscaping in new developments.
Goal CD-4 To preserve existing trees, natural
vegetation, natural topography, riparian corridors
and wildlife habitats, and promote high quality,
well designed, environmentally sensitive, and
diverse landscaping in new and existing
developments.

CD-4.3 Trees that are protected under the Town’s
Tree Preservation Ordinance, as well as existing
native, heritage, and specimen trees should be
preserved and protected as a part of any
development proposal.

The project would retain at least 79% of the protected trees on
the site based on the proposed conceptual building areas
shown in Figure 3-4. Proposed roads and lots are mostly
located in areas that are currently developed with buildings,
infrastructure, paving, or landscaped gardens. Existing oak
woodland habitat on western margin of the site would not be
significantly affected by the proposed project (see Impact 4.3-
6 in Section 4.3, Biological Resources, for more discussion).
With respect to Goal CD-4, the site planning and design, tree
preservation plan, and preliminary grading and drainage plan
were developed to maximize preservation of vegetation,
natural topography, wildlife habitats, and create areas for new
landscaping and do not impact riparian corridors.

Regarding Policy CD-4.3, proposed demolition, street and
utility locations, and potential building pads would limit tree
removal and disturbance so that about 79% of the protected
trees on-site would be preserved as part of the project.
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4.1 LAND USE AND PLANNING

General Plan Policies

Project Consistency Analysis

LU-4.2: Allow development only with adequate
physical infrastructure (e.g. transportation,
sewers, utilities, etc.) and social services (e.g.
education, public safety, etc.).

LU-4.4 Project applicants shall evaluate and
provide appropriate mitigation measures to reduce
impacts on urban services including schools,
utilities, police, and fire.

Existing services and utilities are currently provided to the
existing facilities on the site, and would continue to be
provided to project residences pursuant to Town requirements
and agency regulations. The development of each lot will be
required to adhere to the Town’s Architecture and Site (A&S)
review process, which will reduce impacts to urban services
because of recommendations, oversight, and approval
authority of the Town and relevant public service agencies.
For a discussion of project consistency with these policies, see
policy consistency analysis in Section 4.12, Public Services
and Utilities. The project would be required to pay school fees
according to SB 50 and these fees will reduce impacts on
schools.

LU-4.3: Only approve projects for which public
costs can be justified by the overall benefit to the
community.

The economic effects of a project are not a CEQA issue unless
it results in a physical change (CEQA Guidelines Section
15131). The physical environmental impacts associated with
project implementation are identified in Chapter 4 of this EIR
based on criteria derived from Appendix G of the CEQA
Guidelines. Mitigation measures are also identified in Chapter
4 of this EIR, and they would reduce identified impacts to a
less-than-significant level. The proposed conversion of the
existing institutional use to residential use would benefit the
surrounding neighborhood by increasing land use
compatibility and reducing traffic and associated traffic noise
on neighborhood streets.

Community Design Element

Goal CD-3 To require utilities, landscaping and
streetscapes to contribute to Los Gatos’s high-
quality character.

CD-3.1 Encourage the undergrounding of utilities
on substantial remodels.

CD-3.3 Consider new street lighting only when
required for safety.

Prior to development of each project lot, proposed streetscape
and landscape plans for each residence will be subject to A&S
review. A&S review will also evaluate the potential for glare,
shading, and nighttime illumination impacts. As indicated on
the proposed Utility Plan (Figure 3-7), all required utilities
would be underground.

The exterior lighting of the existing convent currently
generates glare/nighttime illumination. These lights would be
removed as part of the project. Street lights would be installed
as required by the Town for public safety when road and
utility improvements are completed.

CD-5.1 Street standards shall recognize the
existing character of the neighborhood, safety, and
maintenance.

Prospect Avenue currently has a 40-foot wide right-of-way,
but a short section north of its intersection with Reservoir
Road has a 35-foot right-of-way. The proposed cul-de-sac
would have a 40-foot wide right-of-way, consistent with
Prospect Avenue. Pavement width of the cul-de-sac would be
30 feet, while existing pavement width along the site’s
frontage on Prospect Avenue is approximately 20 to 22 feet.
The proposed right-of-way width, pavement width, and
turnaround bulbs at the end of the cul-de-sac and northern end
of Prospect Avenue would be developed as part of project
implementation and is designed to meet Town and Fire
Department design and safety standards.

SISTERS OF THE HOLY NAMES PROJECT EIR
100 PROSPECT AVENUE

4.1-5 OCTOBER 2013



CHAPTER 4

4.1 LAND USE AND PLANNING

General Plan Policies

Project Consistency Analysis

Goal CD-6 To promote and protect the physical
and other distinctive qualities of residential
neighborhoods.

CD-6.1 Reduce the visual impact of new
construction and/or remodels on the Town and its
neighborhoods.

CD-6.2 Balance the size and number of units to
achieve appropriate intensity.

CD-6.4 New homes shall be sited to maximize
privacy, livability, protection of natural plant and
wildlife habitats and migration corridors, and
adequate solar access and wind conditions. Siting
should take advantage of scenic views but should
not create significant ecological or visual impacts
affecting open spaces, public places, or other
properties.

As indicated above, the project would increase visual
compatibility of the site with existing adjacent residential
neighborhood, a beneficial impact.

The size and number of residential lots on this section of
Prospect Avenue would be consistent or less than the number
of lots currently with frontage on this street. As indicated in
Figures 3-3 and 3-4, three lots (#1, 2, and 11) would have
residences fronting onto the section of Prospect Avenue
between Prospect Court and Reservoir Road. There are four
lots across the street with frontage on this section of Prospect
Avenue. North of Reservoir Road, three project residences
would front onto Prospect Avenue, while three additional
project residences would be set back from this street, although
their access driveways would extend to this street. Across
Prospect Avenue, there are three existing residences with
frontage on this street.

Although building footprints are conceptual (final locations
would be subject to Town design standards and A&S review),
they are located to avoid slopes over 30% and oak woodland
habitat along the western margin of the site and also maximize
use of already developed/disturbed areas (see Figure 3-4).

The proposed lot layout would also maximize privacy and
livability, and not affect listed or endangered species’
migration corridors (none were identified in the biological
assessment). See discussion below under the Hillside
Standards and Guidelines consistency analysis table (first row)
relating to solar access and wind conditions. Issues relating to
taking “advantage of scenic views” would be considered
during the A&S review process for each individual home.

Goal CD-7 To preserve the quality of the private
open space throughout Los Gatos.

CD-7.1 Maximize quality usable open space in all
new developments.

As indicated on Figure 3-4, the conceptual building footprints
would comprise a small portion of the proposed approximately
20,000 s.f. lots, which would maximize the private, usable
open space.

Goal CD-14 To preserve the natural beauty and
ecological integrity of the Santa Cruz Mountains
and surrounding hillsides by regulating new
homes.

CD-14.1 Minimize development and preserve and
enhance the rural atmosphere and natural plant
and wildlife habitats in the hillsides.

CD-14.2 Limit hillside development to that which
can be safely accommodated by the Town’s rural,
two-lane roads.

CD-14.3 Effective visible mass shall be reduced
through such means as stepping structures up and
down the hillside, following topographical
contours, and limiting the height and mass

of wall planes. A maximum of two stories shall be
visible from every elevation.

The project would reduce traffic volumes on local residential
streets and conceptual building envelopes would be located on
previously developed areas and avoid steep, undeveloped
slopes on the site (see Figure 3-4). There are currently no
specific home designs to determine the project’s consistency
with the listed design-related policies. Specific homes designs
would be prepared for each project lot and would be subject to
the A&S review process. During this process, each home
design will be subject to review for consistency with zoning
requirements and Hillside Design Guidelines and Standards.
The project eliminates an institutional use in the hillside and
would ultimately include single-family homes. Such a land use
change would be consistent with the rural atmosphere, and
would preserve the natural plant and wildlife habitats in the
hillside that contribute to the viewsheds.

The project would not significantly impact viewsheds. The
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4.1 LAND USE AND PLANNING

General Plan Policies

Project Consistency Analysis

CD-14.5 Staff shall require adequate
environmental analysis for projects in the hillside
area to ensure appropriate consideration of
potential environmental impacts associated with
projects.

CD-14.6 Preserve and protect the natural state of
the Santa Cruz Mountains and surrounding
hillsides by discouraging inappropriate
development on and near the hillsides that
significantly impacts viewsheds.

project site is located on a north-trending ridgeline, but this
ridge and location of the site on the ridge obscures views of
the existing buildings on the site from most areas of the town
to the north.

Goal CD-15 To preserve the natural topography
and ecosystems within the hillside area by
regulating grading, landscaping, and lighting.
CD-15.1 Protect the natural ridge lines as defined
in the Hillside Specific Plan and Hillside
Development Standards and Guidelines.

CD-15.2 Prohibit any grading that would alter the
natural ridge line.

CD-15.3 New construction shall be designed to
follow natural land contours and avoid mass
grading. When possible, flat pads should be
avoided and houses should be designed to conform
to or step down the contours rather than be
designed for flat pads. Grading large, flat yard
areas should be avoided.

The project site is located on a north-trending ridgeline, but
this ridge and location of the site on the ridge obscures views
of the existing buildings on the site from most area of the town
(i.e. vicinity of the viewing platform on Los Gatos Saratoga
Road/Highway 9). Conceptual building footprints on Lots 15
and 16 appear to be on this ridge, but mature oaks located
north of these building locations could screen views of these
homes, depending on their height and design. Home designs
on all proposed lots would be subject to A&S review where
visibility from town would be evaluated.

The project’s consistency with pertinent Hillside Specific Plan
policies and the HDSG are included in separate project
consistency analysis tables below.

Environment and Sustainability Element

Goal ENV-12: To conserve the air resources of the
Town and maintain and improve acceptable air
quality in Los Gatos.

ENV-12.1: Local land use decisions shall consider
air quality goals as part of the environmental
review process.

ENV-12.2: Require consideration of alternatives to
individual auto use whenever the environmental
review document concludes that the traffic
generated by a development project would result in
adverse impacts from air and noise pollution.

ENV-12.4: Support Bay Area Air Quality
Management District (BAAQMD), Metropolitan
Transportation Commission (MTC), State, and
federal planning efforts and programs aimed at
reducing air pollution within the airshed.
ENV-12.5: Site plans shall be reviewed to include
an assessment of the potential adverse impact from
air pollution and recommend alternatives to
reduce such impacts.

The project’s construction-related and operational air quality
impacts are evaluated in Section 4.8, Air Quality. The
project’s construction-related emissions were determined to be
less than significant with implementation of dust and emission
controls outlined in Mitigation Measure 4.8-2 (see Impact 4.8-
2). Construction-related health risks associated with the
project’s construction-related diesel particulate emissions were
determined to be less than significant with incorporation of
Mitigation Measures 4.8-4a and 4.8-4b (see Impact 4.8-4).

With respect to Policy ENV-12.2 and ENV-12.5, the project
would reduce traffic volumes on local residential streets and
reduce traffic-related noise and air emissions. In addition,
indirect air emissions related to electricity demand would also
decrease because future residences would be more energy
efficient than existing buildings. Therefore, these policies
would not apply to the project and such alternatives would not
be required.

Regarding Policy ENV-12.4, the BAAQMD’s 2010 CEQA
Guidelines were used as a basis for determining appropriate
CEQA significance thresholds applied in the impact analysis
in Section 4.8, Air Quality.

ENV-12.3: Require design criteria for site plans to
reduce the effects of high air pollution

In Section 4.8, Air Quality, Table 4.8-5 presents the
cumulative health risks associated with toxic air contaminants
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CHAPTER 4

4.1 LAND USE AND PLANNING

General Plan Policies

Project Consistency Analysis

concentrations associated with roadways by
appropriate placement of structures, use of
landscaping, and parking arrangements.

from all stationary sources and roadway/freeway sources in
the project vicinity. As indicated in Impact 4.8-4, cumulative
health risks from these sources were determined to be less
than significant.

HILLSIDE DEVELOPMENT STANDARDS AND GUIDELINES (HDSG)

With respect to projects involving land subdivisions, the HDSG contains the development standards and

guidelines related to lot configuration and building locations. In general, the proposed project would be

consistent with these goals and policies, as discussed in the following project consistency analysis table.

Hillside Development Standards and
Guidelines

Project Consistency Analysis

II. Constraints Analysis and Site Selection

A. Prior to Selecting a Building Site

1. Constraints Analysis. To ensure that new

development is sensitive to the goal and

objectives of the HDSG and respects the

existing site constraints, the following

elements shall be mapped by appropriate

professionals and taken into consideration

when determining a site’s LRDA:

= Topography, with an emphasis on slopes
over 30%

= Vegetation such as individual trees,
groupings of trees and shrubs, habitat
types

* Drainage courses and riparian corridors

= Septic systems

=  Geologic constraints including landslides
and active fault traces

= Wildlife habitats and movement corridors

= Visibility from off site

= Areas of severe fire danger

= Solar orientation and prevailing wind
patterns

= Significant Ridgelines

When all constrained areas have been

identified and mapped, the remaining area(s)

will be designated as the “LEAST

RESTRICTIVE DEVELOPMENT AREA”

(LRDA). These are the areas most appropriate

for development.

2. Consultation with Neighbors. Before siting

and designing the house and landscaping, the

property owner, architect or builder should

meet with neighbors to discuss any special

concerns they might have.

As indicated in Figure 4.1-2, the Least Restrictive Development
Area (LRDA) limit ensures that project development would avoid
slopes greater than 30%, native oak woodland habitat, drainage
courses, and visibility from areas to the north. There are no
drainage courses, riparian corridors, geologic constraints
(landslides or active fault traces) located on the project site. There
are no septic systems on the site nor are any proposed as part of
the project.

The project site is located on a north-trending ridgeline, but this
ridge obscures views of the existing buildings on the site from
most areas of the town (i.e. vicinity of the viewing platform on Los
Gatos Saratoga Road/Highway 9, View B, Figure 4.2-2).
Conceptual building footprints on Lots 15 and 16 appear to be on
this ridge, but mature oaks located north of these building
locations could screen views of these homes, depending on the
homes’ heights and design. Home designs on all proposed lots
would be subject to A&S review where visibility from town would
be evaluated.

The existing Convent is located in a high fire hazard area, and
project residences would also be located in this high fire hazard
area, similar to surrounding homes. Project homes will be
reviewed for conformance with the HDSG to minimize fire
hazards. Homes would also be required to comply with Wildland
Urban Interface (WUI) requirements.

Since project homes would be lower in height than existing on-site
buildings, solar and wind exposure for adjacent homes could
increase with project implementation. The one exception would be
the home to the east of Lot 17; the existing tennis court would be
replaced by a home which could reduce afternoon solar exposure
(from the west), depending on the ultimate height of the home on
Lot 17. Shadow and glare impacts would be evaluated as part of
A&S review when a specific home design on this lot is proposed.
In general, the project site is comprised of a north trending ridge
with good solar exposure and exposure to prevailing winds from
the west-southwest. Proposed homes sites are located in developed
areas, which are relatively level and maximizes solar exposure.
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LEAST RESTRICTIVE DEVELOPMENT AREA FIGURE 4.1-2
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CHAPTER 4

4.1 LAND USE AND PLANNING

Hillside Development Standards and
Guidelines

Project Consistency Analysis

The Sisters have indicated they have communicated with
neighbors and plan to continue their on-going neighborhood
outreach efforts. The Sisters sent letters to all near neighbors and
nearly 7,000 friends and donors. Prior to submittal to the Town of
the Vesting Tentative Tract Map application, the Sisters hosted
neighborhood meetings in February 2013 for neighbors on
Prospect, Kimble, Reservoir, College, Cleland, Rogers, Euclid,
Oak Grove, and Jones (Sisters of the Holy Names of Jesus and
Mary, 2013). In June 2013, the Sisters also sent update letters to
these neighbors.

VIII. Sudivision and Planned Development
Projects

C. Least Restrictive Development Area
(LRDA)

E. Development Standards and Guidelines

3. Lot Configuration and Building Locations —
Standards:

a. The layout of lots shall be derived from the
form of the land. The development plan shall
adapt to existing topography and natural
features, avoiding unnecessary alteration of
landforms.

b. Lot patterns shall offer a variety of lot
shapes and sizes influenced by topography
and natural features.

c. Projects shall incorporate varied setbacks,
multiple orientations, side-entry garages, and
other site planning techniques to preserve
open spaces, protect natural features, and
reduce the monotony of repetitive designs.

d. Building footprints shall be indicated on
grading plans and shall be staked on site in
order to assist in the review of proposed
building locations.

e. Graded areas shall be designed with
manufactured slopes located on the uphill side
of buildings, thereby hiding the slope behind
the building.

Lot Configuration and Building Locations -
Guideline:

a. Location of development is encouraged in
order to preserve environmentally sensitive
areas, existing natural features and open
space, and to reduce the potential for fire
hazard, erosion, and excess runoff.

Since the project site is already developed and level building pads
were already created to accommodate existing development,
standards relating to alteration of landforms would not pertain to
the proposed project.

Lot patterns would vary in size and shape, building footprint
locations would be located within the LRDA, accounting for
topography, by avoiding the undeveloped western and northern
margins of the site where slopes are 30% or more. As indicated in
Figure 4.1-2, the shapes and sizes of lots and building footprints
along Prospect Avenue would vary, while setbacks from the
proposed cul-de-sacs would also vary. Required building setbacks
are indicated in Figure 4.1-2, and, as indicated in this figure,
building footprints would not encroach on setback areas.
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CHAPTER 4 4.1 LAND USE AND PLANNING

HILLSIDE SPECIFIC PLAN (HSP)

Adopted in 1979, the HSP was intended to allow development in hillside areas in a manner that does not
adversely affect the mountain environment. Another goal of the Plan was to address the need for different
development policies, regulations, and standards in hillside areas of town. The HSP specifies appropriate

residential densities for nine different sub-areas. The project site is not located within any of these sub-

areas. In general, the HDSG are consistent with HSP goals and policies, but it provides more detailed

development guidelines and standards than the HSP. In general, the proposed project would be consistent

with these goals and policies or specified mitigation measures would avoid potential environmental

impacts associated with conflicts with policies designed to protect the environment. Project consistency

with pertinent HSP policies is discussed in the following project consistency analysis table.

Hillside Specific Plan

Project Consistency Analysis

1.0 Land Use

1.3.3: Clustering of Dwelling Units. Clustering of dwelling

units should be encouraged to preserve the scenic nature of
the hillsides and to allow for economies in the construction

of required public and private facilities.

1.3.4. Architectural and Site Review.

a. Architectural and Site Review procedure or Design
Review shall be required for all development proposals
in the hillsides, including buildings, grading, roads,
parking areas, landscaping and outdoor lighting. The
purpose is to provide for the design of building sites
which will be appropriate with mountain environment.

b. In subdivision design, home sites shall be so located as
not to interfere with the natural ridge silhouette as
viewed from the valley floor.

c. New construction shall not be allowed which would
protrude above the natural ridgeline or otherwise alter
its natural contour as determined by the deciding body.

d. Construction of multi-story structures at the ridgeline
shall be prohibited, unless necessitated by other
requirements in this plan or subsequently adopted
hillside standards.

e. The lighting of court game areas shall be subject to
Architecture and Site Review or Design Review.

Although proposed lot lines traverse the entire
project site, the proposed site plan clusters most
conceptual building footprints into areas already
developed with existing facilities. Such a design
would retain scenic features attributable to natural
hillside areas located in the western and northern
margins of the site.

Prior to development of each project lot, each home
design would be reviewed for consistency with
these HSP policies, which are related to aesthetics,
grading, landscaping, outdoor lighting. For more
discussion of these issues, see above project
consistency analysis table under the HDSG.

2.0 Facilities Services

2.3.1: Availability of Services for Development. Development
proposals shall be approved only if the necessary road,
water, sanitation and other services required for the
proposed use are provided to the property.

2.3.3: Services Costs. The developer shall pay all costs for
providing services.

The project site is already developed with
institutional facilities and services, utilities, and
access roads are already provided at the site. The
developers who ultimately develop the roads,
infrastructure, and lots would pay for all costs of
providing services, utilities, and access roads.

3.0 Circulation
3.3.1: Design of Hillside Roads and Driveways.
a. Hillside roadways and driveways shall be designed and

Project plans indicate that a new cul-de-sac is
proposed in the southern portion of the site, while a
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CHAPTER 4

4.1 LAND USE AND PLANNING

Hillside Specific Plan

Project Consistency Analysis

located so as to:
1. Require a minimum amount of earth movement.

2. Be consistent with the specified standards for curves,
gradients, widths, and other controlling factors.

3. Be in harmony with the surrounding landscape by
utilizing aesthetic design concepts, including
landscaping with native plants and materials.

4. Allow for special designs where natural features such
as rocks, slopes and trees require special treatment.

b. Adequate slope easements shall be provided.
3.3.2: Private Roads Versus Public Roads.

a. An adequate system of publicly owned and maintained
roads is the best means of providing adequate access to
all properties. Access by private road shall not be
allowed unless fundamental to a special approved
design concept unless full provisions for construction
and maintenance of the private road system have been
approved and unless it is consistent with neighborhood
circulation.

turnaround bulb at the northern terminus of Prospect
Avenue would be added. Proposed roads would be
located in areas already developed with existing
facilities, thereby minimizing grading requirements.
Since these areas are currently developed, there are
no special natural features present in the areas
proposed for development. Proposed demolition,
street and utility locations, and potential building
pads would limit tree removal and disturbance so
that about 81% of the trees on-site would be
preserved as part of the project. Proposed road
widths, gradients, and other standards will be
required to meet Town and Fire Department
standards. New cul-de-sac improvements are
proposed to be public roadways, while driveways on
project lots would be private.

4.0 Open Space

4.3.1: Open Space Easements. Open space easements shall
be required by the deciding body for hillside subdivisions in
accordance with the topographical, ecological, aesthetic and
other conditions pertinent to the making of such easements.
4.3.4: Tree Removal. The cutting of live trees shall be
controlled under Town and County policies designed to
restrict cutting.

4.3.5: Landscaping. Landscaping plans shall be submitted by
land developers for approval to the deciding body.

No open space easements are proposed as part of
this project. However, by restricting development to
areas within the Least Restrictive Development
Area (LRDA) as required in the HDSG, the project
would avoid environmentally-sensitive areas.
Proposed tree removals would be subject to
requirements of the Town’s Tree Protection
Ordinance (see Impact 4.3-6 for more discussion),
and tree removal impacts were determined to be less
than significant since compliance with this
ordinance will be required. Prior to development of
each project lot, proposed streetscape and landscape
plans for each residence will be subject to A&S
review.

5.0 Safety

5.3.1: Geologic Hazards Reviews. Development shall be
avoided or carefully controlled in potentially
hazardous geologic areas.

5.3.2: Fire Protection.

a. Development should be avoided in areas subject to
severe fire danger.

b. Development should be avoided unless measures
designed to assure the highest degree of fire prevention
and fast, effective means of fire suppression are
provided.

As part of future individual lot development, a
design-level geotechnical investigation for each lot
and home design would be required as specified in
Mitigation Measure 4.4-1, Design-Level
Geotechnical Investigation. To minimize fire
hazards, the project would be required to comply
with the fire safety standards contained in the
HDSG. See Section 4.10, Impact 4.10-4 for more
discussion of fire hazard risks.
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CHAPTER 4 4.1 LAND USE AND PLANNING

LOS GATOS ZONING ORDINANCE

Chapter 29, Zoning Regulations, of the Los Gatos Town Code (Zoning Ordinance) implements the overall
land use planning provisions that are formulated in the Town’s General Plan. The zoning ordinance is
used to promote and protect the public health, safety, peace, morals, comfort, convenience and general
welfare of the Town and its inhabitants, and particularly:

= To provide a guide for the development of the Town to preserve its character of a low density
residential community with those attributes of a balanced land use program consisting of
residential, commercial, industrial and recreational areas so located and controlled to promote
stability of land use both existing and proposed.

= To promote a safe, effective traffic circulation system, and to provide adequate off-street parking.

= To preserve the natural beauty of the Town and protect its residential neighborhoods from the

intrusion of commercial interests.
= To prevent improper disposal of toxic waste.
= To assure the orderly and beneficial development of all areas of the Town.
The project site is zoned “R-1:20” Single Family Residential, 20,000 s.f. minimum lot size (Figure 4.1-

3). Since all proposed single-family residential lots would be 20,000 s.f. or larger, the project would be
consistent with the existing zoning designation for the project site.

Legend

/. Sphere of Influence
/\/ Town Limits

/\/ Urban Service Boundary
* Historic Sites

[] Zoning Boundaries

%/, Prezoned Parcels
HR - Hillside Residential
R-1 - Single Family Residential
R-1D - Single Family Residential Downtown
[ RD - Residential Duplex
CM - Controlled Manufacturing
0 - Office
[ RM-5:12 - Multi-Family Residential
[ RM-12:20 - Multi-Family Residential
RMH - Residential Mobile Home
C-1 - Neighborhood Commercial
C-2 - Central Business District
[ CH - Restricted Commercial Highway
RC - Resource Conservation
[ LM - Commercial Industrial
RPD - Residential Planned Development
PD - Planned Development

LHP - Landmark & Historic Preservation Overlay
PD - Planned Development Overlay
PS - Public School Overlay

Figure 4.1-3 Zoning Designation
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CHAPTER 4 4.1 LAND USE AND PLANNING

4.1.3 POTENTIAL IMPACTS AND MITIGATION MEASURES

SIGNIFICANCE CRITERIA

Based on criteria derived from Appendix G of the CEQA Guidelines, a project will normally have a
significant land use impact if the proposed project would:

= Physically divide an established community;

= Conflict with any applicable land use plan, policy, or regulation of an agency with jurisdiction
over the project adopted for the purpose of avoiding or mitigating an environmental effect; or

= Conflict with any applicable habitat conservation plan or natural community conservation plan.
Based on the project’s location and design, no impacts are anticipated with respect to the above criterion:

= Conflict with any applicable habitat conservation plan or natural community conservation plan.
As discussed in Section 4.1.2, no adopted habitat conservation plans or natural community
conservation plans apply to the project site. Therefore, the proposed project would not result in a
conflict with any applicable habitat conservation or natural community conservation plan.

METHODOLOGY

The impact analysis of this section considers the physical effects of the proposed project related to land
use compatibility and considers potential inconsistencies of the proposed development with relevant
planning documents implemented by the Town of Los Gatos and other agencies to the extent such
policies are adopted for the purpose of avoiding or mitigating an environmental impact. Goals and
policies from the Town of Los Gatos General Plan are also discussed in applicable topical sections of the
EIR (see Regulatory and Planning Framework subsections), where policies related to physical effects are
addressed.

The consistency analysis presented above in Section 4.1.2, Conformance with Plans and Policies, was
prepared in compliance with State CEQA Guidelines Section 15125(d). The purpose of the required
analysis is to identify potential inconsistencies between the proposed project and applicable planning
policies to the extent such plans are adopted for the purpose of avoiding or mitigating an environmental
impact. This requirement echoes an inquiry set forth in Appendix G to the CEQA Guidelines, the sample
Initial Study checklist, as to whether a proposed project would “conflict with any applicable land use
plan, policy, or regulation of an agency with jurisdiction over the project (including, but not limited to the
general plan, specific plan, local coastal program, or zoning ordinance) adopted for the purpose of
avoiding or mitigating an environmental effect.” Under these inquiries, an inconsistency with a plan, goal,
or policy is not itself an adverse impact on the physical environment. Rather, the point of assessing a
proposed project’s consistency with a plan, goal or policy intended to protect the environment is to
determine whether an inconsistency may translate, as a practical matter, into a significant effect on the
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CHAPTER 4 4.1 LAND USE AND PLANNING

physical environment. Where any such impacts are identified, they are discussed later in applicable
topical sections of this EIR.

This EIR section determines whether any project inconsistencies with public land use plans, goals,
policies, and documents would result in a significant physical environmental impact and whether
mitigation appears to be feasible. The final determination that a project is consistent or inconsistent with
an applicable plan is made by the Lead Agency decision-making body when it acts on the project. With
respect to the Town of Los Gatos General Plan and Hillside Development Standards and Guidelines, the
Town Council, as the body that approved that legislative policy document, will be entitled to considerable
deference on matters of interpretation and application. The analysis in Chapter 4 of this EIR presents the
findings of policy review under each environmental topic and is intended by Town staff and consultants
to provide a guide to the Town’s decision-makers for policy interpretation.

COMPATIBILITY WITH EXISTING LAND USES

Impact 4.1-1: The project would not physically divide an established community. (Less Than
Significant)

The project would remove an existing institutional use and replace it with single-family residences at a
density that is less than or equal to adjacent residential densities. Project implementation would increase
land use compatibility with surrounding residential uses since it would eliminate the current institutional
use on the subject property. Proposed residential lots would be approximately one-half acre or larger in
size, ranging between 0.46 (20,072 s.f.) and 0.88 acres (38,496 s.f.). Residential lot sizes contiguous to
the western project boundary (east side of College Avenue) range from 0.2 to 0.4 acre, while lots on the
east side of Prospect Avenue range between 0.3 and 0.8 acre. Three parcels contiguous to the southern
project boundary range from 0.4 to 0.9 acre. Proposed lot sizes would fall within the range of adjacent lot
sizes. Therefore, project implementation would not physically divide or contrast with established
residential densities in the project vicinity.

Mitigation Measure 4.1-1: None required.

CONSISTENCY WITH LAND USE PLANS AND POLICIES

Impact 4.1-2: The project would not conflict with any applicable land use plan, policy, or regulation
of an agency with jurisdiction over the project adopted for the purpose of avoiding or mitigating an
environmental effect. (Less Than Significant)

The General Plan and Zoning Code designations provide guidelines for the type, scale and intensity of
land use within a community. The Los Gatos 2020 General Plan Land Use Element designates the project
site as Low Density Residential, 0-5 units per acre. The project site is zoned “R-1:20” Single Family
Residential, 20,000 s.f. minimum lot size. The proposed density of 1.65 units per acre (17 units on 10.3
acres) would be consistent with the General Plan designation. Since all proposed single-family residential
lots would be 20,000 s.f. or larger, the proposed project would be consistent with the existing zoning
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designation for the project site. As indicated in Section 4.1.2 above, the project’s design also would be
consistent with goals and policies of the Town of Los Gatos 2020 General Plan and the Hillside
Development Standards and Guidelines. As noted above, any identified potential conflicts will be
determined during Architecture and Site (A&S) review, when specific home designs are proposed on
project lots. For these reasons, project implementation would not conflict with any applicable plans,
policies, or regulations, a less-than-significant land use impact.

As indicated above, the proposed Vesting Tentative Tract Map would be consistent with the Town’s
General Plan policies and HDSG design measures related to land use. Project consistency with policies
related to other environmental topics relate to the project’s physical impacts and these impacts are
discussed in Sections 4.2 (Aesthetics), 4.6 (Traffic and Circulation), 4.7 (Noise), 4.8 (Air Quality), 4.9
(Greenhouse Gas Emissions), 4.12 (Public Services, Utilities, and Service Systems), and 4.14 (Energy
Conservation). All aesthetic, traffic, greenhouse gas emissions, public services/utilities/service systems
impacts were determined to be less than significant. Potentially significant impacts identified under the
remaining topics would be reduced to less-than-significant levels with implementation of specified
mitigation measures.

Mitigation Measure 4.1-2: None required.
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4.2 AESTHETICS
4.2.1 ENVIRONMENTAL SETTING
EXISTING VISUAL CHARACTER

The project site is located approximately 0.1 mile southeast of State Route 17 freeway (SR 17) and %
mile south of the W. Main Street bridge over SR 17. Residential neighborhoods bound the upland
property on all four sides (north, south, east, and west). Existing views of the project site are principally
available from these residential neighborhoods.

The subject property is developed as the Los Gatos Convent for the Sisters of the Holy Names of Jesus
and Mary. The 10.3-acre project site is currently developed with approximately 85,000 square feet (s.f.)
of building space, eight parking lots, driveways, paved paths, unpaved service roads, and various
landscaped areas. The two largest buildings, Marian and Siena, are approximately 72,000 square feet (s.f.)
and consist of 100 bedrooms for senior living, a chapel, dining facilities, retreat/conference facilities, and
supporting facilities. There are separate administrative offices and other outbuildings on the campus
(Stone House, Cortona, and Seraphine), totaling approximately 14,000 s.f.

The project site was extensively landscaped with trees internally between the buildings and surface
parking lots when it was developed in the 1950°s and 1960’s. The perimeter landscape trees generally
provide screening for the site from surrounding uses and public views. The westernmost portion of the
subject property slopes steeply down towards College Avenue and is separated from College Avenue by
existing residential development. Portions of this hillside are densely wooded with both native and non-
native trees, shrubs, vines and herbs. The hillside trees along the southern, western, and northern site
boundaries currently screen views of the site such that close views from adjoining properties are filtered
or obscured, and distant views of the property from surrounding areas are not afforded. Landscape trees
planted along the site’s eastern boundary with Prospect Avenue provide screening of the project site from
this street and nearby residences on Prospect Avenue, Prospect Court, Kimble Avenue, and Reservoir
Road. Due to the project site’s location and surrounding terrain, views of the site are generally not
experienced until the viewer is almost adjacent to the site. Views of the project site from SR 17 are
blocked by freeway landscaping, site and adjoining woods, and intervening terrain between the site and
SR 17.

In order to characterize views of the project site from adjoining and nearby areas, photographs of the
project site showing representative views of the property from various locations around it are presented as
part of the aesthetics evaluation conducted for the project. Critical viewpoints in the site vicinity are
considered to be locations where the site is most visible from public viewing areas (i.e., where it would be
most visible to the greatest number of people). For the project site, critical viewpoints were determined to
be from the SR 17 — Highway 9 Viewing Platform as identified by the Town’s Hillside Development
Standards and Guidelines (HDSG), views for travellers on SR 17, and views from Prospect Avenue.
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Figure 4.2-1 provides a map with the key to viewpoint locations used for the assessment of the visual
impacts that would result from project development. Existing views of the project site are shown in
Figures 4.2-2 through 4.2-5.

As shown in Figure 4.2-2, Views A and B are located at the SR 17 — Highway 9 interchange that is
designated as a viewing platform by the Town. The Town’s HDSG require a view analysis for each
development project with the potential for being visible from any established viewing platform. Figures
4.2-3 through 4.2-5 present Views C through H, and they demonstrate views of the site as seen by
motorists travelling on Prospect Avenue and residences on Prospect Avenue, Kimble Avenue, and
Reservoir Road.

Views A and B (Figure 4.2-2) show hillside views of the project area and its adjoining neighborhoods. As
can be observed, potential views of the project site are screened and obscured by roadside landscape trees.
While not required by the HDSG, View B presents a view of the site’s hillside location to determine the
extent of the site’s visibility from Highway 9 in the vicinity of the Town’s designated Viewing Platform.
This distant view of the project area shows that the Convent’s facilities are not visible from the Highway
9 Viewing Platform vicinity as well as from the Platform itself.

View C in Figure 4.2-3 shows the view toward the project site from the intersection of Prospect Avenue
and Kimble Avenue. Landscape trees on the eastern periphery of the site screen views of the 2- to 3-story
Marian building from Prospect Avenue. View D in Figure 4.2-3 and View E in Figure 4.2-4 present
scenes of the project site’s eastern frontage along Prospect Avenue, including Marian building and the
eastern parking lot at the entrance to the Convent. View D is the approximate location of the proposed
cul-de-sac intersection with Prospect Avenue, while View E is the easternmost portion of proposed Lot
11.

View F in Figure 4.2-4 and Views G and H in Figure 4.2-5 show the project site from Prospect Avenue,
north of its intersection with Reservoir Road. View F shows Prospect Avenue and the northern driveway
entrance to the Convent facilities; the distant scenery encompasses a double row of trees immediately east
of a site open area between the Siena building and the Regional Office building. This part of the project
site would comprise Lots 12 and 13 of the proposed development. A view of the project site’s tennis
court at the end of Prospect Avenue is obscured by the landscape trees on either side of Prospect Avenue.

In Figure 4.2-5, View G shows the open area between Siena and Regional Office buildings on the site; the
Regional Office building can be seen in the background of View G. The open area is the proposed
location of the Prospect Avenue cul-de-sac that would provide access to the driveways for Lots 14
through 17. View H shows the end of Prospect Avenue and the site driveway providing access to the
Regional Office and Seraphine buildings. Mature landscape trees and a stone wall obscure potential views
of the site’s tennis court. A portion of the tennis court area of the project site would become the future
Lot 17 of the proposed development.
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KEY TO VIEWPOINT LLOCATIONS FiGure 4.2-1
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ViEws A anD B FiGURrE 4.2-2

View A - SR 17, Highway 9 Viewing Platform

View B - View from Hwy 9 West of Viewing Platform
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Views C anp D FiGure 4.2-3

View C - Potential Tree Removal at Lot 2
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View D - Tree Removal at Southern Cul-de-Sac Entrance
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Views E anp F Ficure 4.2-4

View E - Lot 11 Frontage on Prospect Avenue

View F - Potential Tree Removal at Lot 13 Driveway and Tree Removal at Northern Cul-de-Sac
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Views G anD H

FiGURE 4 .2-5

View G - Tree Removal at Northern Cul-de-Sac

View H - View of Northern Cul-de-Sac and Proposed Lot 17
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CHAPTER 4 4.2 AESTHETICS

Potential scenic views of the Santa Cruz Mountain hillsides and ridges from roadways and residences
immediately surrounding the project site are limited by the local terrain and extensive landscape tree
plantings on the properties adjoining the site, as well as the trees on the site. The project site contains
trees throughout the property, with large concentrations in the southern, western, and northern parts of the
site. There are also extensive landscape plantings along the eastern boundary of the property, as can be
seen in Figures 4.2-3 through 4.2-5. In addition, the Marian and Siena buildings are large, 3-story
structures that also obstruct views across the project site from Prospect Avenue and adjoining residences.

Views of the project site from Prospect Court, to the south, are primarily of a parking lot immediately
south of Marian building. The site’s landscape trees in the parking lot and adjoining the building filter and
screen views of the structure. Potential views of the project site from College Avenue and its residences
are also blocked by an extensive woodland area on the western and southern hillside slopes of the site.
Rear yard landscaping of residences along the east side of College Avenue also provide screening of site
views.

4.2.2 REGULATORY AND PLANNING FRAMEWORK
LOS GATOS GENERAL PLAN

General Plan policies that pertain to aesthetics and design are in the Land Use and Community Design
Elements. Policies in these elements that relate to the proposed land use compatibility are discussed in
Section 4.1, Land Use. The project’s consistency with policies in design-related policies in these elements
are discussed below. In general, the proposed project would be consistent with these goals and policies or
specified mitigation measures would avoid potential environmental impacts associated with conflicts with
policies designed to protect the environment. Project consistency with those guidelines is discussed in the
following project consistency analysis table.

General Plan Policies Project Consistency Analysis

Land Use Element

Goal LU-1: To preserve, promote, and protect the The project would remove existing institutional buildings
existing small-town character and quality of life and replace them with single-family residences at a density
within Los Gatos. that is less than or equal to adjacent residential densities.
LU-1.3: Preserve existing trees, natural vegetation, Most proposed development would be located in areas of
natural topography, and riparian and wildlife the site that are currently developed, which would help
habitats, and promote tasteful, high quality, well protect the quality of life for surrounding residences and
designed, environmentally conscious and diverse blend with the established character of the area. The
landscaping in new developments. project would retain at least 81% of existing protected

trees on-site and development would avoid steep, wooded

Community Design Element 4 A
slopes on the western and northern margins of the site.

CD-1.1: Building elements shall be in proportion with

those traditionally in the neighborhood. The consistency of future home designs with design-

oriented policies and determination of whether future
homes blend and harmonize with the existing
neighborhood will be reviewed during the Architecture and
Site (A&S) review process.

CD-1.2: New structures, remodels, landscapes and
hardscapes shall be designed to harmonize and blend
with the scale and rhythm of the neighborhood and
natural features in the area.
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General Plan Policies

Project Consistency Analysis

CD-1.3: Buildings, landscapes and hardscapes shall
follow the natural contours of the property.

Since the project site is already developed and level
building pads were already created to accommodate
existing development, policies relating to conserving the
natural contours of the property do not pertain to the
proposed project. Project development would, however,
avoid steep, wooded slopes on the western and northern
margins of the site.

CD-3.2: Street and structural lighting shall be
required to minimize its visual impacts by preventing
glare, limiting the amount of light that falls on
neighboring properties and avoiding light pollution of
the night sky.

CD-15.7: Review all new development proposals to
ensure that: (a) Outdoor lighting shall be limited. (b)
Permitted lighting shall be of low intensity and for
safety purposes...(d) The effects of indoor lights
should be studied and reduced if found to be
excessive.

Existing buildings on the project site are presently
equipped with exterior lighting, and lighting is directed at
on-site surface parking lots and driveways, and the project
would not introduce a new source of lighting (see
discussion below under Impact 4.2-4). During A&S
review, proposed residential and street light designs would
be required to demonstrate compliance with Town Code
Section 29.10.09035, which prohibits the production of
direct or reflected glare (such as that produced by
floodlighting) onto any area outside of the boundaries of a
given property.

CD-4.3: Trees that are protected under the Town’s
Tree Preservation Ordinance, as well as existing
native, heritage and specimen trees, should be
preserved and protected as a part of any development
proposal.

CD-4.5: New development shall promote visual
continuity through tree planting, consistent use of low
shrubs and ground cover.

CD-4.7: Landscaping plans should maximize the use
of trees for energy efficiency, climate control,
screening, shading (especially of parking lots) and
aesthetics.

CD-4.8: Landscaping plans shall maximize the use of
local native plants and/or drought resistant plants.
CD-6.1: Reduce the visual impact of new construction
and/or remodels on the Town and its neighborhoods.

The project would retain as many existing trees as possible
along the site perimeter to help minimize changes in
existing views of the site from surrounding areas and
reduce the visual impact of new construction from
surrounding areas. The project will be required to comply
with the Town’s Tree Preservation Ordinance (see Section
4.3, Biological Resources, Impact 4.3-6). There are 492
protected trees on-site, and up to 103 trees (21%) could be
removed or lost. Most of the 492 projected trees on-site
that would not be disturbed are generally located along the
margins of the site, which would help to provide visual
screening from surrounding areas. Required tree
replacement in accordance with the Tree Protection
Ordinance would be determined during A&S review as
individual lots are developed. Replacement requirements
for the trees removed as part of road construction would be
shared among the 17 lots and required during the A&S
review process for each lot.

CD-16.1: Prevent development that significantly
depletes, damages or alters existing landscape vistas.
CD-16.3: New structures or remodels shall be
designed to respect views from surrounding properties
while allowing all affected properties reasonable
access to views.

The proposed project would not significantly impact
existing scenic and landscape vistas (see Impact 4.2-1 for
more discussion). The project would retain as many
existing trees as possible along the site perimeter to help
minimize changes in existing views of the site from
surrounding areas. The A&S process will ensure that
residences built on the site respect views from surrounding
properties and allow neighboring properties to maintain
reasonable access to their current views to the maximum
extent feasible.
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HILLSIDE DEVELOPMENT STANDARDS AND GUIDELINES (HDSG)

With respect to projects involving land subdivisions, the HDSG contains the following development

standard and guideline related to lot configuration and building locations:

Hillside Development Standards and
Guidelines

Project Consistency Analysis

II. Constraints Analysis and Site Selection
B. View Analysis

1. Viewing Platforms. Each development project with
the potential for being visible from any established
viewing platform shall be subject ot a view analysis.
(“Potential” is defined as capable of being seen from
a viewing platform if trees or large shrubs are
removed, significantly pruned, or impacted by
construction.) The view analysis shall be conducted in
compliance with established Town procedures using
story poles that identify the building envelope.

2. Determination of Significant Ridgelines.

There are two viewing platforms located in the project
vicinity: (1) west of the SR 17 southbound on-ramp on
Highway 9/Los Gatos Saratoga Road; and (2) northwest
corner of West Main Street/Bayview Avenue intersection.
The site is not visible from the Highway 9/Los Gatos
Saratoga Road Viewing Platform (see Figure 4.2-2, View
A). From the West Main Street/Bayview Avenue Viewing
Platform, views of the site are blocked by existing
buildings and landscaping on the south side of West Main
Street.

C. Selecting the Building Site - Standards

1. Locate Buildings within the Least Restrictive
Development Area.

2. Preserve Views of Highly Visible Hillsides.
3. Reduce Visual Impact.

4. Ridgeline View Protection.

5. Preserve Natural Features.

6. Avoid Hazardous Building Sites.

7. Protect Riparian Corridors.

8. Protect Wildlife.

Guidelines

1.Solar Orientation.

2. Impact on Adjacent Properties.
3. Minimize Grading

As indicated in Figure 4.1-2, proposed development would
be located within the Least Restrictive Development Area.
No development is proposed to occur on wooded hillsides
located along the western and northern margins of the site,
which would minimize visual impacts from areas to the
north as well as preserve the site’s natural features and
avoid slope instability hazards. There are no riparian
corridors on the site. Mitigation measures presented in
Section 4.3, Biological Resources, would protect sensitive
species during project construction.

With respect to solar orientation, the project site is
comprised of a north trending ridge with good solar
exposure and exposure to prevailing winds from the west-
southwest. Proposed homes sites are located in developed
areas, which are relatively level and maximizes solar
exposure.

Regarding impacts on adjacent properties, since project
homes would be lower in height and smaller in scale than
existing on-site institutional buildings, the project would
be more consistent with the visual character of the
surrounding neighborhood.

Since the project site is already developed and level
building pads were already created to accommodate
existing development, grading requirements would be
minimized because most proposed development is located
in these developed areas.
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L0OS GATOS TOWN CODE

Los Gatos Tree Protection Ordinance. As part of the Zoning Ordinance of the Los Gatos Town Code,
measures are provided to ensure the continued protection and preservation of the Town’s existing trees
which contribute to the overall visual character of the community (Chapter 29, Zoning Regulations,
Article I, Division 2, Tree Protection, Sections 29.-10.-0950 to 29.-10.1045). The Town of Los Gatos is
forested by oak, bay, eucalyptus, sycamore, redwood, pine and other trees and contains individual trees of
great beauty. As stated in the Ordinance, “the health and welfare of the citizens of the Town require that
these trees be saved in order to preserve the scenic beauty of the Town, prevent erosion of topsoil, provide
protection against flood hazards and risk of landslides, counteract pollutants in the air, maintain climatic
balance and decrease wind velocities. Trees contribute significantly to the value of land in the Town.”
The Ordinance is intended to regulate the removal of trees within the Town in order to retain as many
trees as possible, consistent with the reasonable use of private property. The Ordinance is also intended to
preserve as many “Protected trees” (Sec. 29.10.0955) as possible throughout the Town through staff
review and the development review process.

4.2.3 POTENTIAL IMPACTS AND MITIGATION MEASURES
SIGNIFICANCE CRITERIA

Based on criteria derived from Appendix G of the CEQA Guidelines, an impact to aesthetics is considered
significant if the proposed project would:

= Have a substantial adverse effect on a scenic vista;

= Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings, and
historic buildings within a state scenic highway;

= Substantially degrade the existing visual character or quality of the site and its surroundings; or

= Create a new source of substantial light or glare which would adversely affect day or nighttime
views in the area.

METHODOLOGY

The impact analysis for Aesthetics is based on a review of visual changes from public viewing areas as a
result of the project, and a comparison of these changes to the CEQA significance criteria: scenic vistas,
scenic resources, visual character of the site and its surroundings, and light/glare. The Town’s HDSG
requires a view analysis for each development project with the potential for being visible from any
established viewing platform and specifies locations to be used for visual or aesthetic analysis of hillside
development.
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In addition, photographs of the project site were taken from Prospect Avenue, which fronts along the
site’s eastern boundary. These locations are the closest public viewpoint locations where future residences
permitted by the project’s subdivision map would have the greatest visual impact since they would be in
foreground view. Future residences permitted by the project would become part of background views
from more distant viewpoint locations. The significance conclusions reached in this chapter reflect the
professional judgment of the authors, although the Town recognizes that judgments regarding aesthetics
are often subjective in nature.

CHANGES IN SCENIC VISTAS
Impact 4.2-1: The project would not substantially affect scenic vistas. (Less Than Significant)

The proposed project would allow for the removal of the 11 structures, asphalt and concrete paving,
retaining walls, decks, fencing, and various on-site domestic utility lines. Buildings to be removed include
two 3-story structures, the Marian and Siena buildings, each encompassing over 35,000 s.f. Other
buildings on the project site are 1- and 2-story structures used for residential, conference, and
administrative purposes.

The project site would be subdivided into 17 residential lots ranging in size from 20,000 s.f. to 38,496 s.f.
The project applicant proposes to sell all lots for residential development; residences would be designed
and constructed by one or more builders. Each of the future residences would be subject to separate
Architecture and Site (A&S) review by the Town.

As discussed in Section 4.2.1, the Town’s HDSG require a view analysis for each development project
with the potential for being visible from any established viewing platform. View A in Figure 4.2-2
demonstrates that a scenic vista is available from the Highway 9/Los Gatos Saratoga Road Viewing
Platform designated by the Town. However, the views from this platform location consist primarily of
foreground views of roadside landscaping and distant views of wooded hillsides in the town. View A
indicates that the project site is not visible from this viewing platform and, consequently, the project
would not affect the scenic vista available from this location. From the viewing platform located at the
northwest corner of West Main Street/Bayview Avenue, views of the site are blocked by existing
buildings and landscaping on the south side of West Main Street.

In order to determine whether the project could have an effect on a potential scenic vista as viewed from
the vicinity of the Highway 9 Viewing Platform, a photo of the project area was taken immediately west
of this viewing platform to portray a typical view of the project area from this location. While not
required by the HDSG, View B (Figure 4.2-2) presents a view of the site’s hillside location to determine
the extent of the site’s visibility from Highway 9 in the vicinity of the Town’s designated Viewing
Platform. The project site is located on a north-trending ridgeline (not identified as a significant ridgeline
in the HDSG), but this ridge appears to obscure views of the existing buildings on the site from most
areas of the town in the vicinity of the viewing platforms on Highway 9 and West Main Street. Since the
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Convent’s 3-story facilities are not visible from the Highway 9 Viewing Platform vicinity, future up to 2-
story residential structures also would not be visible and substantially screened from views in this location
by the project site’s ridgelines and northern wooded hillside. While conceptual building footprints on Lots
15 and 16 appear to be on this ridge, mature oaks located north of these building locations could screen
views of these homes, depending on the homes’ heights and design. The Town’s required A&S review for
each of the future residences will include the installation of story poles and netting to demonstrate
whether and to what extent the residence would be visible from the vicinity of Highway 9. The view of
the project site’s residences would be obstructed from observation from the SR 17/Highway 9 and West
Main Street/Bayview Avenue Viewing Platforms themselves.

Potential scenic views of the Santa Cruz Mountain hillsides and ridges from roadways and residences
immediately surrounding the project site are limited by the local terrain and extensive landscape tree
plantings on the properties adjoining the site, as well as mature trees on the site. The project site is
wooded, with large concentrations of trees in the southern, western, and northern parts of the site. There
are also extensive landscape plantings along the eastern boundary of the property, as can be seen in
Figures 4.2-3 through 4.2-5. The preservation of most trees on the project site in conjunction with the
development of residential structures that are lower than or equal in height to the existing buildings on the
site would preclude potentially adverse project effects on scenic vistas. The Town’s A&S review would
also include review and approval of tree removal and landscape plans for the new residences.

Since the project would not alter the visibility of the Santa Cruz Mountains hillsides and associated
ridgelines, the project’s impact on scenic vistas is considered to be a less-than-significant impact.

Mitigation Measure 4.2-1: None required.
CHANGES IN SCENIC RESOURCES

Impact 4.2-2: The project would not substantially damage scenic resources, including, but not
limited to, trees, rock outcroppings, and historic buildings within a state scenic highway. (Less
Than Significant)

The project site is located approximately 0.1 mile southeast of SR 17. SR 17 is not a State-designated
scenic highway and no scenic resources such as historic buildings or rock outcroppings occur on the
project site. Therefore, the proposed project would not affect scenic resources, including but not limited to
trees, rock outcroppings, and historic buildings, within a State-designated scenic highway. Furthermore,
landscape trees along the western perimeter of the property generally screen views of the project site from
this freeway. In addition, the section of the freeway in the vicinity of the project is lined with landscape
trees on its median and immediately adjoining properties, thereby restricting views of the project site from
the road. Views of the site are further reduced due to travel speed. Consequently, potential impacts on
scenic resources within a State scenic highway would be less than significant, and no mitigation measures
are required.
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Mitigation Measure 4.2-2: None required.
CHANGES IN VISUAL CHARACTER

Impact 4.2-3: The project would not substantially degrade the visual character or quality of the site
and its surroundings. (Less Than Significant)

The project site is located in a part of Los Gatos that is developed with single-family residential uses. The
project site was developed as a convent under a use permit issued in the 1950s. The visual character of the
surrounding project area reflects recent and well-maintained residential development on large lots
(ranging between 0.2 to 0.9 acres) with ample landscaping. Native vegetation in the area is interspersed
with landscape plantings that provide a semi-rural character for the hillside neighborhood. The southern
part of the project area is comprised of open areas that are a part of Novitiate Park and St. Joseph’s
Regional Open Space, further contributing to the rural character of the project vicinity.

The 10.3-acre site’s 85,000 square feet (s.f.) of building space, eight parking lots, driveways, paved paths,
unpaved service roads, and various landscaped areas are situated in the eastern central portion of the
property. Due to the concentration of the development within two relatively large buildings (Marian and
Siena), the visual character of the project site is dominated by development that appears more institutional
rather than residential. Extensive parking facilties on the project site also support the view that the project
site is the subject of uses more intensive than the surrounding residential neighborhood.

The proposed project would replace the existing site development with 17 single-family residential lots.
These lots would range from 0.5 to 0.8-acre in size, consistent with surrounding residential development.
The demolition of the site’s facilities and the development of the proposed residential lots would require
the removal of some trees as well as the 3-story Marian and Siena buildings and other structures. Up to
21% of trees on the site could be removed for demolition, road construction, and building pad clearance.
Of the 75 trees proposed to be removed, approximately 16 trees would be removed as part of road
construction, while the remaining 59 trees could be removed during future home development on project
lots. An additional 19 trees could be adversely affected by project implementation, and four of these trees
are located adjacent to Prospect Avenue (Tree #52 on Lot 12, #271 on Lot 15, and #351 and #352 on Lot
16). There are an additional nine trees that would be removed since they were determined by arborists to
be hazardous and six of these are located near Prospect Avenue. Potential loss of these trees could alter
views of the project site lots from Prospect Avenue. Despite the change in views from potential loss of up
to 22 trees along or near Prospect Avenue, overall views of the project site would change from views of
an institutional facility to views of single-family homes similar to the existing adjacent neighborhood, a
less-than-significant visual impact. Changes in views from the potential loss of the remaining 81 trees
(those on lots) would be considered by the Town during A&S review when these lots are proposed for
development. Most of these trees (proposed for removal or adversely affected by project implementation)
would generally be within the central portion of the project site; the majority of trees on the periphery of
the site would be preserved and would continue to provide screening of future residences on the project
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site. The proposed residences would be distributed throughout the project site and would include new
landscaping consistent with current plantings on-site and on surrounding residential properties. Tree
replacement ordinance requirements on individual lots would have to account for tree removals on lots as
well as those removed/lost due to road construction (see Section 4.3, Biological Resources, Impact 4.3-6
for more discussion).

The Town’s A&S review process for new residences proposed on the site would ensure that tree removal,
building design, and landscape planting would be consistent with design standards that guide residential
development in the Town’s hillside areas. The application of these guidelines, appropriate construction
standards, and building code requirements would ensure that the new residential development would
enhance rather than degrade the visual character of the project site, and would be consistent with the
quality of the site’s surroundings. As a result, the project would have a less than significant adverse effect
on the visual character or quality of the site and its surroundings.

Mitigation Measure 4.2-3: None required.
LIGHTING

Impact 4.2-4: The project would not create a new source of substantial light or glare which would
adversely affect day or nighttime views in the area. (Less Than Significant)

Existing buildings on the project site are presently equipped with exterior lighting, and lighting is directed
at on-site surface parking lots and driveways. The project would therefore not introduce a new source of
nighttime lighting, as similar residential uses and outdoor lighting are present on the project site.

Nighttime lighting would not significantly affect any adjacent land uses. The closest uses that would be
affected by nighttime lighting from the project would be the residential uses to the south on Prospect
Court and to the east across Prospect Avenue. Proposed retention of existing trees along portions of the
site boundaries and planting of additional landscape trees, combined with the separation between
residences, and the location of proposed buildings within the project site, would reduce the potential for
significant disturbance due to nighttime lighting. During A&S review, proposed residential designs would
be required to demonstrate project compliance with Town Code Section 29.10.09035, which prohibits the
production of direct or reflected glare (suc