December 2, 2025

Alameda County West BZA

Honorable WBZA members,

My name is Bob Fusinati and I've been a resident of Castro Valley for 30 years. The Mosaic project is
applying for a recreational facility, however their facility is a school and will operate during school
hours. As |am sure you are all aware, Alameda County defines specific times for school and, if you are
not in school during those times, the child is considered truant. The final EIR does not address the fact
that the Mosaic project is a school. Additionally, the proposed Mosaic Schoot development is so large
and dramatic that s it unclear as to why the Planning Commission has not reviewed their proposal and
seems unfair to ask the WBZA to review this project at this stage.

| want it to be clear, | think the Mosaic school’s mission is admirable. Their curricutlum is a powerful and
unique way to educate kids and their targeted student age is at a critical point in their learning. However,
their proposal lacks the needed safety measures in this location for a school. If you ignore the fact that
this in no way fits with Measure D or the Williamson act, by not calling it a school there is an avoidance of
safety requirements that would be required for a school.

Why this is a school:

1. The partner schools sending the students, call it school and it counts toward their compulsory
school time.

2. Ithas a structured curriculum.

3. Mosaic projects 2023 990 tax form states that itis a school, which Lara Mendel signed as the
executive director. (Copy will be provided at the WBZA meeting).

4. The Mosaic project’s Mission statement states that it is an educational program to teach social
skills with a Core mission of Diversity, equity, empathy and conflict resolution.

5. The counselors are trained instructors and by their own words on their website “formalized
schedule lessons, workshops, and guided sessions”.

6. Their first two applications to Alameda county stated it was a school only to be changed on the 3rd
application without changing what they are teaching or actually doing at the school.



7. Alameda county’s definitions section 17.04.010 "2. School, attendance at which satisfies the
requirements of the compulsory education law of the state.” Also see point 1. The student’s visit
to the school counts as school time.

8. Ifitis a camp then by Alameda county’s definitions, the students are truant while attending the
Mosaic school since it operates during school time and therefore should not be allowed to
operate.

9. Ifitwas a camp then why not just operate during the summer or holidays like other camps? There
is no CUP that restricts the operation during school time.

10. They partner with public schools for the outdoor learning and forming an extension of the
classroom learning.

11. Mosaic project is like the Walker Creek Ranch (Marin County) and the YMCA outdoor science
school, both of which are classified as schools.

12. In Mosaic project’s articles of incorpgoration it states they are a school.

13. Federal, State and Local funds directed to the schoots are all based on student enrollment and
required time spentin school. This requirement is met while attending the Mosaic School.

14. In the Mosaic Project’s 2024 Annual report, page 3, Lara Mendel, their executive Director, states

“we Teach...we must use the Mosaic lessons”. Further there are countless references to teaching and

lessons throughout the Annual report. These comments are attributed to schools not camps.

15. Lara Mendel, the executive director and co-founder of Mosaic, states clearly in several speeches
“lwill tell you a secret, it is a school”. I've provided links to times Lara states that this is a school.

Video Link1:

the Executive Director of the Mosaic project outdoor school, stating

this: https://www.youtube.com/watch? v=pSIGhn)_lvU at the 10:52 mark, though she discusses their
students and their curriculum throughout.

Video tink2:

ttps://wwwyoutube.com/watch?v=ZL650TDNE0S just past the 1 minute mark they say it's an outdoor
school.

Video link 3:

hitps://greatnonprofits.org/org/the-mosaic-project Information on Growth 3:30 min into video and
clarifying “it's a school 8:00 min into video”.

If Mosaic was a camp it would have the features of a camp as defined by Alameda county.



1. Recreation and leisure (sports, games, crafts, general outdoor play would be its main focus).
Recreation is not mentioned is not even mentioned in Mosaic’s project description.

2. Emphasis would be on recreation rather than structured teaching.
3. The facilities would operate only during off school time such as summers, or vacation periods.

4. The facilities would be minimal and temporary. Their proposal is neither minimal or temporary.

By not calling it a school you sidestep much more severe Safety regulations such as the spraying of
pesticides by adjacent properties, the operation of the winery directly next door, offsets maintained on
the creek given the extreme drop offs, establishing clear fire safety zones, emergency evacuation
standards, and the ADA requirements that are not fully implemented at the level required by a school.

For me and my family the greatest risk is the increased fire risk. We are in the highest fire risk area at tier
3. The Mosaic school’s Safety plan and evacuation process, Final EIR Appendix M, page 4 and Executive
Summary page 1-29 Wildfire, has the escape plan being to exit the only road coming in or out of the
canyon using a school bus that is not on the premises. The EIR fails to mention the potential fire risk from
the children present on site, only sparks from cars and states that signage will be posted to address the
issue. This is not adequate or safe. The same road that restricts weight to 7 tons and length to 38

feet. The restriction is because anything longer cannot turn around in the canyon. Note our fire trucks .
exceed the 38 feet so escaping traffic will be blocked. Further, the school buses they would want to use
are type D and are either 40 or 45 feet long, so if they enter the canyon, other residents willnot be able
leave. Further, no school in Alameda county has the 12 or more required type A busses that would fitin
the canyon to allow for an evacuation. More amazingly, the school sits at the base of a heavily wooded 30
degree grade area directly betow the Columbia housing development with 541 homes. In Cull Canyon,
with approximately 150 residents across 10,000 acres of agriculture, we have about 1 fire scare (a fire
thatis put out) every other year and that is with a group of people who deeply understand the fire risks
and have equipment to stop it. As opposed to the school which wilt have 4th-5th graders (ages the school
targets) which are the highest percentage that start accidental fires according to multiple studies.

My family is prepared to evacuate because we spend money maintaining an emergency evacuation path
directly out to crow canyon with a side by side 4-wheel drive vehicle parked in our garage instead of our
car. There would be no such evacuation path possible for the kids at the Mosaic school. There is no other
path for them from that property other than the way they came into the canyon.

Please recognize this as a school and that it clearly violates not only the intent of measure D and the
Williamson act but creates an unsafe environment for the students, existing Cull Canyon residents and
the Columbia housing development.



Attachments area

Preview YouTube video Mosaic 2012 Fundraiser HighlightsPreview YouTube video Mosaic 2012 Fundraiser
Highlights

Respectiully,

Bob Fusinati
15282 Cull Canyon Road

Castro Valley, CA 94552
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December 3, 2025
TJo the WBZA Members,

This response to the staff report on the Mosaic Projectis based on established facts and
applicable agency policies, zoning, ordinances, Measure D, and the Williamson Act. The
analysis excludes personal opinions or my affiliation with WBZA. Review of Alameda County
Zoning Ordinance, Title 17—Zoning, and Chapter 17.04 shows that Agricultural {A) zoning
aims to preserve land for agricultural and rural purposes. Permitting an Outdoor Recreation
Facility as a conditional use would conflict with these protections by threatening farmland
and setting a negative precedent. Based purely on statutes and regulations, the Project fails
to meet conditions for a permit and threatens long-term agricultural stewardship.

CONFORMANCE WITH THE ZONING ORDINANCE

The Project site is zoned Agricultural (A}, a designation that exists to protect and preserve
land for agricultural and nonurban purposes. Permitting an Outdoor Recreation Facility as a
conditional use in this zone undermines the intent of the zoning crdinance, which is to
conserve agricultural uses and prevent encroachment by urban developments. While a
Conditional Use Permit is required under Alameda County Zoning Code Section 17.54.130,
the rationale for allowing urban-style recreation on agricultural designated land is deeply
flawed. Such a use would set a dangerous precedent for future development, eroding the
agricultural base and ignoring the fundamental reasons for zoning protections. Special
consideration must recognize the irreversible environmental consequences and loss of
agricultural value, not merely site compatibility.

Title 17 — Zoning, Chapter 17.04 Definition and Findings

The definition of an outdoor recreation facility encompasses a range of urban amenities—
parks, ptaying fields, golf courses, pools, camps, resorts, and recreation areas. These are
urban features inconsistent with the agricultural character of the area. The four findings
required for approval of such conditional uses are not met in reatlity:

The proposal in this location is not required by public need; public needs in agriculturally
designated lands are better served by protecting food production, natural habitats, and open
space.

The use is not properly related to surrounding agricultural land uses and rural infrastructure.
Urban facilities are inherently incompatible and disruptive to established agricultural and
ecological systems.



The project will materially and adversely affect the health and safety of the community by
increasing traffic, urbanization pressures, and environmental harm, directly contradicting
the stated goals of environmental protection.

Approval would be contrary to the specific intent and standards established for the location.
It subverts the protective purposes of agricultural zoning, risking the loss of farmland and
open space to creeping urbanization,

The Project does not, upon closer scrutiny, satisfy the findings necessary for a conditional
use permit. Instead, it jeopardizes long-term stewardship of the land.

CONFORMANCE WITH GENERAL PLAN

Although the Castro Valley General Plan designates the site as Resource Management, this
designation intends to prioritize agricultural, habitat protection, and watershed
management uses. The plan explicitly warns against development in areas with unstable
hillsides, including those with sensitive environmental features. The Project, masquerading
as an Outdoor Recreation Facility, is an urban intrusion disguised as a compatible use. It
does not truly support the goal of maintaining adequate sites for the community; rather, it
threatens the optimal use of land by introducing unsustainable expansion. The proposal’s
mission, while nable inintent, cannot justify the environmental costs, nor can it override the
General Plan’s commitment to preservation. The influx of up to 95 students at a time, plus
staff, for multi-day events introduce urban densities and infrastructure, undermining open
space and habitat protections.

Castro Valley General Plan: pg 3-12 states “Cull Creek Canyon. This area contains a major
creek and has significant biological resources as well as steep slopes. Thus, development in
this area should be limited to protect these sensitive areas.”

CONFORMANCE WITH MEASURE D

Measure D, the Save Agriculture and Open Space Lands Initiative, was enacted to strictly
limit development in rural Alameda County. It exists to preserve agricultural lands and
natural qualities from excessive, harmful, and poorly located development. Although the
proposed buildings claim to fall below square footage thresholds, it exceeds the FAR. This
technical compliance misses the broader point: Measure D was designed to prevent
precisely this kind of non-agricultural, urban-style facility. Clustering buildings within a 2-
acre envelope does not mitigate the fundamental issue—urban development on
agriculturally protected rural land. Excluding barn and mobile home from the building
envelope, or citing technical allowances, fails to address the core violation of Measure D’s
spirit. The Project, by its very nature, conflicts with Measure D’s mandate to safeguard rural
landscapes, wildlife habitats, watersheds, and agricultural viability.



CONFORMANCE WITH WILLIAMSON ACT

The Williamson Act is a cornerstone policy for protecting California’s farmland. Its contracts
ensure continued agricultural production and prevent urban conversion. The Project site,
though not classified as Prime Farmland, is still under contract for agricultural use. The
proposal stretches the definition of “compatible use” beyond reason. While the applicant
claims over 50% of the land will be used for forest product harvesting and small-scale
agriculture, this is a token gesture that fails to hide the real impact: urban development,
increased human density, and new infrastructure. Introducing dozens of students and staff,
building cabins, cafeterias, and access roads, and selling CSA boxes does not qualify as
incidental to agriculture; it is a thinly-veiled attempt at urban expansion. The Project would
permanently alter land use patterns and undermine the intent and enforcement of the
Williamson Act. The long-term productive agricultural capability would be diminished, and
future agricultural operations threatened by urban encroachment,

CONFCRMANCE WITH THE CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA)

The claim that the Project’s environmental impacts would be “less than significant” is highly
questionable. The Environmental Impact Repaort process failed to fully account for
cumulative, long-term, and indirect impacts. The introduction of impervious surfaces,
increased water use, and new wastewater systems disrupt natural hydrology and soil
function. The proposed water and waste infrastructure, relying on reverse osmosis and
septic systems, risks contamination, depletion of water sources, and alteration of creek
flows. The review process discounted legitimate concerns about resource limitations, fire
safety, and habitat fragmentation. The so-called “Reduced Footprint Alternative” is still a
substantial urban intrusion and cannot be considered environmentally superior when
compared to leaving the land undisturbed and dedicated to agricultural use.

GENERAL DISCUSSION: Envirgnmental and Resource Destruction

Report claims rigorous review, yet the proposal advances despite clear environmental red
flags. The envircnmental analysis fails to address the full scope of harm:

Loss of open space and agricultural lands, reducing local food security.

Habitat fragmentation and loss of biodiversity, especially for native species.

Increased demand for water, land destruction and waste management, straining already
scarce rural resources.

Higher risk of fire and pollution due to new buildings and human activity.

Irreversible changes to land use patterns, encouraging further urbanization.

These impacts contradict the stated policy objectives and the legal requirements for rural
zone protections.



TENTATIVE FINDINGS IN SUPPORT OF THE CONDITIONAL USE PERMIT — Rebuttal

The findings presented in support of the Project are misleading and unsupported by
evidence.

Finding 1: Public need is not served by sacrificing agricultural land for urban recreation. True
public need lies in environmental stewardship and the protection of rural areas.

Finding 2: The facility is not properly related to surrounding land use; it introduces
incompatible urban functions that disrupt the agricultural context.

Finding 3: Health, safety and environmental sustainability are put at risk by increased traffic,
urban densities, land destruction, urban development and environmental hazards, not
improved as claimed.

Finding 4: The proposalis squarely contrary to the intent and standards for the Agricultural
district, undermining the very policies designed to prevent urban encroachment.

CONCLUSION & RECOMMENDATION

The Mosaic Project CUP application for an Outdoor Recreation Facility is riddled with
incorrect, misleading, and biased information. The proposal threatens current environment,
resource availability, and legal protections for agricultural land. It represents urban
developmentin direct violation of Measure D and the Williamson Act, threatening the long-
term viability of rural Castro Valley. The proposal should not be approved in order to uphold
the principles of agricultural preservation, environmental stewardship, and legat
compliance. Protecting the land for its intended rural uses is not just a policy necessity, itis
a moral imperative for generations to come.

Sincerely,
Teddy Setbert

Owner / TwiningVine Estate Vineyard and Winery LLC est., 2003

16851 Cull Canyon Rd. Castro Valley CA 94552



12-3-2025

Hello,

I am writing in opposition to the proposed Maosaic Project development on Cull Canyon Rd. As |
understand the A district zoning in Alameda county which Cull Canyon falls into a project like this would
not be an acceptable use. Some exceptions can be granted thru conditional use permits but this projects
scope goes well beyond what should be allowed and is not in compliance with the language or spirit of
what the zoning restrictions and Measure D are trying to enforce.

How then is this even being considered? Why do we even have zoning restrictions if they are not going
to be followed?

There are many other concerns beyond the zoning noncompliance which make the site chosen not a
good fit for the proposed project but | don’t feel those need to be discussed if the proposed project
does not comply with the zoning.

How can a project of this size even get to this point when it is grossly non-compliant with the A district
zoning restrictions that are in place and have been bolstered over the years with voted in measures?

Thank you for taking my point of view into consideration.

Bart & Jocelyn Girard
11450 Cull Canyon Rd.

Castro Valley, Ca 94552






Dear WBZA Board Members,

| want to address your upcoming review of the Mosaic Project’s proposal to create a school

in Cull Canyon and why there are simply not enough water resources to support the project.

Cull Canyon is fed only by seasonal rainfall and small creeks, neither of which have retiable
year-round inflow. During dry years the surrounding wells drop significantly, and
groundwater recharge is slow. As stated in the Final EIR, the Mosaic wells “would have an
impact on groundwater supplies if these wells would resutt in a decrease in

groundwater supply for the area surrounding the project site.”" Upon reviewing the Final EIR
water statics, | wanted to bring to your attention the incomplete data and inaccurate
inferences made.

The Final EIR states that the wells will “ be pumped cn an intermittent basis, typically less
than 150 days/year,”' and that “The average daily demand is 1.5 gpm and the maximum
daily demand is 2.76 gpm, whereas the rated capacity of the wells is 7.7 gpm”'. What | find
troubling is that in order to accommodate the water needs of the school, which the EIR
states is 3,975 Gallons Per Day, the wells would need to run continuously, 24 hours a day,
at the maximum daily demand of 2.76 Gallons Per Minute to pump 3,975 Gallons Per Day.
Even if the wells were run at their rated capacity of 7.7 Gallons Per Minute, generating 3,975
gallons would take 8.6 hours, which is double what The Hydraulic Institute considers
“intermittent™?,

These calculations also do not factor in the use of a reverse osmosis system, which is not
mentioned in Chapter 4.8 Hydrology and Water Quality calculations. Instead, a reverse
osmosis system is briefly mentioned in the Staff Report “for potable water”®. When you
consider that a highly efficient reverse osmosis system is capable of creating 1 gallon of
potable water for every gallon of waste, the Mosaic School would be operating their wells at
a net deficit each week requiring them to pump continuously, even when children are not
onsite to replenish their water storage. Now consider that the Mosaic Project’s EIR
expresses the wish to expand sessions and size in the future, the site will run out of water
nearly instantly, forcing the need for water to be trucked into the Canyon, damaging the

road and increasing traffic. The EiR also does not explain how the reverse osmosis brine



will be removed from the site and how they plan to handle the added abuse to Cull Canyon
Road from the brine tanker trucks.

These calculations also do notinclude their fire suppression needs, which account for
44,000 gallons. The tank would take 12 days of continuous pumping at max capacity in
order to fill. Nor have we added in garden watering, tandscaping, and water for livestock.
This project will push the property’s resources and the resources of the canyon past their
braking point.

Approving this project without a proven, reliable, long-term water source would be

irresponsible and unsafe. Cull Canyon does not—and cannot—sustain this level of use.
Thank you for your time,

Stephen Wyszomirski

Cull Canyon Resident



December 3, 2025

West County Board of Zoning Adjustments
224 W. Winton Avenue, Rm 111
Hayward, CA 94544

Re: The proposed Mosaic Project located at 17015 Cull Canyon Road, Castro Valley.
Dear WBZA members,

While we believe that the Mosaic project is a worthy cause, we are extremely concerned about the
proposed location. Below please find some of our comments and concerns regarding the Mosaic School
project.

1. The EIR has been prepared based on inaecurate information.
According to Mosaic’s own website, they state that their goal is to
“Quadruple the number of participants served annually from 7000 to 31,000 kids.”

https://mosaicproject.org/building-our-future/
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2. Mosaic is actually a school not an outdoor/recreation site.

They have re-branded the project in hopes of building according to the standards of an Outdoor project or

recreational site vs. a school. https://greatnonprofits.org/org/the-mosaic-project
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The Mosaic Project Director/Co- Founder herself, states “we are a school, not a summer camp”.

3. The EIR does not adequately take into account parking and the turnaround/exit area needed
for the buses and emergency vehicles.

[ have observed multiple times a school bus or semi-truck trying to back out of the canyon. I have
observed delivery trucks “stuck® in the canyon with no where to turn around.

The county has signs posted advising “No vehicles over 7 tons”. Buses are on average 10-15 tons.




4. The EIR states there is sufficient ground water supplies.

Based on the experience of the local residents, there is not sufficient ground water supplies available
to serve this project. The wells will not be able to keep up with demand. Additionally, the amount
of water needed per student is grossly underestimated.

Measure D, Policy 236 states: “The County shall approve new development only upon verification that an
adequate, long-term, sustainable, clearty identified water supply will be provided to serve the
development, including in times of drought.”

Their wells have not been tested for long term, sustainable supply.

5. The EIR states that the Mosaic property is adjacent to the Eastbay Regional Parkland but in
reality, it is land locked, bordered by the neighboring property to the west.

6. The EIR does not reflect the massive impact that the school will have on the environment
and local species.

According to page 1-15 the EIR:

BIO-2 The proposed project would not have a substantial adverse effect on any riparian habitat or other
sensitive natural community identified in local or regional plans, policies, regulations, or by the
California Department of Fish and Wildlife or U.S. Fish and Wildlife Service. - LTS




How can thousands of children annually, living for a week at a time within a 2-acre parcel, and
hiking or playing on the adjacent 35 acres NOT have a substantial adverse effect on the sensitive
wildlife in the area?

We have on multiple occasions seen the Alameda Whip Snake in different locations within this canyon, in
locations NOT within the boundaries shown on the EIR Special-Status Animals and Critical Habitat map.

7. The EIR does not accurately reflect the actual amount of wastewater that will be generated,
or the need to truck out 50% of the water rejected by the RO (Reverse Osmosis) system.

8. The EIR does not accurately reflect real life fire scenarios.
In October 2019 our neighbor directly to the south had a fire. Their barn and in law unit were
completely destroyed. The trucks used all the water available to them and ended up just letting the
structures burn due to lack of water to fight the fire. They eventually ended up trucking in water in order
to make sure the fire was completely out, which took hours.

There are no fire hvdrants on Cull Canvon Rd and it is a dead end.

The huge increase in people in the canyon from the project, the number of juveniles and the “camp fire”
pose an extreme increased risk of fire and if the road was blocked by the fire department, there would be
no way for the residents to escape.

Additionally, there is NO place for the students and staff to “shelter in place”.

The canvon is considered a high fire risk location.
Most of the residents have already lost their home owners insurance due to the high fire location of
the properties.

9. The EIR does not fully address the potential for Human/Wildlife interactions.

The canyon area is home to many dangerous animals including:

Mountain Lions, Bobcat, Fox, Rattlesnakes and Wild Boar which are spreading rapidly and destroying
property throughout the canyon, even along the side of the road and creek bed along the proposed
Mosaic property.

10. How can a school be allowed to be directly adjacent to a winery, where wine is stored and
served? If the table were turned, a winery would never be considered for a location next to a
school!

11. Why have no alternate sites been considered in the EIR?

12. The storms of 2023 have significantly eroded the buildable area of the proposed project.
Many of the properties along the creek have lost “real estate” due to the significant
landslides. This will likely happen is future vears and further limit the usable area of the
school.



13. The project does not meet the criteria for Measure D. The EIR states that Mosaic’s primary
use is agriculture through the foraging and the sale of subscription boxes of “forest
products”. This is ridiculous and an obvious attempt to try to meet the agriculture
requirement.

14. The project does not meet the criteria for the Williams Act. The residential use buildings
are well over the 12,000 sq. ft cap. (The dining hall, bathrooms, cabins and staff housing)
Additionally, this project does not meet the definition or a Passive Recreation Area as they
claim.

According to the Staff Report, Page 11, Section CONFORMANCE WITH WILLIAMSON ACT, it
states,

“The Project falls under the passive recreation guidelines of Uniform Rule 2, which is allowed on
nonprime land anywhere on the contracted property except where and when that activity would interfere
with the primary agricultural use. Uniform Rule 2 requires that uses of the land for other than agricultural
uses must be compatible with the agricultural use and in a scale that maintains agriculture as the primary

3

use

The definition of a Passive Recreation Area is this:

A passive recreation area is generallv an undeveloped space or environmentally sensitive area that
requires minimal development. Entities such as a parks department may maintain passive
recreation areas for the health and well-being of the public and for the preservation of wildlife and
the environment. The quality of the environment and "naturalness” of an area is the focus of the
recreational experience in a passive recreation area.

https://definitions.uslegal.com/p/passive-recreation-arca/

15. There are No restrictions listed on the Conditional Use Permit which is highly unusual. If
approved the camp will be able to operate without any restrictions and expand however they
see fit.

16. The Redwood Christian School project on Palomares Canyon was denied. Allowing this
project sets a precedent and opens the county up to a lawsuit.

In conclusion, this EIR and the planning for the project as a whole, seems to have been conducted
by people who are NOT familiar with Cull Canyon.

This project should never have been allowed to reach this stage and is completely inappropriate for this
site. This should have gone to the Planning Commission and the Ag Committee for them to weigh in.

Allowing this project would set a dangerous precedent that would lead to further development and
destruction of the agricultural lands of Castro Valley.

5



Exactly the opposite of the intent of Measure D:

“to preserve and enhance agriculture and agricultural lands, and to protect the natural qualities, the
wildlife habitats, the watersheds and the beautiful open space of Alameda County from excessive, badly
located and harmful development.”

While we are completely in support of such programs meant to serve the children, Cull Canyon is not the
right location for this project.

We respectfully ask vou to deny this project.
Thank you,

Sincerely,
Alana Koski
Cull Canyon and longtime Castro Valley resident
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December5, 2025

West County Board of Zoning Adjustments
224 W. Winton Avenue, Rm 111
Hayward, CA 94544

Re: The proposed Mosaic Project
Dear WBZA Members,

Thank you for your time and for the opportunity to share both my concerns and my
professional opinion regarding the proposed Mosaic project concept on Cull Canyon Road.

My name is Jon Koski, and | have lived in Cull Canyon for 13 years. | have been a general
contractor since 1992, working in both commercial and residential construction and
development. Based on my review of the preliminary plans {Exhibit C), the Final EIR, and
other County-provided materials, | am writing to address issues related to the project’s
layout, construction feasibility, and long-term maintenance.

First, the project, as proposed, does not comply with Measure D, the Williamson Act, or
current AG zoning requirements.

Additionally, the plans are vague and lack essential details regarding how the facility will be
constructed. For a project of this size and community impact, far more information is
necessary, including complete topographic elevations, specifications for fire-resistant
construction materials, and a clear maintenance schedule—so that informed decisions
can be made.

Several technical issues require particular attention:

+ The absence of complete topographic elevation data raises serious concerns.
Based on what is shown, the septic field appears to be uphill from the greywater
field, creating a significant risk of contamination.

» Allmajor site elements—including roads, parking, cabins, dining hall, office, staff
housing, meeting spaces, restrooms, kitchen, wells, drainage, tanks, gardens, leach
fields, fire pit, trash areas, and more—are compressed into the required two-acre
operational boundary. This leaves no flexibility for unforeseen conditions during
construction or future operational needs such as expanded parking.

« Important components, including fire-suppression water storage, potable water
systems, amphitheater, garden, caretaker unit, and RW storage tanks, are shown
outside the required two-acre area, which is inconsistent with project constraints.



The creek bank has been re-surveyed in recent years due to erosion and shifting flow
lines. This is an ongoing, annual process. Even if construction complies with current
setbacks, natural movement will likely cause future encroachment into restricted
creek-bank areas.

The plans lack adequate ADA compliance details, including paths of travel,
accessible routes, and accommodations for sloped terrain. With the natural grade
of the site, maintaining acceptable slopes for paths, ramps, and landings will be
difficult.

The proposed septic and greywater areas appear to be the only outdoor space
suitable for children’s play—an unsafe and impractical arrangement.

The entire creek bank is steep, hazardous, and subject to high-volume, fast-moving
water flows—=8 to 10 feet deep during normal seasonal rainfall. This poses
significant safety risks. The ptans do not show guardrail or protective barrier details
needed to safeguard children or creek bank.

Wooden steps at cabin egress points and restrooms located far from cabins raise
nighttime safety concerns due to active wildlife (rattlesnakes, wild pigs, mountain
lions, coyotes, etc.).

Bus parking is not identified, which is a critical omission for both daily operations

and emergency evacuation scenarios. Also note there is a Cal Trans No Bus Sign at
the beginning of Cull Canyon Road. If buses are not used then smaller vehicles will
mean even more traffic on Cull Canyon Road and even more parking needs on site.

Pervious asphalt surfaces are prone to clogging from site debris, mud, and traffic,
leading to long-term maintenance problems.

The caretaker house and its leach field encroach into setback areas, and traffic will
cross over the leach field—an unacceptable design issue.

The water system is unproven and appears inadequate, especially given the
additionat truck traffic required for off hauling of the Brine (wastewater) Only 50% of
the water they take will be used at the project.

Mosaic’s website indicates a future goal of hosting 31,000 students annually,
which is incompatible with the current plan. The two-acre footprint cannot
sustainably support such expansion.



= The facility will require substantial ongoing maintenance, resulting in daily traffic
from delivery trucks, buses, landscaping crews, tree crews, plumbing, electrical and
HVAC services, wildlife control, and more.

In summary, approving the Mosaic Project on Cull Canyon Road would violate existing
codes, ordinances, and legislation. The EIR & CUP provides no enforceable mechanisms to
mitigate these issues. The construction design is overly constrained, the operating systems
lack demaonstrated feasibility, and the natural resources of Cull Canyon cannot support the
project as designed—let alone its anticipated future growth. The site is hot logical,
practical, or suitable for this use.

Thank you for your attention to this matter.

Sincerely,
Jon Koski






From: datich@aol.com

Sent: Wednesday, December 3, 2025 B:46 AM
To:
Subject: Letter Against Mosaic Project  Daniel and Carol Tichenor

The purpose of this email is to express our deep concern about the proposed Mosaic Project for Cull
Canyon. We have lived in Cuill Canyon since 1980 and are deeply aware of the high risk danger for

this eniire canyon.

Our primary concem about living in Cull Canyon is the limited egress in the event of fire. Locating the
Mosaic Project in this canyon presents a major safety concemn.

Recall the East Bay Hills fire of 1991, that killed 25 people and injured 150 others, destroying 2,843
single-family dwellings and 437 apartments. That fire was not far from Cull Canyon. The risk of such
a fire would put youth participating in the Mosaic Project at grave risk. It brings to mind the disastrous
flood this past summer that hit Camp Mystic, a girls' summer camp in Hunt, Texas, resulting in 27
deaths.

A youth camp must be located in a place with adequate emergency egress. The current roads are
inadequate to allow safe exit for fire or floods for current residents, much less scores of other youth.
We are long term supporters of programs for youth, but not when their lives or ours can be in

jeopardy.

Carol and Dan Tichenor
11478 Cull Canyon Road
Castro Valley, CA 94552

* This email was sent from an external source. if you do not know the sender, do not click on links or
attachments, **






From: Norma F. <appytrls@msn.com>

Sent: Thursday, December 4, 2025 1:42 PM
To: West BZA Hearing, CDA
Subject: Fw: Mosaic Project

From: Norma F. <appytris@msn.com>
Sent: Thursday, December 4, 2025 1:40 PM
To:

Subject: Fw: Mosaic Project

From: Norma F. <appytris@msn.com>
Sent: Thursday, December 4, 2025 1:34 PM
To:

Subject: Fw: Mosaic Project

Hi. Please forward my letter and put it on record to the WBZA members re: Mosaic Project

The conditions of a CUP is designed to ensure that the use of a particular site is compatible with the
surrounding land use. These conditions involve public safety, neighborhood impact, and site
suitability. Concerns regarding the Mosaic Project about site prep, water, sewage, traffic, fire danger, wildlife,
and noise are VERY real. You cannot say that cutting down 40-50 trees and grading the steep hillside will have
no impact on the environment, watershed and wildlife. You can see from my pictures taken during the big
storm 22/23 that Mother Nature' ultimately wins. The first picture was taken from the corner of Heyer and
Cull Canyon Rd. overlooking the meadow/hiking trail. The other pictures were taken in the vicinity of the
proposed site. The water coming down the creek was pretty wild with lots of debris and mud. Water and mud
covered the road and flooded the next-door vineyard. The creek and road had many fallen trees and
undermined the road in several places. Power was out on many occasions. Putting up sixteen buildings, water
tanks, septic system, water treatment plant etc.. will have a SIGNIFICANT impact on the surrounding
area. Just any destruction/construction alone will have an impact on the old road. As well as any
buses. Wells do run dry as many residents along the canyon know. Many have to haul in water in dry
years. Water usage at the site will be huge. Bathrooms, showers, washing, dining,hall, staff housing, gardens,
etc. A huge factor is fire danger and evacuation. Never say never. And you can never be totally prepared. Cull
Canyon is a very narrow two-lane road that dead ends. In case of a wildfire, the fire dept. would likely close
off the road to manuveer their own equipment. And then there are the homes (Colombia) above the project
site. The canyon is a very quiet, rural, serene canyon. How can you say that the programs/noise of 90 plus
excited/motivated school age children is not going to have any impact on the nearby residents. This seems to
have been glossed over as no impact. A lot of issues were deemed "“less then significant”. Drive by a school at
recess sometime. Sound travels very far and wide in the canyon. {Check out some of the Mosaics camp
videos). The Williamson Act and Measure D have been put in place for a reason. For years, the Mosaic group
has been trying to circumvent or find loopholes in these measures. 37 acres is not the required acreage for
the Williamson Act. Selling a few eggs and harvesting "woodland products” ?7? does not adhere to the
standards of compliance. People/ranchers/farmers legitably on the Williams Act have to abide by strict

1



regulations, The group over the years has constantly changed their wording to try to conform with
zoning/planning. From a school to a camp, outdoor project and now a recreational facility. Then at first it was
a fire pit, then to a council ring/ampitheater. How many other things could be changed or has been to suit
their needs? Reading thru the pages and pages of their proposals | came across "future foreseeable
development”. What does that pertain to? Over the years, this is the third time I have written regarding this
project. As have many, many others regarding the NEGATIVE impact a project of this magnitude would have
on this rural canyon. This is getting old. Another suitable site should be found. Quit trying to ramrod this one
on the community. The MAC committee was VERY correct in unanimously denying the project at that site.
While the Mosaic Project has its merits, the Cull Canyon location is definitely NOT suitable for such a large
operation. You can't put a square peg in a round hole, Thank you for your time, Norma Franchi

T

From: Narma F. <appytrls@msn.com>
Sent: Tuesday, December 2, 2025 2:18 PM
To: Nerma F. <appytrls@msn.com>
Subject: Mosaic Project















Sent from my iPhone

* This email was sent from an external source. If you do not know the sender, do not click on links or
attachments. =






December 4, 2025

West Board of Zoning Adjustments
224 W. Winton Ave, Room 160
Hayward, CA

Via email: wastbzahearing@acgov.org

Dear WBZA Members,

| am writing to you regarding an agenda item on your 12/10/2025 meeting regarding The
Maosaic Project. This project’s Final EIR is problematic in a number of key areas, namely fire
safety and evacuation, Water availability with proposed reverse osmosis and a never
before used gray water and septic system, land use incompatibility with the
Williamson Act and Measure D, and the fact that the project is really a school, not
simply a recreational facility as their application wrongly states. A schoolis an
incompatible under prevailing laws for land use. Finally, noise is also of paramount
concern. Their decibel calculations do not fully take into account the way sound travels
and echoes in the canyon. Additionally, there are no stated limits on the CUP they are
seeking.

As you are likely aware, the Final EIR was not certified by the Castro Valley Municipal
Advisory Committee (CYMAC) during their hearing of this project at their August 25, 2025
meeting, and all members voted NO on allowing this project to move forward. The CYVMAC
also heard an earlier version of the EIR a few years ago and voted it down at that time.
CVMAC members stated many of the issues I've hightighted above as their primary issues.

Before | address the above issues, | believe that the WBZA should know that many
questions during the Draft EIR process were never included in the Final EIR and that,
through this long process, it is obvious that county individuals involved have tong left any
pretense of an impartial adjudicator and calls into question the independence of the Final
EIR.

Independence of Report:

There has been a compromise of the independence of the report, either from the county or
Place Works, the preparer of the EIR. Itis so deficient and erroneous that we suggested in



our 2023 letter that a new preparer of an EIR and/or different individuals within the county
be charged with writing the report. As it stands today, the EIR report reads like an
advertising tool for the Mosaic school as opposed to being a truly independent
Environmental Impact Report. All the concerns t list below were asked by the public in
early parts of the process and either were not included into the final EIR or were given very
superficial responses.

1. The Hydrology report referred to in the EIR is not a hydrology report. 1tis missing critical
data around water refresh rates and sustained use. Somehow, they determined that the
water issues are Less Than Significant/Minor and mitigatable, however, we know wateris a
significant factor for the entire canyon. Two years ago, half of the wells in the canyon went
dry at the end of the summer yet somehow the Mosaic project will have a magical set of
wells that produce millions of gallons of water (the amount needed if code is followed} that
will be needed for the school. Cull Canyon does not have an Aquifer and relies only on rain
water retention. Please note that all the surrounding properties have struggled with water
issues and they all have less then 10 people on properties with much more acreage to pull
from, with most parcels being 100+ acres. In fact, the well sighted in the report that will
produce 4.7 gallons per minute (GPM) during sustained periods would be the highest
producing well in the entire 10,000-acre canyon. It also does not match any sanity test and
the county needs to independently verify this claim beyond those currently involved. Our
very real concern is that the neighboring properties will be severety impacted by this huge
development with so many people using their facilities on a year-round basis.

2. Misrepresenting the true purpose of this project by not stating this is a school as shared
by the Mosaic's Executive Director, Lara Mendel {(video of her stating this was provided to
the county and no action was taken). By avoiding the school label multiple major issues
such as additional safety requirements, location next to a winery, location next to pesticide
spraying, proximity to creek drop offs, fire escapes, on the buildings, playground obstacles,
additional fire sprinkler systems, etc.

3. The EIR did not highlight that there is no provision for a project like this within Measure D
and the Williamson act, The project's primary objective is not Agriculture, which is a
requirement for being in the Williamson Act. The placement of the buildings would, directly,
interfere with the ability to do agriculture on the property.

4. The EIR calls the adjacent winery an "Event Center,” ignoring their CUP provision of only
allowing 12 wine-related events a year that must end by 9pm. Event center is not part of
Twining Vine Winery's title, and their events are directly related to agriculture.



5. No research was done on related attempts to build structures in Castro Valley Canyon
lands that are not related to agriculture, like the Mosaic School, that have been
consistently denied for the area. {i.e. the MA Center on Crow Canyon Road in Castro
Valley.) The EIR cites exampies, none of which have been approved or built so are not true
examples but stated as reasons this should go forward in the final EIR.

6. Using data provided by the Mosaic School to justify operating requirements such as
water consumption based on “Pioneer Camp” standards instead of stating code and what
is required to be available to meet code.

"7. They did not use Code requirements for the new Septic design and have not sized itto
handle all waste waters which is required by the code. Further, allowing other activities to
occur on the septic leach field even though the septic leach fields are typically fenced off
frorm any other activities.

8. Allowing the building envelope 1o not use a rectangular shape as stated in the
Williamson Act and not highlighting this violation in the report. Further the unigue shape
the county is recommending still does not include the following structures: caretaker unit,
(which is a mobile home with no foundation) fire suppression system, storage for portable
water system, garden, campfire and RW Storage tanks. All structures are by codetobeina
2-acre rectangular area.

9. Not using all of the community's concerns in the EIR scoping requests that were
prepared to help improve the guality of the EIR. During the draft process we had to
resubmit all our notes for the second draft EIR only to have all of them ignored a second
time.

9. Not highlighting the fact that the trails they refer to for use cross a neighbor's property
lines, thus requifing trespassing to use the area referred to in the report. Further, not
highlighting the fact that the neighbor has consistently denied access to their property for
such use, prompting them to install no trespassing signs.

10. Not stating that the current buildings on the property are in code violation. They are
planning concrete pours and permanent foundations yet are referred to in the EIR as
temporary as would be required to fit under the recreational use provision of measure D.

11. The ability for the Mosaic School to show that the EIR was complete on their website
hefore the county was able to give notice to residents that the EIR was complete. Showing
that the EIR preparers are in direct communication with the Mosaic School organization.



12. Height limitation is violated on the dining hall/convention center by more that 10ft
making it one of the tallest buildings in Castro Valley while denying in 2025 the adjacent
neighbor’s desire on their new structure to exceed the height limitation by 3 ft.

13. Ignoring the fact that the existing bridge is only 14ft wide while the county requires a
space of 20ft to allow for fire truck access.

14. No mention in the whole EIR that the road used for Cull Canyon residents is limited to 7
tons and 38 feet. Mudltiple references throughout the document require larger vehicles to
meet proposed operation.

Fire Safety & Evacuation

The Final EIR, Appendix M - Safety Guidelines & Executive Summary, Table 1, page 1-29,
states, in “WF-1: The proposed project would not substantially impair an adopted
emergency response plan or emergency evacuation plan,” and does not list any mitigation
steps required. This is UNTRUE. Further, their EIR states that the applicant will train their
teachers on evacuation plans, fire suppression, put up signage, and direct parents of the
students to not go to the school if there is an emergency. The students are 4" — 5" grade
children. This plan is completely inadequate and unrealistic. The school is planned to be
located immediately adjacent to a winery in a steep, heavily wooded area. If a fire breaks
out it would be disastrous, not only to the children and teachers at the school, but to all the
residents in the canyon with buses and parents attempting to come in to rescue the young
children. Residents attempting to evacuate from a Box Canyon with only one way in and out
would be blocked by the students’ parents. The parents would not follow the guidelines
suggested in their plan. What will happen is a rush of residents trying to evacuate while a
rush of parents will be trying to come in to save their children. Not to mention the fire risk
for the Columbia housing development just on the other side of the hill from the proposed
school development.

The whole canyon s a tier 3 fire risk, which is the highest the fire department has. Presently,
152 people across 10,000 acres live in the canyon which is consistent with agriculture and
is managed by experienced people who understand the risk. There is only one road in and
out of our box canyon. The proposed project would have over 700 people on 37 acres which
is consistent with urban development. It almost doubles the population in the canyon but
raises the risk of fire by more than double. According to a Homeland security report, 70% of
outdoor arson fires are started by Children 14 years old and younger. The very age that the
Mosaic project wishes to house at their school. The Homeland Security reportis further



backed up by research done by the NFPA {National Fire Protection Agency) dated March
2014 which states "38% of outside fires are started by kids aged 10-12." The risk factor for
fire in the canyon will increase by almost 1.4 times or 140% greater.

Currently, there is approximately one fire in the canyon every 3 years that is reported. The
last few, starting from oldest to newest, 10 years ago there was a small brush fire on grazed
land that died out because of lack of material. 7 years ago, a barn that was growing
organics and had no trees near it within 200 feet burned down and 5 years ago the Zweifel
home at 12000 Cull Canyon Rd. which had no trees close to the house burned. There was
one other fire in 2024 near Canyon Middle School, but thankfully was put out quickly. We
set this background because this project is not just proposing to double the number of
people who can potentially start a fire, they are doing it at the base of a heavily forested hill
that has no such clearance distances and a 30-degree+ sloped hill that, once a fire gets
going, cannot be stopped. When it crests the hill, it will begin to burn the Columbia housing
development.

Further, tempting the risk of fire is that the school plans to putin place a large fire pit that
may for the first time show Kids a fire. What young kid would not want to emulate the
wonderful experience they had just had the night before by starting their own fire? How can
you possibly control the natural tendency to want to recreate the experience? No amount
of warning or control could stop this and the more you try and control the kids to do it, the
farther up the hill they will go before starting the fire.

The EIR spent some time talking about a fire plan and training. The fire concern was
appreciated but also made it obvious to anyone who really cares and understands the risk
how completely useless the plan in Appendix F: Fire safety and emergency response plan is
when it really matters. If there is time, almost all plans work and we are ail safe. When there
is no time, their plan puts the whole canyon at risk. it proposes school buses come from
another nearby school. Once the fire starts the buses will not be allowed down the one
access road by the fire department. Further, their plan tells the parents not to come to the
canyon and try and rescue their child. That is not going to work and now we have 100 new
cars in the way during the evacuation along with two stranded buses. The road does not
have turnouts or turn around access or even good places to push a bus or car out of the
way so now, if residents could have gotten out, the exit will be blocked by buses and
parents trying to go the wrong way.

I know the risk is real and so does the fire department. That is why they try to help us cut
and create second paths far emergency exit, but all these alternatives only work if you have
a 4-wheel drive truck, tractor-or recreational vehicle ready to go. Further, none of these
paths can handle more than 20 people or so. My family spends thousands a year re-cutting



an emergency escape route which is only addressable by our off-road vehicle and we have
things ready to go in case of emergency.

In conclusion, | see a school trying to call itself a temporary campsite in order to skirt safety
regulations putin place for students.

Fire Risk Calculation:

Change in fire risk calculation: The students proposed staying at the facility create a
significant fire danger 90 kids x .7 + 10 teachers x.30 = 66 (new additional risk).

Existing risk 10 kids x.7 + 134x.3 = 47.2
New additional risk/ existing risk= Added new risk of fire 66/47.2= Risk goes up by 140%

The Mosaic Project’s evacuation strategy, as presented in the EIR Appendix F, is not
supported by a format agreement with the Castro Valley Unified School District (CYUSD). A
letter from the former CVUSD superintendent Parvin Ahmadi in Appendix P, expresses
general support for the use of school buses and facilities in emergencies but does not
establish any documented commitment or outline procedural specifics. Critical logistical
details—such as guaranteed access to buses, identification of certified drivers, and
provision of necessary keys—are absent from the plan. There is no mention of responsible
personnel, their roles or qualifications, nor is there a basic evacuation plan in place. The
strategy relies solely on contacting a primary CVUSD representative or the superintendent
to arrange transportation for cver 100 campers from Cull Canyon to Canyon Middle School,
approximately 3.2 miles away. Additionally, an Alameda County sign at the entrance of Cull
Canyon Road prohibits vehicles over 38 feet, making the proposed use of two full-size
school buses impractical due to tength and weight restrictions. The evacuation plan lacks
adequate documentation, logistical feasibility, and clear procedures. For the safety of all
involved, a comprehensive formal agreement with well-defined roles, procedures, and
transportation logistics would need to be established prior to EIR certification. The EIR
should be denied and referred to the Alameda Planning Council for further review.

Itis a School

When Lara Mendel sat in my house 7-1/2 years ago trying to sell us and our neighbors on
their project/school, she made it clear this project is a school. Thatis still true today
although they have managed to edit out the word school in almost all their online
documentation. Their tax records, however, say otherwise. Interestingly, they have yet to
add any terminology about recreation and no place on the property is dedicated to
recreation.



Water

As you are likely aware, Cull Canyon Road does not have an aquifer, and, as such, relies on
ground water from yearly rainfall to replenish our wells. Many neighbors routinely run out of
water here in the canyon. The project aims to bring in students and staff, eventually year-
round, which would effectively double the population in the canyon on any given day. The
EIR has conflicting data hased on well capacity, but the numbers they state are based on a
well running full time—24 hours a day—which is not practical. Also, it is difficult to tell what
numbers they are relying on because there is contradictory data. They have drilled multiple
wells (5) on the property, but not all of them produce. Bottom line, as a neighboring
property, we are very concerned about the numbers of people they propose to bring to the
property and the water demand it would take and what it could do to our well. There have
been no studies of our well and what their projected use would do to our water

production. Water is fundamental to cur family of 5 and the livestock and orchard we
manage.

Their proposed reverse osmosis system would produce a large amount of brackish water
that they say would be trucked out. As you are likely aware, that would waste half of the
water they would pump out of the ground, which could be used in true agriculture ventures,
not the Harvest Boxes they have proposed as Agricultural use.

The gray water system that has been proposed has never been used anywhere and they
want to put such a system into an envircnmentally sensitive area near Cull Creek. This
seems to be an extremely inappropriate choice for an untested system.

Land Use and incompatibility with Measure D & Williamson Act

This property has a Land Censervation Contract in place but has no agricultural activity
present on the property. Their proposed “Harvest Boxes” with acorns, miners lettuce, a few
eggs from chickens they propose to have, and other forest products are to be sold to
wealthy donors for $1000 each. This is not true agriculture. It appears to be their plan to get
around the agricultural requirements.

The planned buildings do not fitinto the 2-acre building envelope required and their
“caretaker’s unit” has been unpermitted since 1999 andis a mobile home with no
foundation.

The proposed land use as a Recreational Facility is entirely disingenuous and allows the
applicant to skirt key safety measures required of a school. Also, there are no parameters
set for the CUP; hours of operation, how many events are allowed per year, days of
operation, population capacity, parking, venues, what they plan on doing, etc.



Noise

As canyon residents are aware, especially in our narrow box canyon, sound echoes down
the canyon and travels a great distance. When there are conversations being had outside, it
is easy to hear them from a great distance. At night, we can hear BART trains and freeway
noise miles away. | can only imagine what it will be like with over 100 pecple on the
property on a regular basis day and night. The Final EIR, Section 4.10, page 3-13 Noise, only
speak to the neoise from chickens. Earlier Draft EIR versions stated decibel levels that are
unbelievable and | do not believe they adequately account for how sound travels through
the canyon.

Conclusion

While there are many other issues with the Final EIR, we have highlighted some of the most
concerning points as a neighboring property. We sincerely hope the BZA members will visit
the property and took critically at the Mosaic Project’s planned development on land they
are leasing from Scott & Molly Forstall through their LLC. The main building would become
one of the tallest in all of Castro Valley, and it would be placed on an environmentally
sensitive property, located next to a winery in a8 narrow box canyon which would elevate fire
risk to unacceptable levels. The EIR should be denied and referred to the Alameda Planning
Commission for further review.

Respectfully submitted,

Linda Fusinati

30-year Castro Valley Resident



@ NORTHSTAR

December 5, 2025

Mr. Albert Lopez, Director

Alameda County Community Development Agency
224 West Winton Avenue, Room 111

Hayward, CA 94544

RE: County File PLN2020-00093, Use Permit for The Mosaic Project at 17015 Cull Canyon Road

VIA ELECTRONIC MAIL ONLY

Dear Mir. Lopez:

As we approach our hearing before the Board of Zoning Adjustments, we wanted to share our serious
concern regarding a recommended Condition of our project’s approval. Condition No. 30 of the draft
Resolution states as follows:

“The project proponent shall be responsible to apply for a Mandatory Review after three years of camp
operations, and then every 5 years thereajter. During the Mandatory Review, at the option of the County,
considering any information that has been received, following Notice as required for the original permit,
this Conditional/Use Permit, PLN2020-00093, may be set for public hearing as was provided for the original
permit. At said public hearing the Mandatory Review will evaluate if conditions of approval may be added
or deleted, or conditions may be modified so as to enable the contin ued making of the affirmative findings
for this Permit and with the intent and purpose of the applicable development regulations. Any conditions
of approval modified or added shall have the same force and effect as if originally imposed. Review costs
shall be borne by the applicant.”

We fully understand the County’s interest in ensuring long-term compliance with the approved
conditions. At the same time, the Alameda County Zoning Ordinance does not mandate the recurring,
discretionary re-approval process described above. The only place the Code expressly addresses periodic
review is in the Site Development Review provisions, which provide for administrative compliance checks
- not public hearings, re-making findings, or adding new conditions. Alameda County Code Section
17.06.030(1)(3) provides: “Site development reviews under this section shall not have an expiration date.
However, they shall be subject to a periodic water guality rules and regulations. Such reviews shall occur
every five years at minimum, or as needed to ensure compliance.” While not binding here, this language
demonstrates how the County has chosen to structure periodic review when it has expressly authorized

it.
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With that in mind, we respectfully offer the following alternative, which preserves the County’s ability to
ensure compliance while avoiding the legal and practical concerns created by the current draft:

“The project proponent shall apply for Mandatory Review within five years of commencing the use
permitted by this Conditional Use Permit, and then every ten years thereafter. Any resulting Review by the
County shall be administrative in nature only, and limited to ensuring compliance with the adopted
conditions of approval for the project and any applicable ordinances. Modifications to the adopted
conditions, or the addition of new conditions, may be permissible only where supported by substantial
evidence of noncompliance or substantial evidence of an unanticipated and significant impact directly
attributable to the project. The effect of any madified or added condition({s) shall not materially change
the nature, intensity, or feasibility of the approved project.”

We also believe it is important to acknowledge the project’s history. As we have mentioned, our property
has been subjected to trespass, malicious and criminal vandalism, and false reports of code
violations. We have been the subject of County investigations arising from unfounded and, frankly,
bizarre allegations by anonymous complainants. Such investigations have included an on-site visit by an
officer of the County seeking access to the interior of the caretaker’s residence, with no reasonable cause
stated and no warrant produced. The County has investigated claims that a trailer had been dumped in
the creek, that we were tearing down fencing and removing trees, that we had begun camp operations
on the site, and that the wooden stairs outside the caretaker’s home had been illegally repaired. All of
these completely false and baseless claims led to time-consuming and costly County investigations that
were of course in the end dropped.

To put it plainly, we have been aggressively harassed non-stop by individuals who are familiar with and
more than willing to misuse County resources to do their dirty work. Given this documented pattern of
misuse of County processes, we are concerned that the current version of the Condition wil! become yet
another tool for individuals seeking to disrupt or hinder the project. Specifically, it would set the stage
for the imposition of future conditions by unknown parties to address anonymously reported and likely
fictional ‘issues’ created by our opponents. Such conditions could severely compromise our ability to
operate the camp effectively and thus drive us out of the canyon. it makes little sense for us to invest
millions of dollars in a camp that would regularly be put on trial and possibly regulated out of existence.

While the County’s proposed Condition may be ‘Standard Operating Procedure’, it does not recognize this
history of unfounded complaints, vandalism, and other extraordinary factors involved in this case. The
application of a standard condition to such a project seems inappropriate.

111 Mission Ranch Blvd . Suite 100. Chico. CA 25926. Phone: 530 893 1600, Fax: 530 893 2113
info@NorthStarAE com | www NorthStarAE com
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RE;
Page30of3

@ NORTHSTAR

We fully respect the County’s enfarcement role. Our request is simply that the condition reflect what the
Code authorizes and what is necessary to ensure compliance, while avoiding a perpetual discretionary re-
approval cycle that could leave the project vuinerable to bad-faith attacks.

We would sincerely appreciate your thoughtful consideration of our concerns and our request.

Sincerely,

NXTY a2 /]

Mark W. T. Wolfe, AICP
Principal Plannet

111 Mission Ranch Blvd., Suite 100, Chico, CA 95926. Phone: 530 893.1600. Fax: 5308932113
info@MNorthStarAE com | www NorthStarAE.com






From: Leslie <ranchodelosa@aol.com>

Sent: Monday, December 8, 2025 10:48 PM

To: Speech, Marcella, CDA

Cc: LESLIE HARDY

Subject: The Mosaic Project Cull Canyon Road, Castro Valley- Dec. 10th, 2025, Meeting.

Good morning, Marcella and WBZA members,

Hello,
My name is Leslie Hardy.

| am a Homeowner, Landowner in Cull Canyon, Castro Valley.
My desire to respond to the Mosaic Project is of Utmost importance to me as well as many others on

my property.
May | give you a couple reasons for the Concerns 1, we have.

There have been many Cull Canyon residents that have written letters and have been to the past
MAC meetings with All of their concerns that far-out do any letter | can write to you although this
Mosaic Project is of much concern to me and | feel that | must voice myself.

The communication with many of the Cull Canyon residents and their concerns of the Mosaic Project
are so Important and Factual that each and every one should be heard and noticed. All of our
concerns are in agreement with the resident's findings of all of the problems that arise with the Mosaic
Program.

First and foremost, the Fire Danger that arises with this project and having this Program on Cull
Canyon Road is not only a Major Red Flag it is also unfair to the program if there was an incident and
the Longtime residents in the Canyon as there is only one way out and if there was an incident there
would most likely not be an exit. Fire and evacuation risks in a Very High-hazard Canyon seems
without question a Very strong issue for this Outdoor Recreation program not to even exist or even be
considered for the Safety of Everyone involved.

It has been expressed that there would be a total shut down at the mouth of the Canyon if there was
a Fire. This is very concerning to the residents of Cull Canyon and many others that live in the
Surrounding areas of Cull Canyon Road.

The program also has not been considered by the Board to address the CUP with No enforceable
limits. No conditions listed. No Restrictions. As Long as | have fived in Cull Canyon in a Modular Unit,
| have had to Comply with the CUP without any question. So, for this Program to have an Open-
Ended CUP with No enforcement does not seem possible for many reasons.

The Property in itself with my experience dealing with the CUP regulations by far does not justify the
many buildings with the Size of the property, 47 acres.

With the understanding of all housing and buildings that are proposed seem far off of the Rules of the
CUP regulations.

Many of the Canyon Residents have expressed this just in itself.



The property does not seem to warrant easy access for any Emergency Equipment if there was an
incident such as a Fire. Does the Bridge withstand any size Emergency equipment and or a
Turnaround area to Support a Fire Crew? This Topic again is so Important.

As a resident in Cull Canyon for many years and witnessing the many emergencies that have taken
place here in the Canyon it seems Just Logical for the Mosaic Program to Find another Location for
their Future plans. The program may be a very valuable project although again Not the Right
Location. Cull Canyon Road cannot withstand the many things that have been proposed.

Unfortunately, it is Not a Program for Cuil Canyon Road and should Not be approved by the WBZA
Members.

Thank You for allowing me to express just a couple of my concerns. As mentioned, there are many
and | have tried to keep my time short, as there are many that are so much more versed on all of the
Facts and Concerns in much more detail that should be heard at this upcoming meeting.

Thank You,
Leslie Hardy
Resident on Cull Canyon Road.

** This email was sent from an external source. If you do not know the sender, do not click on links or
attachments. **



December 06, 2025

Dear WBZA Members,

| am writing to firmly urge the County to reject the final Environmental Impact Report (EIR)
and CUP for the proposed Mosaic Project. The current {(EIR} fails to provide the thorough,
accurate, and honest analysis required by law and responsible environmental
stewardship. The deficiencies outlined below are not only significant but unmitigable,
directly threatening both the residents and the ecosystem of Cull Canyon.

1. Misclassification of the Proposed Facility

The (EIR), prepared by Placeworks, inappropriately classifies the proposed projectas a
“Pioneer Camp,” thereby understating its impact. The reality is this facility is much more
extensive, comprising 18 permanent structures, a commercial kitchen, multiple meeting
rooms, sleeping cabins, and extensive water storage. By not applying the appropriate
regulatory definitions such as “Children’s Camp with Central Toilets,”
“Dormitory/Bunkhouse,” or “Boarding School,” the study deliberately minimizes projected
water use and wastewater output. This misclassification is a clear attempt to disguise the
true scale of the project’s impact, and as such, invalidates the entire environmental review
process. Unless the County applies proper classification, any subsequent analysis will be
fundamentally flawed and misleading.

2. Gross Underestimation of Population and Demand

The RDEIR’s reliance on the applicant’s stated occupancy of 108 students plus staffis not
supported by the actual building capacities, which easily exceed 400 individuals at peak.
Ignoring these numbers distorts “peak demand” estimates. The County must require the
analysis to reflect true maximum occupancy—otherwise, the environmental impacts will
be vastly understated, setting the stage for future overuse and harm to local resources.

3. Threat to Local Water Resources

The Cull Canyon community relies on a closed, shallow underground basin—already
stretched to its Limits under current population constraints. The proposed project would,
at a minimum, double the local population and its year-round water demand. The (EIR}
offers no credible hydrological study to show that this increased drawdown is sustainable.
Instead, it allows the applicant to apply their own artificially low water usage rates based
on its “Pioneer Camp” misclassification. State standards require at least 50 gallons per
person per day for camps—and 75 gallons for a boarding school—versus the arbitrary 25
gallons used here. This means actual water demand would be two to three times greater
than reported, resulting in an annual withdrawal approaching 2,000,000 gatlons. Such a
demand cannot be met without depriving existing residents of reliable water, especially
during dry years, a fact the (EIR) simply ignores.



4. Wastewater Impacts and Unproven Disposal Solutions

What goes in must come out. The (EIR) compounds its errors by applying an unrealistically
low wastewater generation standard {25 gallons per person per day) and relying on
experimental and unapproved greywater dispersal methods. Alameda County has not
adopted codes for greywater systems, and the site is in an environmentally sensitive area
upstream from the Bay. The County must not gamble with public health and environmental
safety based on unsupported assumptions and wishful thinking. Furthermore, if realistic
cccupancy and water usage rates are applied, the wastewater output could overwhelm
any proposed treatment system, risking contamination of water resources as well as the
local waterways and the broader Bay Area ecosystem.

5. Absence of Meaningful Mitigation or Analysis

The (EIR) fails to address the cumulative and long-term impacts of this project, relying on
faulty data and unsupported conclusions to claim “no significant impact” for water and
wastewater. Without a credible, honest assessment, the County cannot make an informed
decision, and the residents will be left to bear the inevitable conseguences-—water
shortages, increased costs, environmental degradation, and health risks.

In summary, the proposed project is fundamentally incompatible with the realities of Cull
Canyon. The (EIR} is so deeply flawed and misleading that it cannot serve as the basis for
any further consideration. | respectfully suggest that the WBZA reject the (EIR) in its current
form and deny the project CUP application. Anything less would be a disservice to the
community, the environment, and the public trust you are tasked to protect.

Thank you for your attention and for upholding the best interests of Alameda County and its
citizens.

Keith Serbert

Keith Seibert
16851 Cull Canyon Road
Castro Valley CA 94552



December 6, 2025

West Board of Zoning Adjustments
224 W, Winton Ave, Room 160
Hayward, CA

Via email: westbzahearing@acgov.org
Speech, Marcella

CDA _ 2roposed Use with Agricultural Zoning and County Poticy

~r

The Mosaic Project Letter of Opposition

Incompatibility Concerns Regarding the Mosaic Outdoor Recreation
Facility and CUP Application

Dear WBZA Members,

| am writing to formally express my deep concerns regarding the proposed Mosaic Outdoor
Recreation Facility and its application for a Conditional Use Permit (CUP) within an “A”
(Agricultural) District of Alameda County. Upon thorough review of the application history
and applicable regulatory frameworks, it is clear that the proposed development and
operation is fundamentally incompatible with both the letter and spirit of the County’s
zoning and land use policies.

Background and Procedural History

Substantial time, effort, and public resources have already been devoted to this
application and its review. Nearly a decade ago, in 2016, the applicant submitted a pre-
application for an “Outdoor School and Retreat Center.” At that time, a County Planning
employee appropriately advised the applicant that the subject parcel was likely unsuitable
for such extensive development, suggesting that larger parcels in East County would be
more appropriate for consideration. Subsequently, in 2018, a zoning verification letter
clearly indicated to both the Director and the applicant that the proposed development
was extraordinary and would require a CUP and rigorous reviews.

Zoning Compatibility and Williamson Act Restrictions

The applicant has repeatedly altered the description of the project—from “Outdoor School
and Retreat Center,” to “Cutdoor Project Camp,” and ultimately to “Outdoor Recreation
Facility”—in an apparent attempt to circumvent the limitations imposed by the Williamson



Act and local zoning ordinances. However, these changes in nomenclature do not alter the
underlying incompatibility. The Williamson Act stipulates that recreational uses of
agricultural tand must be tow-intensity activities such as hiking, picnicking, horseback
riding, and temporary tent camping, and expressly forbids developed camping and any
recreational use that degrades or alters the land’s natural state. The proposed facility, with
its extensive changes to the environment and infrastructure, exceeds these thresholds by a
wide margin.

Conflict with Agricultural and Resource Management District Intent

The project site remains within an “A” (agricultural) District, which is specifically designed
“to conserve and protect existing agricultural uses...where more intensive development is
not desirable or necessary for the general welfare.” Additionally, the area falls under the
protections of Measure D, which seeks to “preserve and enhance agriculture and
agricultural lands, and to protect the natural qualities, wildlife habitats, watersheds, and
open spaces of Alameda County from excessive, poorly located, and harmful
development.” The Castro Valley canyonlands are further designated as “Resource
Management Districts,” intended for long-term preservation as open space, with only low-
intensity agriculture, grazing, and very-low-density residential uses permitted.

Intent Versus Applicant's Interpretation

The intent of these zoning restrictions is clear: to prevent unwanted, incompatible
development and to ensure that true recreation and agricultural preservation remain
viable. In contrast, the applicant’s interpretation—supported by the Planning Director—
seeks to justify a facility with over 18 buildings, numerous tanks and storage structures
{(including one exceeding 40,000 gallons), an 8,000 sq. ft. assembly hall for nearly 300
people, commercial kitchens, laundry facilities, and permanent accommodations for
instructors and administrators. The claim that this facility is modeled after a “Primitive
Camp” is contradicted by its substantial infrastructure, including an 18,000 sq. ft.
dormitory-style education facility. This is, in reality, an educational hostel with overnight
accommaodations and fixed amenities for over 120 individuals weekly, not a primitive camp
or a “low-impact” recreational facility.

CUP Findings Test Responses

¢ Public Need: The facility does not serve a public need. Mosaic does not provide
services to Castro Valley school children and is not open to the general public.

¢ Relationship to Surrounding Uses: The proposed educational hostel is unrelated to
surrounding land uses and will place additional stress on local transportation
roadways and rural resources.



e Impact on Neighborhood: Approval of this large-scale development wilt materially
and negatively affect surrounding residents, properties, and the character of the
neighborhood.

e Consistency with District Standards: The scale and nature of this project are wholly
inconsistent with the intent and standards of the agricultural and resource
management districts.

Conclusion

In summary, the proposed Mosaic facility is not an outdoor recreational facility as defined
orintended by County policies, but rather an educational hostel with substantial and
permanent infrastructure. Its approval would represent a significant departure from
established land use policies, the Williamson Act, and the protective measures from
Resource Management and Measure D .

For these reasons, | urge the WBZA and all responsible parties to reject this CUP
application and challenge the SDR and not certify the EIR on the grounds of clear and
compelling incompatibility with agricultural zoning and long-term county objectives.

Respectfully submitted,

Keith D. Seibert
Agricultural Landowner
16851 Cull Canyon Rd. Castro Valley, CA 94552






December 5, 2025

Dear WBZA Commission,

Thank you for hearing our zoning concerns pertaining to the Mosaic Project and the
concerning location that has been proposed, which in our opinion is incompatible. Despite
documented requests we made before the final EIR was put forth, the Mosaic Project has
not provided the requested proof that their plan will be able to fit into the intended usage
of the canyonlands of our narrow, dead end canyon. The resources in our canyon are
limited, and the EIR has not proven their ideological and bold statements with the data that
we requested to prove that the resources will not be diminished to the point of affecting
the wildlife, water, fauna and the life of other residents, who peacefully work with nature in
tandem. As aspiring as the Mosaic Project has sounded, they have not respected the
residents’ concerns in the least or satisfied the current regulations for Williamson ACT,
Measure D or the proper use of Castro Valley Canyonland zoning as designated in the 1996
paper that laid out the plans for Castro Valley's Canyonlands. In this document, my
purpose is to raise concerns that have been raised to Alameda County Planning and directly
to the Mosaic Project since 2021 when first appeals were made and documented, and how it

was ineffectively addressed in the DEIR then again in the EIR.

CANYONLAND ZONING

According to the General Plan in Castro Valley which was put together for the
canyonlands,

PERTAINING TO CULL CANYON SPECIFICALLY:

“This area contains a major creek and has significant biological resources as
well as steep slopes. Thus development in this area should be limited to protect

these sensitive areas.”

Alameda County General Plan Compliance 3.1.4 / page 3-12



https: //www.acgov.org /cda /planning /generalplans /documents /CastroValleyGeneralPlan
2012 _FINAL.pdf

As residents of this canyon, we have come to understand how to live in union with
the dramatic landscape of a box canyon, the dangers and the resources that are limited and
can be stressed easily. The canyonlands are ever changing, the creek bed path, the hillsides
erode spontaneously. Boulders get dislodged and come crashing down without warning. .
Earthquakes cause liquefaction of the hillsides, and sometimes trees come crashing down
unexpectedly. These are yearly occurrences for residents that live here; they are not rare.
There are many risks we take living in this wonderfully wild place and we are constantly re
adjusting our living boundaries and abilities around these disasters. A program of this size
is going to have much greater difficulty keeping kids safe from these issues in a dense

population.

MEASURE D

There is a reason Alameda County residents voted for Measure D, it was dubbed as
The Save Agriculture and Open Space Lands Initiative, it stops urban sprawl in rural areas.
This project is the exact opposite of this measure. This project removes many trees on a
densely wooded slope, and puts a dense population with a small section of the property.
The project is also intending to collect large amounts of acorns, miner's lettuce and bay
nuts which disrupt the natural progression of the seed process which keeps the hillsides
stable. The septic leachfield being built on the riparian edge is incredibly concerning if

there is any more erosion of the creekbed, which has been happening for years.

1996 Castro Valley Canyonlands Plans state,
“Policy 3.30 states that major open space should be left subsfantially undeveloped, but
that very low density uses and limited facilities development may be permitted if these

are appurtenant to and consistent with resource management.”



This has a substantial impact on the canyon and the zoning for this 37 acre parcel which
places all buildings within a 2 acre parcel densely populates a small section of the canyon.
The previously proposed CUP had zero limitations, the entire point of a CUP, and despite
changes that may be proposed this week by the planner in a CUP, it can be lifted or
changed at anytime at the whim of the county planner (who is the one presenting this
project) to expand the program. The site is being built for the recreation capacity of
upwards of 550 people. If the facility was being created for 120 plus residents /staff, why
the massive buildings? This number has been scaled back per requests, but can easily
expand back to the capacity of the facility being built. As you likely see hundreds of CUP
per year, is this not consistent with the harsh hoops that other lesser populated facilities
have had to go through to maintain their CUP? The current population of the canyon
would greatly increase along with the biological resources being diminished. This
incompatibility was marked Little to No Significance:

LUP-1: The proposed project would not cause a significant environmental impact

due to a conflict with any land use plan, policy, or regulation adopted for the

purpose of avoiding or mitigating an environmental effect. LTS N

Section 1-24 EIR Final
Everything from light, sound and traffic was marked as no substantial mitigation measures
necessary. Why are they ignoring that this will all impact both the wildlife and the

neighbors negatively.

WILLIAMSON ACT

The Williamson ACT is said to be fulfilled in,
“The proposed project will utilize at least 50 percent of the 37- acre site for the harvest
of sustainable and regenerative wild harvest of oak woodland forest products such as
acorns, bay nuts, mushrooms, and miner’s lettuce” Mosaic EIR Final page 5-12

And
“The Mosaic Project to earn income to support its activities from selling forest
products, eggs, and produce. The Mosaic Project plans to sell 20 annual CSA box

subscriptions for $1,000/each. A CSA box will be delivered to customers or be available



for pick up at Mosaic’s Oakland office, every other week providing eggs, Oak Woodland

Forest products, and seasonally grown produce.” Mosaic EIR Final Page 5-12

Foraging is NOT agriculture. Agriculture requires cultivation. By state standards this is NOT
Williamson Act Qualified usage. And there is no market for Acorns and Bay Nuts, anyone
who buys one will likely throw it in the green bin or dump it out back in nature. Also, who
will be collecting these hefty amounts of acorns, surely not the students? Unpaid labor of
children for profit, that surely doesn't look good? This will not satiate the intended
purpose of the property in Williamson ACT. The Property seems to currently be under
Williamson Act tax bracket benefit for many years (since 1972), yet no farming seems to be
happening and have they received the tax benefits from this act? Does that mean that
either records have been falsified or the government has not received their proper amount
of tax money? This is no unsubstantial concern. Also, said vegetables are to be grown in a
dense woodland, the Mosaic group has clearly not farmed before, this is not possible due to
lack of sunlight because of dense evergreen woodland. Plants need more than 4 hours of
light to grow. If this property is to be brought out of The Williamson Act NO
DEVELOPMENT CAN PROCEED FOR A 10 YEAR WAITING PERIOD. If Alameda County
approves it for use under Williamson Act for the future, 75% of the property needs to be

used for the PRIMARY purpose of Agriculture. This is incongruent. The primary usage of

the property is currently to be developed for a camp, not agriculture. Proof has to be made

that agriculture is the primary usage of the site, not the camp

BIOLOGICAL RESOURCES

The water resources alone are quite concerning. The margins of water they think
are going to be excess are not going to be sufficient once used regularly. Wells draw down,
once used regularly and continually. There is NO public water system, any extra water
needed would have to be trucked in by commercial tankers. The wells have never been
tested after an initial flow test years ago, nor true data results shared with the public upon
request. The wells were drilled without adequate permits, and three were required to be

filled in and still have not been, because they drilled too close to the creek and other



factors. Every resident of Cull Canyon has had the lovely surprise of wells production
diminishing each year, some vears drying up altogether. We are not a large aquifer, but
only have a small pool of water that everyone basically puts a straw into and sucks from.
This usage is more usage than most of the residents who live here combined. This is
incredibly concerning. I am attaching a map of the east bay and where there is substantial
ground water, notice Cull Canyon is not an area with an abundant supply, many residents
run out on drought years and seasonally as the summer comes to and end and usually
doesn't recharge very well till early spring. No reports were made proving this amount of
water drawn can be sustained, there is no section of the hydrology reports that give any
proof to the water reports despite multiple requests in past EIR. Also, 50% of the potable
water would be rejected by the massive reverse osmosis system that is required and would
need to be trucked offsite via large water trucks likely as often as the tanks are refilled
which is likely every other day during peak usage. This is a huge amount and will be
causing major pollution, noise, air and traffic pollution that is not being mitigated.
Trucking in water for this size of a population would mean trucks coming in and out
multiple times a day. This substantial issue was marked Little to No Significance. This
could impact all of the residence lives daily and permanently. Imagine the Bicyclists who
would get run off the road by these trucks, or the trucks who go around them and cause
accidents by crossing the lines on turns. Who is going to repair the roads? Surely not the
county, they haven't been maintaining them as they have been damaged years ago, the most

repair we ever get is lipstick on a pig and a new shotty chipseal job.

HYD-5: The proposed project would not conflict with or obstruct implementation of
a water quality control plan or sustainable groundwater management plan. LTS N

Section 1-24 EIR Final

HYD-2: The proposed project would not substantially decrease groundwater
supplies or interfere substantially with groundwater recharge such that the project

may impede sustainable groundwater management of the basin. LTS

Section 1-23 EIR Final



Where is the documentation proving this little to no significance? It doesn't exist.

All Water needs for this proposal are based off
“ The way The Mosaic Project camp is operated is in line with a Pioneer Camp.’

Mosaic EIR Final 5-13

Pioneer camps typically have pit toilets, no showers, no cafeteria and some running water
for basic necessities like cooking over a fire and drinking. This is the opposite of a pioneer
camp, this is a state of the art recreational facility with all of the amenities that are

expected at a resort including perfectly filtered water.

FIRE SAFETY

This majorly overlooked topic has been the major point of concern for me. Keeping

kids safe means making plans for when things go wrong. The shelter in place plan
described in the EIR is woefully inadequate. This property could not safely be evacuated
anywhere if there is a fire blocking the road south of the property. There is no
transportation for the kids onsite, they couldn't even flee to the north side of the canyon
which is the dead end. Historically winds come from the south and blow north. This one
factor is just absolutely astounding and naive. The Mosaic staff are not trained fire fighters,
if firefighters cannot reach them, they would have no way of fighting a fire even if they had
the fire water reserves. There are NO emergency routes out of the canyon. Current
residents have dirt bikes and quads that can get out of dense woodlands quickly, but can
you imagine kids trying to flee by foot or wheelchair? We proposed multiple other
locations that had 2-3 emergency routes out and where buses could be kept onsite for
evacuation, MOSAIC declared no other properties could fulfill their needs other than this
one they were given for use. This is a major zoning issue not a small significance. Below |
am adding a map which shows the fire zone this property is in and proof that this property
has the responsibility of Cal Fire first, not Alameda County fire. Notice that no one in

Alameda County who currently is in charge has signed off on the bridge or the



project? Notice that Cal Fire was not asked for an endorsement? The endorsements

are very old.

“This property is in State Responsibility Area (SRA), meaning the financial
responsibility of preventing and suppressing wildfires is primarily the
responsibility of the state (CAL FIRE).

Fire Hazard Severity Zone Maps

MISLEADING INFORMATION

Within the EIR it is stated that

“The proposed project is located on a 37-acre site at 17015 Cull Canyon Road near the
unincorporated community of Castro Valley, in Alameda County, California,
approximately three miles north of Interstate 580 (I- 580). The site is identified by the
Alameda County Assessor’s Office as Assessor’s Parcel Number (APN) 085-1200-01-16. 1
The site is bounded by Cull Canyon Road to the east, Twining Vine Winery to the
north, Cull Canyon Regional Recreational Area Eastbay Regional Parkland adjacent to
the agricultural properties to the west, and residential property to the south. Figure 3~
1, Regional Location, shows the location of the project site. The text under Section 3.1.2,
Surrounding Land Uses, on page 3-2 of the Revised Draft EIR is hereby amended as
follows: Figure 3-2a, Local Context, shows the immediate vicinity of the project site.
The project site is within a largely undeveloped area. Residential land uses are located
east, south, and west of the project site; the Twining Vine Winery and Event Center is
located to the north; and East Bay Regional Parkland is adjacent to the agricultural
properties located along the western boundary. Within the Eastbay Regional Parkland,
and bordering the project site to the west, is the Juan Bautista de Anza Historic Trail

that stretches from the San Francisco Bay Area to Nogales, Arizona.



Mosaic EIR Final Section 3-1

This is quite misleading, the property does not touch any boundaries of East Bay Regional
Parks land nor the EBMUD Land they suggest they will be able to access from the property

to use for recreation for the kids. The Mosaic Property is landlocked by private land and no
private owners will be granting Mosaic privileges to cross their land to reach the EBRPD
Land. This limits the camp to their own trails which are short and would not provide much
recreation. The San Juan Bautista de Anza trail is not accessible to this property in any way.
The only recreation available to the students will be the fire pit, the septic leach field, very
short trails and the indoor spaces. Please remember this is not a hundred acre parcel, this

is only 37 of very steep grade, much of which cannot be hiked or used.

CONCLUSION

It would be unfair of your time to go on further, but I could pull out many more
examples of the work that was not done in preparation for this EIR, it is incomplete. The
Hydrology reports are not proper, any hydrologist would laugh at what we were presented
as a report. Many words, many citations, with no substance behind them. We will have to
live with the consequences of poor planning if this project is passed. The variances given
could endanger kids lives, our lives and the health of the canyonland. Please take all of
these concerns into hand when considering. The Mosaic Project has not been respectful to
work within the bounds that we are all held to here in the canyon. Ask any horse boarding
facility what they've had to go through to exist, and somehow Mosaic, a much larger
project is getting a free pass in the eyes of the planning department and variances are

being given out like candy at Halloween. Safety is at stake, not something to be risked.

Thank you for your care and attention to this critical matter,
Jim & Carolyn Millen
Tom & Kathy Hunt
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Your Responsibility Area

This property is in State Responsibility Area
(SRA), meaning the financial responsibility of
preventing and suppressing wildfires is
primarily the responsibility of the state (CAL
FIRE).
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Substantial Groundwater Shown in Tan, other areas
have no substantial or consistent groundwater.

Notice Canyonlands have NO tan.



One of many stuck buses in the canyon, this one the

kids had to get off the bus and wait over 30
minutes for help, some have been stuck for hours.
THIS LOCATION IS DIRECTLY ACROSS FROM

MOSAIC PROPERTY



Property in Question where children are to play on that creek riparian edge. Just beyond
the creek 20 feet back is the septic leachfield. Notice the fence in the creek?
That's where the creek wall used to be. Constantly changing course. Those trees must be
removed for the septic leachfield which will contribute to more erosion of the

embankment.
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December 6th, 2025

West Board of Zoning Adjustments
224 W. Winton Ave, Room 160
Hayward, CA

Via email: westbzahearing@acgov.org
Cc: Marcella Speech, CDA -

Dear WBZA Members,

In my response, I'd like to offer a perspective that may not have been discussed but is
critical for the Board to consider—precedent. The County is being asked to approve a
project with multiple major issues—an open-ended CUP with no enforceable limits, a large
institutional campus labeled as “outdoor recreation,” extensive infrastructure outside the
designated envelope, fire and evacuation risks in a high-hazard corridor, significant water
and septic impacts, and the use of Williamson Act land for non-agricultural purposes.

Approving this package signals that the County is now effectively pro-large-scale
developmentin this rural canyon, and future applicants will rely on that precedent as
evidence that existing guidelines and protections are no longer the governing standard.

California law makes clear that a single approval that conflicts with long-standing
protections often becomes the foundation for future development applications. Once the
County relaxes its standards for one project, it becomes increasingly difficult to deny the
next. This decision does not just affect today’s proposal—it sets the development
trajectory fer the entire canyon.

There is also binding legal precedent under the Williamson Act. The Honey Springs
Homeowners Assn. v. Board of Supervisors {1984) decision makes the law unmistakably
clear: counties cannot approve non-agricultural or institutional development on
Williamson Act land. The Court ruled that “compatible uses” must directly support
agriculture, and that institutional, recreational, or school-like uses do not qualify.
Approvals that stretch this definition are invalid and subject to reversal. This proposal
closely mirrors the type of use the Court rejected, and the Staff Report does not establish
that the required 70% agricultural use is being met.

The fire and population context also warrant serious attention. At present, only 152
residents live across roughly 10,000 acres of the canyon—a population density aligned
with agricultural land use and resulting in relatively low demand on County services. The
proposalwould add more than 100 pecple on just 47 acres, creating an urban-level



concentration in the most fire-vulnerable part of the canyon. This shift does not merely
increase population; it substantially increases the percentage of County resources
required for fire response, sheriff services, emergency evacuation management, rural road
maintenance, and infrastructure oversight.

Under the California Mitigation Fee Act (Gov. Code § 66000 et seq.) and the CEQA
precedent in City of Hayward v. Trustees of CSU (2015}, a project thatimposes
disproportionate costs on County services must fully fund those impacts rather than
shifting the burden to taxpayers. The EIR and Staff Report do not demonstrate that these
fiscalimpacts were quantified, mitigated, or assigned to the applicant.

Given the scale of impacts documented in the EIR, the increased fiscal and operational
burden on County services, the legal constraints of the Williamson Act, and the precedent-
setting nature of this decision, | respectfully urge the Board to proceed with caution. The
long-term consequences of this approval will extend far beyond this single project.

Thank you for your consideration.

Best,

Hugh Donatello



December 4, 2025

West Board of Zoning Adjustments
224 W. Winton Ave, Room 160
Hayward, CA

Via email: westbzahearing @acrov.omg

Speech, Marcella, CDA:

Dear WBZA Members,

I am writing to express my concemns regarding the proposed mosaic project at 17015 Cull
Canyon Road. While I appreciate the intention to bring community engagement into the area, 1
believe this project is not well suited for this location and may ultimately create more challenges
than benefits to the campers and community at large.

First, the proposed project is located on a small 37-acre lot of land consisting of mainly hillside
and is not appropriately suited for large groups of students and adult staffing. It is proposed that
17 building will be erected, one of which will be a large structure- “Our main building will house
our dining hall and conference space for indoor gathering” (Conditional Use Permit) How does
the proposed conditional use permit state 112 people (students and adults), but the building itself
can house 500 or more people? This discrepancy raises concerns about future expansion-
potentially evolving into a large event center- if appropriate restrictions are not clearly defined
and enforced.

Secondly, this property falls under The Williamson Act, however, the project proposed does not
comply. Policy 3.29 and 3.30 states

“The 1985 Plan states that dense urban uses and to the extent feasible, major public
facilities should not be permitted to open in space areas outside the defined Castro Valley
Urban Area. There are no recommended changes to this policy in 1989.7 (Castro Valley
Canyonlands Issue Paper, Alameda Country community Development Agency, December
2, 1996)

Development of this scale would undermine the land’s ability to support sustainable agriculture
and would compromise open space values specifically protected by the Williamson Act. The



resulting increase in population and activity would also adversely impact the creek, wildlife,
water resources, septic capacity, roads, fire risk, traffic, and noise levels. As the Califomia
Department of Conservation notes, the Williamson Act exists to “restrict specific parcels of land
to agricultural or related open space uses.” (https://www.conservation.ca..ov/d|[/wa)

Finally, placing a school at the end of a dead-end canyon creates significant safety risks for
students, staff, and canyon residents. In the event of flooding, landslides, wildfire, or other
natural disasters, the single access route could become blocked, trapping people in the canyon.
Tust last year, 28 campers died in Texas when Camp Mystic, located in a known flood zone, was
granted a variance allowing building in an unsafe location. Cull Canyon has a history of
flooding, road closures, slope failures, and fire emergencies—including an incident in which the
fire department used the canyon’s entire water supply to contain a barn fire. Doubling the
canyon’s population under these conditions is unsafe and irresponsible.

For these reasons, I respectfully urge reconsideration of the Mosaic project’s placement at 17015
Cull Canyon Road. I believe alternative locations would better support the project’s goals
without compromising the safety and well-being of campers, staff, and the broader community.

Thank you for your attention and consideration.
Sincerely,

Lindsay Wyszomirski



Tres Valles Vineyard Management
1730 Fox Wood Dr
Tracy, Ca. 95376
(925) 980-8363

December 06, 2025
To Whom Tt May Concern,

As a vineyard management company with extensive experience overseeing agricultural
operations throughout California, we are compelled to voice our concerns regarding the proposed
development of schools or youth camps adjacent to active agricultural spray zones. Our primary
responsibility is to ensure both the safety of the community and the continued viability of -
vineyard operations, which are often subject to strict regulatory oversight regarding pesticide and
chemical applications.

Introducing sensitive sites such as schools or youth camps within close proximity to agricultural
lands presents significant operational and legal liabilities. California’s Department of Pesticide
Regulation mandates rigorous buffer zones and time-of-day restrictions for spraying near such
facilities. These requirements, while essential for public safety, can severely limit our ability to
respond promptly to pest or discase outbreaks, risking crop losses and reduced yield. The
unpredictable nature of farming means that flexibility in timing and method of chemical
application is crucial for success.

Furthermore, the presence of children on a year-round or overnight basis would necessitate
constant monitoring and adjustment of our practices, increasing costs for specialized equipment,
additional staff training, and ongoing compliance. There is also the potential for legal challenges
should any incident occur, regardless of adherence to regulations, which could result in costly
litigation and reputational harm.

. We urge decision-makers to carefully consider these risks and the long-term impact on local
agriculture and business sustainability. Protecting the integrity of designated agricultural zones is
essential not only for growers, but also for the broader community that depends on a robust and
safe local food supply.

Sincerely,
¢ A =
Z;Z/ = /
Edmund Chavez /

Tres Valles Vineyard Managlgement






From: Evan Swartz <evanfelix.141@gmail.com>

Sent: Monday, December 8, 2025 7:59 PM

To: West BZA Hearing, CDA; Speech, Marcella, CDA
Subject: Safety Concerns For The Mosaic Project

Please share my message with western BZA Chairperson and members:

To whom it may concern,

The Mosaic Project is a splendid idea however horrendous in execution. If the Mosaic Project was
planned elsewhere it'd be a wonderful place with Cull Canyon residents’ full support. That being said,
Cult Canyon is a hazardous place to build on due to threats to existing businesses and countless
environmental factors some of which being limited sewage, water, fires, mudslides and power outage
concerns.

Twining Vines Winery is a magnificent place that has countless emotional and financial ties within the
Castro Valley community, planting a camp for children next to Twining Vines would cause their
business to be closed permanently as a kid's camp and winery can’t coexist right next to one another.
The closure of Twining Vines would be heartbreaking. Twining Vines has had countless financial ties
through creating divine local wine tasting experiences as well as supporting many pop up small
businesses to sell their artisan creations to go with their wine. Not to mention the fact that Twining
Vine wine is sold in stores like Castro Valley’'s own Castro Valley Natural Grocery Market.

Twining Vine Winery not only is rich in local flavors but also local talent. On top of many small
business pop ups Twining Vine Winery has been home to many theater productions | have been
blessed to have the opportunity to witness. The beloved winery even holds weddings for all kinds of
beautiful love stories. The Mosaic Project is a wonderful idea but the community of Castro Valley can
not financially nor emotionally handle the closure of Twining Vines Winery. It is within the public’s best
interest to protect the precious jewel of Castro Valley that is Twining Vine Winery as the ripple effects
of its closure would be disastrous for the community.

Cull Canyon is a beautiful location however a reclusive one. There is one way in and out without any
reliable plumbing or water access. If there was some kind of accident which is highly likely in a camp
full of young kids, there wouldn't be any quick way to evacuate the kids and local residents. If there
happened to be any kind of earthquake or fire there would be chaos and much more injuries
sustained than if the Mosaic Project took place in an equally beautiful, however much more
accessible place such as Crow Canyon. Cull Canyon has no reliable sewage and water, kids can
easily get dehydrated and sick from plumbing leaks which can easily turn into fatalities. Cull Canyon
is a remote, minimally populated place. The impact of creating a whole camp of kids in a place that
already can’t house many people is a horribly unsafe idea.

A few years back there were mudslides all throughout the canyon that made travelling out nearly
impossible. Not to mention the amount of times trees have fallen on power lines and Cull Canyon
residents have been blocked in with no other way out. A whole camp of kids would need constant
food and water deliveries, a blocked dead end road would be catastrophic for the young children.

The Mosaic Project is a beautiful idea and | would love to see troubled youth get the help they
deserve. Everyone deserves to experience nature and the great outdoors. That being said, Castro
Valley can not allow Twining Vines Winery to be shut down as it provides not only its own economical
benefits but also those for local small business, theater productions, as well as weddings, and all
kinds of meaningful life changing events. The Mosaic Project being set in Culi Canyon also creates
countless hazardous risks, only some of which I've laid out. The residents of Cull Canyon as well as

1



Castro Valley residents would love to see the youth get the support they need but the location of Cull
Canyon for the Mosaic Project would only lead to premature deaths instead.

Please take in account not only the wishes of the Castro Valley community but most importantly the
safety of the children as well and do what is right to ensure that safety.

Thank you,

Local Castro Valley resident Evan Swartz

** This email was sent from an external source. if you do not know the sender, do not click on links or
attachments. **
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December 06, 2025

Dear WBZA Members,

As a farmer whose been producing agricultural crops since 2003, our livelihood depends
on agriculturally designated land and the crops produced. | am deeply concerned about
the direct impact proposed urban development on agriculturally designated land will have
on our legitimate farming practices. The encrcachment, by allowing non-agricultural use,
threatens not only my business, but also the long-term sustainability of local agriculture
and the future of our community.

| write with urgency regarding the Right to Farm in California and the detrimental
consequences that will follow if this fundamental protection is eroded by allowing urban
developments on the very doorstep of our agricultural lands.

California’s Right to Farm Act (Civil Code § 3482.5) is not merely a statement of support; it
is a shield for our farmers, enshrined in law to prevent nuisance claims and interference
from those who might complain about the essential work of agriculture. The Actis enforced
by local agencies—county agricultural commissioners, planning department, and county
officials—who hold the responsibility to defend these rights against encroachment and
neglect.

Additionally, the Department of Pesticide Regulation (DPR) establishes strict rules
governing the application of agricultural chemicals, particularly in proximity to sensitive
sites such as schools and youth camps. Current regulations require buffer zones and can
restrict or prohibit certain types of spraying during hours when children are present. The
proposed project is seeking CUP approval for potential year-round overnight camping.
Restrictions would be in effect continuously, severely limiting our ability to perform
necessary pest management operations. Such limitations not only compromise crop
health and yield, but also threaten the economic viability of our farm and others like it. The
practical reality of working around these restrictions—potentially being unable to spray at
all during crucial periods—would make it nearly impossible to sustain our current farming
practices.

Concerns regarding this proposed project are in line with the potential loss of a viable
agricultural business by allowing urban development within agriculturally preserved land.
The proposed project could impact our Right to Farm potentially resulting in the following:



* Reduced Operational Flexibility such as limitations on crop management, and use
of agricultural chemicals.

¢ Increased costs for specialized equipment and staff to conform to urban standards
e Potential Legal Challenges related to our Right to Farm

e Loss of Market access due to restrictions that would impact our revenue and
income streams

» Decreased Property Value with potential inability to utilize land for agricultural
purposes and winery operations

¢ Long-term Viability Threats: Persistent restrictions could jeopardize the Long-term
viability of our agricultural operation, leading to possible business closure.

Those who undermine the right to farm do more than inconvenience farmers—they
threaten the backbone of local food security, the vitality of rural economies, and the
stewardship of our natural resources. Denying farmers the freedom to operate within their
rights is not a victimtess act. It risks crippling longstanding businesses, erasing generations
of agricultural knowledge, and destabilizing entire communities that depend on farming for
sustenance and identity.

If Alameda County disregards the Right to Farm Act, it will set a precedent that resonates
far beyond our borders, a warning to every farmer that their future is at the mercy of
reckless urban expansion. The loss of productive farmland is irreversibte. The
consequences will be feltin our markets, our environment, and in the resilience of our
region in times of crisis. lLocal food will become scarce, traditions will be lost, and a vital
piece of our heritage will be left vulnerable to extinction.

Letit be clear: to turn your back on the right to farm by allowing urban encroachment is to
risk the prosperity and welfare of all who call Alameda County home. Uphold this right.
Vigorously enforce the Act and prevent urban sprawl on agriculturally designated lands.
Protect our farmers and their legacy or be prepared to witness the slow decay of what
makes our community strong, vibrant, and self-sustaining.

Sincerely,

Teddy Seibert
Owner TwiningVine Vineyard and Winery LLC est., 2003
16851 Cull Canyon Road, Castro Valley, CA 94552



Exhibits

COUNTY OF ALAMEDA
CALIFORNIA
Alameda County
RIGHT TO FARM
Obtained 12/05/2025: from
file:///C:/Users/Owner/OneDrive/Desktop/right_to_farm%20(1}.pdi

In Alameda County we are fortunate to have rolling hills, stream and alkali habitats, oak
woodlands, and plenty of open space. Much of the open space is in dedicated parkland
or agriculture. Land that does not currently have an agricultural operation may be used for
agriculture in the future. It may also change the kind of agriculture practiced, or it may add
an agricultural processing or agricultural tourism-related function, all within the
parameters of agricultural zoning. Alameda County supports, encourages, and protects
agricultural operations and agricultural processing within the county and gives recognition
to those operation’s right to farm. Agricultural practices can sometimes cause some
discomfort and inconveniences for neighboring residents. Many practices are a necessary
function of certain agricultural operations and are protected when they are in accordance
with the law.

This pamphlet will help to inform you of the kinds of legal

agricultural practices that are considered acceptable.

“Right to Farm” in Alameda County
The Right to Farm ordinance alerts prospective property owners that lands within 2,000 feet
include agricultural properties, The ordinance informs them that lawful and properly
conducted agriculture and agriculture-related activities {some examples described within)
are permitted. It describes examples of typical agricultural activities and conditionsin
areas abutting agdricultural properties. Property transfers require new owners be aware that
legal agriculture activities are expected and acceptable within 2,000 feet of their property.
Every transfer of property subject to the requirements of Section 6.28.070 of the County
General Code shall provide the right to farm restriction in all deeds and leases. These
property transferors shall also provide to any transferee the notice of right to farm as
recited in the pamphlet. The purpose of this ordinance is to promote public health, safety
and welfare, and to support and encourage continued agricultural operations in the county.
This ordinance is not intended to modify or abridge state law regarding nuisances.
Q. Where can agriculture occur?
A. Agriculture may occur anywhere within the unincorporated boundaries of Alameda
County that is zoned Large Parcel Agriculture, Resource Management, Resource
Management/ Special Agriculture, and Water Management. Different intensities of allowed
uses vary with the particular designation, with the aim of enhancing agricultural
production, while protecting the County’s natural resources. Generally, processing
facilities and visitor-serving uses have specific restrictions. Incorporated cities in the
county have their own rules and regulations.




Q. Does an agricultural operator need a land use permit to begin farming or ranching on
land that was previously used for non-agricultural purposes?

A.The answer is generally no if the land is zoned for agriculture and meets the intensity
constraints of the particular district. State and County Policy to encourage and enhance
agriculture... State law and County policy encourages, promotes, and protects agriculture.
Agricultural Operations are protected from nuisance lawsuits as long as:

+ The agricultural operation is conducted in zoning that allow such uses.

* The agricultural operation is conducted or maintained in a manner
consistent with proper and accepted customs and standards as established and followed
by similar agricultural operations in the same locality, and in a lawful manner.

* The agricultural operation predates the affected use(s) on the neighbor’s property.
grazing on land in Large Parcel Agriculture and Resource Management, Resource
Management/Special Agriculture, and Water Management districts, however, there will be
more constraints {on farming intensity) if new water sources are added for irrigation, in
order to protect natural resources to the extent possible. Onthe other hand agricultural
processing uses, such as wineries, need a land use permit.

Notice Of Right To Farm
Alameda County permits operation of properly conducted agricultural operations within
the County. You are hereby notified that the property you are acquiring an interest in is
located within 2,000 feet of agricultural land, agricultural operations or agricultural
processing facilities or operations. You may be subject to inconvenience or discomfort
from lawful agricultural or agricultural processing facilities operations.
Discomfort and inconvenience may include, butis not limited to, noise, odors, fumes, dust,
smoke, burning, vibrations, insects, rodents and/or the operation of machinery (including
aircraft) during any 24-hour period. Should any dispute arise regarding any inconvenience
or discomforts from an agricultural operation the parties may submit the dispute, within 30
days of the date of the occurrence, to the Alameda County Agricultural Advisory
Committee created by the Board of Supervisors. This committee will provide mediation
assistance for the parties involved. One or more of the inconveniences described above
may occur as a result of agricultural operations which are in compliance with existing laws
and regulations and accepted customs and standards. If you live near an agricultural area,
you should be prepared to accept such inconveniences or discomfort as a normal and
necessary aspect of living in an area with a strong rural character and an active agricultural
sector. Lawful ground rig or aerial application of pesticides {including
| herbicides, fungicides, rodenticides) and fertilizers occurs in farming operations. Shoutd
you be concerned about spraying, you may contact the Alameda County Agricultural
| Commissioner. Alameda County Right to Farm Ordinance does not exempt farmers,
agricultural processors or others from compliance with law. Should a farmer, agricultural
processor or other person not comply with appropriate state, federal or local laws, legal
recourse may be possible by, among other ways, contacting the appropriate agency. This
notification is given in compliance with the Alameda County Code Section 6.28.080 By
initialing below, you are acknowledging receipt of this notification.




Transferor’s Initials Transferee’s Initials. The failure to give the notice required by this
section shall not invalidate any transfer. {Ord. 2000-61 § 1 {part)) Alameda County
Community Development Agency 5/20/05
Q. What kind of practices can be expected on agricuttural lands?
A. Cuttivation and tillage of the soil, the planting, growing, cultivation, spraying of
pesticides and/or fertilizers, and harvesting of any agricultural commaodity such as wine
grapes, vegetables, fruit and nut crops, nurseries, or animal products, and any practices
performed by a farmer or on a farm as incidental to those farming operations, including
preparation for market, delivery to storage or market, delivery to carriers for transportation
to market. Horse boarding, training, or breeding may also occur.
Q. If | live near an agricultural operation, what experiences may | expect?
A. Agricultural activities you may experience can include, but are not limited to the
following: noise, odors, fumes, dust, fertilizers, smoke, pesticides, insects, farm personnel
and truck traffic, visual impacts, night time lighting, operation of machinery, and the
storage, warehousing and processing of agricultural products or other inconveniences or
discomforts associated with the protected agricultural operations 24 hours a day.
Frequently Asked Questions (continued) These pages were created for informational
purposes only and nothing in the Right to Farm Ordinance shall prevent anyone
from complaining to any appropriate agency, or taking any other available remedy,
concerning any unlawful orimproper agricultural practice. For additional information
concerning the
Right to Farm Ordinance
please contact the
Alameda County
Planning Department
at510.670.5400
or visit the Alameda County web site to
view Chapter 6.28 Farming Rights
in the County General Code at

Obtained 12/04/2025 from: hitpa://www.cdpr.ca.gov/



Addressing Pesticides Used Near Schools and Child Day Care Facilities ﬁ G

(=
California Code of Reguiations, Title 3, sections 6690-6692 Incraase

Communication

Effective January 1, 2018:

» Regulations apply to pesticide applications made for the production of an agricultural commodity within Ya mile
of public K-12 schools and licensed child day care facilities, except family day care homes (collectively referred
to as schoolsites)

+ Paesticide application restrictions will apply Monday through Friday, from 6:00 a.m. to 6:00 p.m., within a
specified distance of a schoolsite:

o Two types of restriction distances: % mile (1,320 feet) or 25 feat, depending on the type of applicaticn
equipment used and type of pesticide applied {some application types are prohibited by labels or do not

accur)
Application Minimum Distance to Schoolsite by Eguipment and Pesticide Type
Equipment Type Dust Fumigant | Granule All Other Pesticides
Airblast Spraver Ya_mile Prohibited | Doesn't occur Va_rnite
Ajrcraft Ya mile Prohibited | Vs mile Ya mile
Backpack Sprayer 1l Ya_mile Pronibited | None None*
Bait Station None Prohibited | None None
Ground-Rig Sprayer Y mile Y mile None 25 feet .
Hand Pumi: Sorayer Ys_mile Vo mile | None None
Sail Inlection None Yo mile | None 25 fewt
Sprinkler Chemigation | Doesn't occur % mile Doesn’t ocour Y mile
All Other Eguipment % mile % mile None 25 feet
*Backpack sprayers that incorporate an airblast sprayer to apply "other” pesticides are prohibited within ¥
mite,

o Exceptions to application restrictions: The prohibitions do not apply if school classes are not scheduled
for the day of application or the child day care facility is closed during the entire day of the application.
This allows applications during the day on holidays and school breaks

+« An option for an agreement between a schoolsite, property operator, and County Agriculteral Commissioner
with alternative application restrictions that provide the same or a greater level of protection as provided by the
prohibitions

+ Field furnigations within % mile of a schoolsite must be completed at least 36 hours before the start of ciasses

+ An annual notification by property operators to schoolsites and County Agricultural Commissioners by April 30
that includes contact information and a list of all pesticides expected to be used within %4 mile of a schoolsite
during July through June

o A new grower (through purchase or lease of a field) must provide the first notification within 30 days of
assuming control of the property

= CalAgPermits is the suggested method that property operators use to develop and submit the notifications

For more information contact:

County Agricultural Commissioner: gy “"me“‘“mf
vewve. Coifa.ca.gov/exec/county/countymap/ pr P st['. cide Regulation
Departrment of Pesticide Regulation:

wwwe.odpn ca, cov/schoolnotify/

A Factsheet for Growers and Applicators

(ENF SREGS 21 110:17))



From: Kent Woodell <ktwoodell@yahoo.com>
Sent: Saturday, December 6, 2025 10:20 AM

To: Speech, Marcella, CDA; Lopez, Albert, CDA
Cc: Kent Woodell

Subject: Mosaic Project WBZA

Ms. Speech,

Please find the following letter regarding the proposed Mosaic project.

Please forward my letter to the WBZA members and | ask that it be added to public record.
Please confirm receipt.

December 1, 2025

As a 30+ year resident of Cull Canyon, we live 1 1/2 miles north of the proposed Mosaic

project. Since our property is of similar size, topography and forestation to the proposed Mosaic
land, I thought it appropriate to sight a few of the environmental hazards/risks/facts we have
experienced and expect the Mosaic children could be exposed to:

During this last year, both of our wells went dry and are now unusable.

We find 6-10 Rattlesnakes yearly (with a majority of them 1 or 2 feet from our house).

Our dogs have been bitten by rattlers a total of 8 times.

Our dogs have regular conflicts with coyotes (one being attacked by a pack of 6 coyotes).
lust after dark a mountain lion was spotted lying on our lawn within 15 feet of our house

A few months ago, our next-door neighbor had a mountain lion jump a 10-foot fence into the pen
which was immediately next to their house...and kill 2 goats.

Approximately 300-400 wild boar are killed annually on the EBMUD property which is immediately
west the Mosaic property.

Over the years several dozen wild boar have been killed on our property.

‘

August 1, 2025 within 50 yards of our house our dog was nearly killed by a 275 lb. wild boar which i
later killed within 20 feet of our porch.

Falling trees and major landslides are regular high-risk occurrences.

Due to the single road and high potential for fire, the Fire Department recommends an emergency
“shelterin place area” be available. The EIR answer: “... THE PROJECT SITE AND PROJECT
1



BUILDING may be utilized as a shelter {(in place) center for local residents (and children) to secure
safetyin event of an emergency.” (PUB-22-{03) page 193)

Recall that in both the Paradise and Palisades fires everything was destroyed with nowhere to
shelter in place.

Kent Woodell
13425 Cull Canyon Road
Castro Valley. CA 94552
510-247-1416

L

** This email was sent from an external source. If you do not know the sender, do not click on links or
attachmentis. **



From: Ann Felix <annfelix44@gmail.com>

Sent: Monday, December 8, 2025 5:31 PM
To: Speech, Marcella, CDA
Subject: Maosaic Project

My concern about the proposed Mosaic Project for Cull Canyon.
| have lived in Cull Canyon since 1978 and am aware of the high risk danger for this canyon.

My primary concern about living in Cull Canyon is the limited evacuation in the event of fire. The
Mosaic Project in this canyon presents a major safety concern.

Recall the East Bay Hills fire of 1991, that killed 25 people and injured 150 others, destroying 2,843
single-family dwellings and 437 apartments. That fire was not far from Cull Canyon. The risk of such
a fire would put the population of people in the Mosaic Project at grave risk. It brings to mind the
disastrous flood this past summer that hit Camp Mystic, a girls’ summer camp in Hunt, Texas,
resulting in 27 deaths.

A youth camp must be located in a place with adequate emergency evacuation. The current roads
are inadequate to allow safe exit for fire or floods for current residents, much less scores of youth and
personnel. I'm sure this is a good program youth, but not when their lives or ours can be in jeopardy
Sent from my iPhone

** This email was sent from an external source. If you do not know the sender, do not click on links or
attachments. **






cfo Community Association Management
6088 Sunol Blvd, Suite 100 Pleasanton CA 84566

C OLU MBI A Tel: 925.417.7100 o fax: 925.426.7717
www.HOAsManagement.com = info@hoasmanagament.com

December 5, 2025

é\/ . COLUMBIA COMMUNITY ASSOCIATION
- f

Alameda County Planning Department VIA: Electronic Mail and USPS
Attention: Planning Director

224 West Winton Avenue, Room 111

Hayward, California 94544

Dear Sir:

| am the President of the Columbia Community Association, representing 541 households in the Castro Valley
hilis in the vicinity of Cull Canyon Road and Colurnbia Drive. ! write you foday in that capacity regarding the
West County Board of Zoning Adjustments hearing on PLN2020-0093, Conditional Use Permit, the Mosaic

Project.

On August 25, 2025, following a lengthy public hearing the Castro Valley Municipal Advisory Council
unanimously voted not to support the Conditional Use Permit for the Mosaic Project. We support the MAC's
denial of the application.

Simply put, the location on Cull Canyon Road is inappropriate for the construction and operation of what is
clearly a school in virtually all aspects.

Problems of concern with the project location include:
» The lack of an adequate water supply for emergency fire suppression despite the project being in a
State designated High Fire Hazard Severity Zone.
» The size and capacity of the one-way road into and out of the location which would make timely
evacuation difficult for evacuee as well as firefighting personnel.
* The impact that would occur on efforts to evacuate the Columbia development caused by the additional
traffic headed to and from Mosaic.

Additionally, there are potential negative impacts on the ability of Columbia homeowners in obtaining
homeowner fire insurance as the construction and operation of Mosaic may be considered adversely by
California insurers. Many Columbia homeowners already have difficulty or find it impossible to obtain
insurance coverage because of the fire hazard designation.

We recommend and urge the West County Board of Zoning Adjustment to uphold the denial of the conditional
use permit application.

Yours truly,
COLUMBIA COMMUNITY ASSOCIATION
By:

£ -

e

Robert Weldon, President
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From: Sharon Christensen <sharon.christensen.psyd @gmail.com>
Sent: Monday, December 8, 2025 8:20 PM

To: West BZA Hearing, CDA; Speech, Marcella, CDA

Subject: Great concerns regarding the Mosaic Project

Dear Western BZA Members,
Please share my letter with the West BZA Chairperson and members.

| am writing to express my grave concern with the projected plan to have an overnight camp, the Mosaic
Project located on Cull Canyon Road. As aresident of the canyon we understand the limits of Measure D
and the Williamson Act and know an overnight camp that runs year round with people staying

several days and nights is not considered recreational day use. The square footage of the numerous
buildings and living quarters including a large eating hall also exceeds the square footage allotment
within the zoning of this area. The area is not zoned for or adequately equipped for 100+ children and
staff staying the night year round; amounting to rotating people residing overnight and not recreationally
(day use only) using the area year round.

Not only does this pose great danger to the current residents with a huge increased fire danger in our box
canyon, with no water access to put out fires, and rough steep terrain that make fire danger much worse,
the site plans on having fire pits that only increase risk to the canyon residents and the 100+ children and
staff they propose to having staying at the site. As a dead-end road there is only one exit for hundreds of
people (the site 100+ and the permanent Canyon residents) to try and exit while towing large agricultural
animals. How will emergency vehicles be able to access and put out the fire?!? This would create a
VERY challenging evacuation and rescue process at the very best and death to many people at the
worst. That is not a gamble worth taking given the large increased chances of safety and fire issues. For
the children's safety the Mosaic Project needs to be located at a site that offers multiple evacuation
routes.

This is also a canyon that has many water concerns and the EIR does not adequately or accurately
address how water supply witl be impacted at the site (with people year around) along with all canyon
residents who heavily rely on natural well water as our only water supply. The EIR also does not
adequately speak to the need for a big septic to take care of the amount of waste there will be with so
many people residing/indoor camping at the site year around. There is no public sewage system.

There are also great public safety concerns for the children with wild animals such as rattlesnakes,
mountain lions, black widows and coyotes. Everyyear, each resident experiences multiple rattlesnakes,
we have had a handful just this year alone that were in front of our house and in our goat and chicken
pens. Our dog was bit by one and nearly died.

The site area is steep and wooded with Cull Creek that fills and runs quickly in the rainy months. The
creek is a potential drowning source especially when it moves quickly. We often face many mudslides
throughout the canyon as well as downed power lines that not only block the road but leave us without
power for days. Given we are a high fire risk area, PG&E often cuts our electricity during windy days,
leaving us without power for multiple days throughout the year. Without power we have no water, no
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septic, no lights, no fridge to keep food, and no wifi or cell service for communication. A site that has
children staying the night year around needs to be located in an area that has reliable, consistent power
for their safety.

The road inadequacy with size and weight limits will not hold the large increase in traffic and vehicles
going through the windy, tight roads. Large equipment needed to maintain agricultural land is driven
down the canyon regularly, making it already tight when multiple bike riders are using the road, adding
more cars, buses to bring 100+ people in and out of the canyon year around will only dramatically
increase the risk of car accidents (one of the leading causes of death).

While the Final Environmental Impact Report (EIR) falls short in accurately assessing the risks with this
tand, which is a big issue, the biggest concern | have is the grave danger this project poses to the lives of
everyone who resides here and the additional 100+ who will be residing in the canyon while at this site.

Next door to the proposed site is a long standing business, Twining Vine, that is an important staple to
our community. The owners of this business are beloved by the canyon and greater Castro Valley
community who appreciate all of the contributions they provide to important, valuable community small
businesses and community organizations. Since the Mosaic Project is a schoot camp for children,
Twining Vines would likely be put out of business despite the fact that they have a long standing
established business.

While the Mosaic Projectis a great program, this is not a safe or appropriate location. The Mosaic Project
needs to protect its campers, the children, and the community by picking a safe and appropriate
location. They have been offered other locations that are more suitable and safe for their campers and |
continue to be confused why despite other great options that fully support their ptan, they are trying to
choose a location that creates such issues, safety concerns, and harm to the lives of their campers, -
staff, and the Cull Canyon community. | humbly ask for the safety of all, please reject this plan and do
not let it continue forward in this location.

Thank you for reviewing and hearing my concerns,

Cull Canyon Residents,
Sharon Christensen

Dr. Sharon Christensen

CONFIDENTIALITY STATEMENT

The information in this email message is privileged, confidential, or otherwise protected from disclosure
and is intended for the use of the addressee listed above. If you are neither the intended recipient of the
employee or agent responsible for delivering this information to the intended recipient, you are hereby
notified that any disclosure or taking of any action in reliance on the content of this emailed copied
information is strictly prohibited. This email, inctuding attached material, is confidential patient
information and protected by the California Welfare and Institution Code, Section 5328. If you have
received this e-mail in error, please immediately notify the sender by reply e-mail and destroy the original
message and atl copies immediately.



** This email was sent from an external source. If you do not know the sender, do not click on links or
attachments. **






From: Layla Swartz <laylaswartz1313@gmail.com>

Sent: Monday, December 8, 2025 $:50 PM

To: westbzahearing@cvgov.org; Speech, Marcella, CDA
Subject: Great Concerns for the Mosaic Project

Dear Western BZA Members,

Please share my letter with the West BZA Chairperson and members.

I am writing to oppose the Mosaic Project for many reasons including the fact that it forces the much
beloved twining vine winery out of business.

| have had the pleasure of growing up on Cull Canyon my whole life. One big thing | always remember
from childhood is going to Twining Vine Winery with my family to celebrate holidays, taking my dance
photos there, or just to talk with the owners and explore the beautiful property.

Once | got engaged | knew exactly where | wanted to host my wedding, without a doubt I reached out to
Twinning Vine in hopes they would host my wedding. Not only was twining vine the best location it was
also filled with so many wonderful memories for me and just the most warm and welcoming owners.

| truly cannot imagine the canyon let alone Castro Valley missing out on this beautiful hidden gem.
Twining vine has made such an impact on the canyon and Castro Valleys community and is such a
blessing to be able to go to our very own local winery and support not only their business but a dream
built by two wonderful people.

Cull Canyon Resident,

Layla Swartz

** This email was sent from an external source. If you do not know the sender, do nof click on links or
attachments. **






West County Board of Zoning Adjustments 5 December 2025
224 W. Winton Ave., Room 111
Hayward, CA 94544

PLN2020-00093. Conditional Use Permit/Site Development Review, The Mosaic Project

Dear Members of the West County Board of Zoning Adjustments:

My name is Dick Schneider. | co-authored Measure D, the Alameda County Save
Agriculture and Open Space Lands Initiative passed by the voters in 2000. More to the
point, | was the one who insisted that the Castro Valley Canyonlands be included in the
initiative after reading the Castro Valley Canyonlands Issue Paper released by the
County Community Development Agency on December 1, 1896, just a couple of years
before Measure D was written.

The Canyonlands Issue Paper reviewed the hazards and constraints of the
Castro Valley canyons, their limited water supplies and stream water quality concerns,
as well as how to protect agricultural land and biological habitat from excessive and
harmful development, as well as other issues. It is still relevant today. For Cull Canyon,
the paper noted in particular, "Like Eden and Hollis Canyons, Cull has only single entry
access and therefore evacuation for wildfire and other natural catastrophes is a
concern."

Catastrophic wildfires in northern and southern California in recent years,
including the 1991 Tunnel Fire in the Oakland hills that resuited in 25 deaths and the
2018 Camp Fire that destroyed the town of Paradise and resulted in 85 deaths, suggest
that the phrase "is a concern" is a gross understatement. Escape routes failed in both
these fatal fires. Residents of Cull Canyon should not be put at extra risk by building the
proposed Cutdoor School in the middle of single entry access Cull Canyon, not to
mention risking the lives of over 100 elementary school children and their teachers.

Measure D violations:

1. The Mosaic Project proposed facility in Cull Canyon is a school, not an outdoor
recreation facility or outdoor recreational camp. The Mosaic Project's federal tax returns
(Form 990s) explicitly name the corporate entity and the program being offered to
students as the "Mosaic Project Outdoor School." To misclassify a proposed use
because the actual use would not be permitted is an abuse of discretion.

Measure D does allow schools outside the county urban growth boundary as
infrastructure necessary to serve the rural population. Rural schools are appropriate and



often necessary so rural children are not required to be transported long distances to
meet their compulsory education requirements. The students who will attend the Mosaic
Project Outdoor School are predominantly, if not entirely urban children. In fact, the
FEIR states that children attending the Mosaic Project Outdoor School remain students
of their home schools. They are not residents of Cull Canyon or nearby rural areas.
When attending the Outdoor School, the students will be satisfying their home school's
compulsory education requirements, showing they are not rural school children but are
in fact attending school at the Mosaic Project Outdoor School.

The Mosaic Project acknowledges that typical outdoor schools focus on Environmental
Science, but states that its Outdoor School "addresses issues of difference and builds
self-esteem and community."

That the Mosaic Project Outdoor School provides students some outdoor recreation
during each day in session is no different from their home school providing outdoor
recess. That the Mosaic Project Outdoor School might offer a longer hike or nature walk
on some days is no different from their home schools providing a required P.E. period
every week. These are among the reasons why the Mosaic Project Outdoor School can
satisty the compulsory education requirements of the students' home schools.

Further evidence that the Mosaic Project Outdoor School is a school and not an outdoor
recreation facility is the curriculum provided to the students, as well as the training
provided to the educators who teach the children. Nowhere in the Mosaic Project
curriculum is outdoor recreation mentioned; not once. Rather, the purpose is learning
how to get along with others and how to resolve conflicts peacefully. The curriculum is
not about outdoor recreation or environmental science; it is about how to live with others
and how to resolve conflicts peacefully. In fact, their educational materials are trade-
marked. Clearly, this is a school, but it is not a school permitted by Measure D in this
location.

2. All buildings are not located within the 2-acre development envelope as required by
Measure D. The caretaker dwelling is to be located outside the development envelope
with no explanation for why this is necessary for agriculture use. The FEIR states that
the caretaker dwelling is "necessary for agriculture" and therefore may be located
outside the development envelope. The Measure D requirement is different. "Apart from
infrastructure under Policy 13, all buildings shall be located on a contiguous
development envelope not to exceed 2 acres, except they may be located outside the
development envelope if necessary for security reasons, or if structures for agricultural
use, necessary for agricultural use." No explanation or justification is given why it is
necessary for agricultural use that this caretaker dwelling be located outside the 2-acre
development envelope.




The purpose of this provision is for situations where agricultural buildings must be
located on more distant parts of a parcel to serve an agricultural purpose, e.g., locating
a hay barn or farm equipment building in a distant field or pasture to enable agricultural
use of the entire property. It is not an escape value to allow agricultural buildings to be
located outside the development envelope because non-agricultural buildings are filling
the 2-acre envelope. There is no evidence in the record that it is necessary for
agricultural use for the caretaker dweliing to be located outside the 2-acre development
envelope, which is the actual Measure D requirement.

3. The Mosaic Project Outdoor School is not a use intended by the Resource
Management land use designation: "This designation is intended mainly for land
designated for long-term preservation as open space but may include low intensity
agriculture, grazing, and very low density residential use." (Emphasis added).

The Mosaic Project Outdoor School, when in session with students residing on-site and
with a goal to operate year-round, will have a population density of approximately 55
persons/acre (110-person school population residing on a 2-acre development
envelope). For comparison, the population density of the adjacent Castro Valley urban
area is just over 6 persons/acre, and Castro Valley was the fourth most populous
unincorporated area in California at the 2020 Census. The Mosaic Project Outdoor
Schoot will have a population density 9 times greater than adjacent Castro Valley and
intends to operate year-round. This is not the very low density residential use permitted
in Resource Management designated land.

Williamson Act violations:

1. No evidence of an agricultural use has been shown that meets the requirements of
the Williamson Act. Federal tax returns filed in 3 of the previous 5 years must show
agricultural production yielding annual gross revenues of at least $2,000 or $10,000 on
Schedule F. (Uniform Rule 1, Section Il, C. 3.b (2) or (3)}.)

2. A compatible use determination for the project cannot be made because Uniform
Rule 2, Section Ill (Compatible Use Determination), Subsection B4 (Compatible Use
Determination Process) has not been complied with because all of the findings (a) - (e)
have not been made as required.

In fact, The Mosaic Project is a school, not an outdoor recreationai facility.

a. Ilts 2023 Federal Tax Return (Form 990) states this explicitly. The term
Qutdoor School or school is used 10 times. The term "students" is used 4 times, and
"4th & 5th graders" is mentioned once.



b. Salaries shown on its Form 990 are for teachers and school administrators,
not for agricultural employees.

¢. Under the County's Zoning Ordinance definition of a Community Facility, a
"School" (#2) satisfies the Compulsory Education Requirements of the State.
Attendance at the Mosaic Project Outdoor School meets this requirement. While the
students remain members of their home schools, their attendance at the Mosaic.Project
Outdoor School satisfies their home school's State compulsory education requirement.

d. An Outdoor Recreation Facility, by contrast, is a different type of Community
Facility listed separately (#5). The word "recreation" is not mentioned even one time, not
once in the Mosaic Project's Federal Tax Return or anywhere in the Mosaic Project
literature.

3. If approved, the Mosaic Project Outdoor School will in fact be the primary use of the
Williamson Act-enrolled land, not a subordinate, compatible use as required by law.

4. To avoid violation of the property owner's Williamson Act contract, the owner must file
for non-renewal of the contract, which will then expire in 10 years. Getting a significant
property tax reduction without complying with the requirements of the Williamson Act is
unlawful,

Alternative Locations not Analyzed:

There is no evidence in the EIR or in the record more generally that project proponents

considered alternative locations for the Mosaic Project Outdoor School — locations that

would have fewer environmental constraints, fewer safety risks, and would be permitted
by local zoning.

In fact, an ideal location exists in the City of Richmond, which | understand is in The
Mosaic Project's service area for participating schools. An 80-acre undeveloped
property bordering Wildcat Canyon Regional Park was donated to the East Bay Waldorf
School several years ago. It is now part of the Wildcat Canyon Community School,
which has taken over the Waldorf School site. Not only is it school land already, but
public water and sanitary sewer are at the property boundary, there is emergency
egress in multiple directions, two fire stations (Richmond Fire Station No. 63 and Contra
Costa Fire Station No. 68) are each just 5 minutes away, and the land-use designation
permits small-scale buildings (max. total 20,000 sq ft) that allow for overnight
accommodations, provision of food and drink, and sanitary services.

No doubt there are many disadvantaged Richmond school children for whom having the
Mosaic Project Outdoor School nearby would be a blessing.



Conclusion:

The Mosaic Project Qutdoor School is a worthy endeavor, but it should not be located in
Cull Canyon, a box canyon whose only escape route can become blocked in an
emergency. Adding over 100 more potential evacuees to the existing Cull Canyon
resident population puts everyone at significantly greater risk. No sensible person
should put these lives at risk.

The Mosaic Project Outdoor School violates Measure D. It is a school, not an outdoor
recreational facility or camp. Its curriculum is not about outdoor activities or recreation; it
is about getting along with others and peacefully resolving conflicts.

The proposed project violates the County's Williamson Act Uniform Rules. Itis not a
subordinate, compatible use of the property. It will in fact be the primary use of the
property.

Alternative locations have not been analyzed, and they do exist.

If this project is approved, it will be an abuse of discretion, an example of the end
justifying the means. This is hardly the ethical standard we want our society to follow and
certainly not the ethical standard we want adults to model for our children.

Please deny this project application.
Thank you.

Sincerely yours,






December 07, 2025
Dear WBZA Members,

I am writing to highlight several significantinaccuracies and omissions in the Final
Environmental Impact Report (EIR) regarding the proposed project. These comments are
offered as a concerned property owner and active agricultural producer, independent of my
asscciation with the WBZA.

1. Misrepresentation of Alcohol Beverage Control (ABC) Licensing Risks—Direct
Threat to Business Operations:

The EIR falsely states:

“As an existing Licensee, the Twining Vine Winery would not be affected by the
proposed project since license renewals or transfers are not reviewed the same as a

new license application.”

This is misleading and not complete: Under the Alcohol Beverage Control Act § 24201
(Chapter 7. Suspension and Revocation of Licenses);

“Accusations may be made to the department by any person against any licensee.
Accusations shall be in writing and shall state one or more grounds which would
authorize the department to suspend or revoke the license or licenses of the licensee
against whom the accusation is made”. {Amended by Stats. 1955, Ch. 447.)

Obtained August 16, 2025 from hitps://www.abc.ca.gov/

Importantly, there is a 600-foot distance criterion for proximity to schools, non-profit
youth facilities, or public playgrounds. Twining Vine is less than 400 feet from the
proposed project site, placing our license at direct risk.

The loss or suspension of our license would not simply be an inconvenience—it would
jeopardize our ability to operate, employ local workers, and contribute to the region’s
agricultural economy. There is no guarantee that Alameda County can protect our
license, and the EIR’s omission of this risk is a serious oversight.

2. Misrepresentation of CUP Risks:

The EIR asserts that the Twining Vine Conditional Use Permit (CUP) will not be affected
by the proposed school and camp project. However, this is inaccurate.



Alameda County, as the regulatory authority, oversees the issuance and renewal of
CUPs and retains full discretion to deny any permit renewal—there is absolutely no
guarantee of continued CUP approval. If the project proceeds, TwiningVine will
formally request an indemnity letter that provides lifetime CUP protection, as a
safeguard against potential future threats to our operations. The absence of such
assurance further heightens the uncertainty surrounding our ability to investin and
sustain our business in the long term.

3. Open Ended CUP for the proposed project: How is this allowed?

Other than construction conditions, there are no conditions for the project school or
any of the other camp programs being offered related to a CUP.

Collectively, these issues are not just theoretical concerns—they represent real and
immediate threats to the sustainability of legitimate agricultural businesses. Allowing
urban development to encroach on land designated for agriculture undermines the stability
and confidence that farmers and vintners need to make long-term investments. It risks
eroding the agricultural base that supports local food production, stewardship of natural
resources, and the economic vitality of our rural communities.

4. CUP Process:

CUP’s are approved by Alameda County after applications are submitted and the use is
determined after afl checks for zoning and land use requirements are met/completed.
The 4 findings need to be valid:

1 The use is required by the public need.

2. The use will be properly related to other land uses, transportation and service
facilities in the vicinity.

3. The use, if permitted, under all the circumstances and conditions of the particular
case, will not materially affect adversely the health or safety of persons residing or
working in the vicinity, or be materially detrimental to the public welfare or injurious
to property or improvements in the neighborhood.

4. The use will not be cantrary to the character or performance standards established
for the District in which it is located.

A detail plot planning drawing including:

b North direction arrow.



¢. Scale. You must use 1 inch = an even number of feet (i.e. 20 feet, 40 feet,
100 feet, or 600 feet depending on the size of your property).

d. Boundaries of the parcel, including dimensions (you may need a plot map
of your property).

e. Location, dimensions, and purpose of rights-of-way and easements within
the property.

5. Location, dimensions, and use of all existing and proposed structures.

6. Distances of existing and proposed structures from all property lines, from
rights-of way, easements, and other structures.

7. Location of all utilities labeled existing or proposed, including septic tank
and drain field, water, power, phone etc.

8. Location and dimensions of all proposed and existing roads, driveways,
parking areas, patios, decks, walkways, and other impervious (paved)
area(s).

9. Location of any surface water {streams, culverts, drainage ways), or any
distinguishing land features such as slopes within or adjacent to the parcel.

10. Extent of area which will be disturbed by construction activity, clearing,
digging, or earth moving.

11. On the back of your site plan, please provide detailed directions to the
site.

12. Vicinity map, setbacks.
If everything checks out OK, application will be considered.
TwiningVine has CUP conditions thatlimit our use to the following:
1)Time: 11am - 9pm, music off by 8pm.
2) 12 winery retated uses PER YEAR!
3) No Overnight stays,
4) No street parking,
5) No indoor venues,

6) Y2 mile cleanup.....and more...



It would be expected that the proposed CUP would be held to the same standards.

In conclusion, | urge the county to reaffirm its commitment to agricultural preservation by
rejecting projects that compromise protected lands and the businesses that depend on
them. Maintaining strong zoning protections, upholding the General Plan, and accurately
acknowledging regulatory risks are essential for fostering a resilient agricultural sector. By
prioritizing these principles, the county not only safeguards the livelinoods of farmers but
also ensures a sustainable future for all residents.

Sincerely,

Teololg Selbert

Teddy Seibert
Cwner/Twining Vine Vineyard and Winery est. 2003
16851 Cull Canyon Rd, Castro Valley, CA 94552



From: Martha McFarland <marthamcfarland75@gmail.com>

Sent: Sunday, December 7, 2025 11:27 PM

To: Speech, Marcella, CDA

Subject: Fwd:
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---------- Forwarded message ---------

From: Martha McFarland <marthamcfarland75@gmail.com>
Date: Sun, Dec 7, 2025, 11:23 PM

Subject:

To: Martha McFarland <marthamcfarland75@gmail.com>

To whom it may concern at the whza board,

My name is Martha McFarland and I've live at the two mile marker of Cull Canyon Road in Castro Valley. |
am speaking against the Mosaic School on Cull Canyon Road.

There are many reasons why this is not the right location for such a school but I'm speaking to the safety
of the road.

Cull Canyon is a popular road to bike, and hike, and jog on, there is the occasional tractor and ATV,
along with horseback riders trying to reach the gate to East Bay Regional Park trails. It is great to see the
bicycle time trails that are usually once or twice a year. There is all kinds of wildlife, deer, pigs, coyotes
and bobcats just to name a few.

Cull Canyon starts off as a fairly large four lane road with turning lanes and shoulders to pull off onto,
but that all ends when you come inte the canyon. Itis narrow, under most conditions, it only has one
lane of traffic entering in one direction and one lane of traffic exiting. There are no shoulder and the only
pull outs are in resident driveway which are largely gated.

Cull Canyon was built to 1920 standards. There is a ravine on cne side that often floods in the winter
and a steep upward slope on the other side, through the first two and a half miles of Cull Canyon. Itthen
opens up to longer stretches of road. Because of Cull Canyons dimensions, and easy access and, little
to no police presence there are a lot of speeders who enjoy the twisty turns at the beginning and the long
straightaways toward the end to really test "their skills" and they are gone or wreck before anyone can
call for help. There are also a lot of Sunday drivers that enjoy just cruising the scenic Backroads. There
are a few businesses that bring in traffic also, there is a winery which | believe is the last one remaining in
the area and a stable that homes at least 50 horses with visiting moms and dads. Plus of course the ever
famous nudist camp at the end. Itis the home of 100 residents and in an emergency is the only exit path
for all 600 residents of Columbia and the residents of Cull and now at least 70 to 90 kids and staff ofthe
Mosaic school.

We have in the past had trees down closing the roads and flooding, not only due to water but due o’
mud from erosion on the hillsides. Even as far back as 1955 in the Canyonlands paper it states that Cull
Canyon, Crow Canyon, and Palomares roads have the most accidents.

Again | must repeat that Cull Canyon Road was built to 1920 standards. Teday roads need to be wider
and turns not so sharp. There need to be longer lines of sight. If you get behind a bike in a car you should
wait til you can clearly see around, this can often cause extended waits. Unfortunately most drivers end
up passing unsafely. Now Alameda County wants to add "more". Cull Canyon does not have any more
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room to be widened nor do | believe that Alameda County has the funds to make Cull Canyon a bus safe
road. Atthe mile and a half marker of Cull Canyon a eucalyptus tree was cut down and just left on the
side of the road. this tree had moved down the hill and closer to the road. Once the dead tree holding it
rots away, someone can easily be hurt or killed. Multiple complaints have been made but no one is
willing to address the issue. At the two mile marker the guardrail has been hit multiple times without
repairs along with every other guard rail on the road. Albert Lopez stated at the MAC meeting that
Alameda County has arranged with public works that excessive weighted trucks, such as sewer trucks,
and buses, and reverse osmaosis brine trucks have exception to travel on Cull Canyon and that Alameda
County will maintain road damge due to the heavy loads, however this certainly has not been the case in
maintain the road thus far if you just look at any guard rail, and now this new revised eir seems to be
saying that Mosaic will handle this bitl and carry the burden of road repair.

Cull Canyon has in the past been the last to get services. During the flooding of 2023, locals farmers
cleared and kept Cull clear as the county was busy elsewhere. Mud covered large sections of the
road. All drains were full of rushing water and the creek had a life of its own. Several farmers lost large
chunks of land as the hillside eroded into the swollen waters of the creek.

With the increasing threat of fire PG and E has cut power to Cull. At first Canyon Middle Schoolwas
on Cull's power grid but PG&E has now removed Canyon Middle School so as not to disrupt school
schedules. In 2022 the reservoir was removed from Cull for fear the damn would fait. Now the water
flows out of Cull much faster causing. more chance of flash floods. And cutting the time for ground
saturation which assists the wells that residents rely on. Alameda County promised with the removal of
the pond a park would instead be maintained with picnic tables and trails. This is still just and
abondoned lot. And in 2024 a holding facility was established to dump trash and waste at the beginning
of the Canyon to be redistributed at a'later time causing an unsightly mess, and of course more recently
the East Bay Regional Park Department decided to board up its little house and cut down allit trees
exposing it's storage facility and yard. Itis so unsightly. The only service the county has provided was
erecting a sign stating no vehicles over 38 feet, warning buses not to enter Cull Canyon as buses carrying
swimmers in the summer months to the lagoon would often miss their turn and be delayed long periods
of time on Cull searching for a safe place to turn around. | had a home depotiruck get stuck after a
delivery and not finding an adequate space to turn around. And of course let us not forget all the people
who think the canyon is a dumping ground. We have a mattress and couch recently dumped but a few
years back we even had a body dumped in a barrel.

Cull Canyon is an asphalt road resurfaced maybe every 5 years and a lot of the time, the restripping is not
done for 6 months later. Leaving residence to calculate the passing spaces. Several spots on the road
are actually cracking and dropping. | have a small video clip of two trucks one with a trailer narrowly
missing one another as they meet at a tight turn, the truck with the trailer cut the corner because of the
length of the rig. Buses don't bend in the center this would have injured students. Cull canyon is barely
20 feet in some spots, calculate a few tight turns a bike or two and that space gets tight fast.

| believe it is unfair for people who love and enjoy Cull Canyon road to have to compete with a school. |
remember an article in the forum several years back that stated that you should drive out Cull Canyon as
it is one of the few places left in the bay area that has not been destroyed by development.

During the Mosaic presentation at the Mac board they said they would only increased traffic by two
buses bringing kids in and out at the beginning and end of the week. So 1would like to speak to the
amount of traffic they will really be bringing in with over 70 children a week 365 days a year as their
conditional use permit has put no conditions on them. There will be food trucks, school supplies, and
essentials that will of course be forgotten and order on any number of delivery sites, and most likely
some laundry services. Their water supply is completely in guestion as their wells have come up short
and they have not been tested in the middle of summer when the ground water dries up. So they will
need some source of water delivery and their septic system is completely inadequate so they will need to
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transport waste off site. Not to mention the brine water from their state of the art reverse osmasis
system. They will also need propane for their fire Circle, so add that vehicle as well. itis completely
unrealistic to think there will only be two school buses. And alot of these vehicles will be heavy and
damaging over time. This is also confirmed in Albert Lopez's comment.

Fire department has reperted in the past that Canyoen roads cause concerns when fighting any fire. The
terrain is difficult and water supply is limited. they point out that time is critical and these narrow road
lack defensively spaces and the size of the reads limit the equipment that can be used. | have seen two
fire in the canyon so far and the common practice has been to close the road off. Stopping traffic so the
fire department can get in and fight the blaze. Mosaic act like they will have time to find buses and just
drive in a rescue students and drive out. In the last ten years | have seen two fire trucks slowly backing all
the way down Cull to get out to a spot where they can be maneuvered around. | have seen three cars
actually go over the edge where the guard rails are absent or badly damaged.

Sadly with all this said Mosaic School continues to push to develop an urban schoolin an agricultural
setting. Afterthe Mac board met, the forum published an article saying the project had been rejected,
when itis still moving forward and nothing has been published about the new date at the bza
hoard. Residents and bikers and friends of the canyonlands are being block from having time to express
their concerns properly on this matter and as | have said | could go on about other issues but! am limiting
myself to the road. Cullis to smallthe turns are to tight and the maintenance is to sporadic to suppeort a
school and all the additional traffic it would present. This project has been persented for seven years
now. Why hasn't the county already improved the road so a school can be established? Why are there
no street lights, or turnouts, or shoulders, sidewalks even so that bike and horses can safely share the
road with the additional traffic? Why has Alameda county not taken the time to improve the road to
today's standards? If Alameda County has not made improvements in seven years, how are we to
believe that Mr. Lopez will keep his word on repairs. Itis sad to see an agricultural road being destroyed
and blighted and dumped on. It truly feels as though Cull Canyon is just a dump that Alameda County
doesn't care about
Please let us not forget that there are few areas left for horses and cows and wildlife. Please leave Cull
Canyon an Agricultural road.

i am trying to upload pictures of all the blight and neglect that Alameda County has left so far, along
with the near collision outside my home from two passing vehicles.

Thank you for your time on this matter. Martha McFarland

** This email was sent from an external source. If you do not know the sender, do not click on links or
attachments, **
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= - barryhechthydrologist@outlook.com | 510.367.7860

Hydrologist ___ 509 Pomona Ave., Albany, CA 94706

November 30, 2025

Brian Lowe

Mosaic

478 Santa Clara Ave, Suite 200
Oakland, CA 94610

Re: Mosaic’s Cull Canyon Wells, 17015 Cull Canyon Road, Castro Valley

Dear Brian:

You have asked for a summary of the sources and reliability of the wells at your Cull Canyon property. |
am the state-certified hydrogeologist with overall responsibility for water-supply development at the
site. Mark Woyshner and Gustavo Porras also had key roles in demonstrating the groundwater supply. |
have more than 55 years of experience in the hydrology and geclogy of the Hayward Hills and vicinity,
much of it with Balance Hydrologics, a firm which Mark and | established in 1988. My career began as
the first geologist for Santa Cruz County, and also includes about 10 years of service as an Alameda
County Fish and Game Commissioner, representing District 5.

Water is to be provided from bedrock aquifers through wells drilled under our direction and constructed
in a manner meeting State standards for potable water supply. Wells 17-1 and 20-1 have been tested to
yield an official 3.0 and 4.7 gallons per minutes compared with an average demand of 1.5 gallons per
day, as estimated by others. The wells draw from bedrock sources in a complex geologic setting
generally described in the attached figure.

(see figure, next page)
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The geology is composed of alternating sandstones and shales, with a strong admixture of conglomerate,
chert, and diatomitic shales. Sandstones and most fractured shales and cherts are usually the aquifers at
this site, and the shales and diatomites tend to form the boundaries of the water-bearing zones, The
attached figure shows the general configuration of the beds. More recent work shows by USGS shows
extensive faulting and deformation which affects almost every geologic unit shown {see, for example, USGS
Open File Report 95-598). Not only have the individual beds been twisted into near-vertical position, but
almost every geologic unit shown is characterized as fauited and fractured. Maybe a useful way of
envisioning the structure is to picture pressing down gently on the top of a paperback book on a shelf at
a point midway between the spine and the open end, and note how the pages bend and twist. Given
the area’s tectonic history, this analogy of deformation makes sense. The question then becomes
inquiring into how groundwater in this dense bedrock honeycomb may be interconnected.

Hydrogeologists have at least 2 well-established ways of checking for interconnection. We did both. The
first way is to extract a lot of water quickly from one well, and measure whether it significantly affects
water levels in the adjoining wells developed in the various formations {‘drawdown interference’). We
tested the effects in wells 17-01 and 20-01 for 10 continuous days and nights — per the State’s Title 22



regulations —- and found no indication of any discernible hydraulic connection, et alone a significant one.
The second way is to chemically fingerprint the water taken out of each aquifer by analyzing for all major
jons. This laboratory work tells much about where and where the water being drawn from a well is
recharged and how it flows to the well. We found very, very different compositions of water from each
well, differences which imply decades or longer of no connection. At Cull Canyon, the fingerprints are as
different as in any situation that | have seen in my years of practice. | conclude that there has been little
or no exchange of water between the aquifers, even over periods of geologic time. In summary, both
testing approaches showed that littie or no interconnection is expected, even between wells on the
same property. On a broader scale, no measurable effects are expected elsewhere in the Cull Canyon
Valley.

We conducted further tests to meet requirements of public water supply or to assess potential
environmental effects, finding that neither water-supply well draws on * Groundwater under the direct
influence of surface water’ and also that well yield would be sustainable during a dry year or series of
dry years, using current criteria specified by the State. Our thoughts in this and the prior paragraph are
documented in a series of reports and memoranda provided to the County, and are part of the file
reviewed by State and County agencies.

| believe that groundwater at this site can sustain an adequate and high-quality yield without
compromising the safety of those using the camp, as well as yields for reasonable uses on adjacent
parcels. California water policy recognizes that groundwater is a shared resource available to all
overlying owners; in this case, | see no indication that other nearby owners will even notice any effects,
let alone ones that would require sharing.

My colleagues and 1 urge you to approve this use of an important resource which would otherwise go

unused.
- F""i 1_1 f__ .
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From: Fgm . <fgm@frankmellon.com>
Sent: Wednesday, December 10, 2025 9:51 AM
To: Planning Info, CDA
Cc: Crawford, Marc, Planning Commission
Subject: This email is for the West County BZA Board

Attachments: PLN2020.docx

West County BZA members: Santos, Voves, Spaulding, Seibert and Lewis

Tonight at 6:00PM there will be a meeting of the West County BZA with item #2 being - PLN2020-00093,
CONDITIONAL USE PERMIT, THE MOSAIC PROJECT.

The foregoing was previously before the Castro Valley MAC and was unanimously rejected. However,
the item before the BZA is substantially the same as was before the Castro Valley MAC. Inasmuch as|
am not sure of my attendance, | am submitting the following:

1) Measure D - is at play here // 20 chickens + 8 pigmy goats + arganic vegetable boxes + harvesting trees
{some to be planted- some existing) does not make the project “AG”. All of the foregoing are to be sold
locally to raise funds. Within recent memory, EBMUD on two projects and a large non-profit were
stopped based on this Measure D.

CAUTION - approving Mosaic exposes Alameda County to lawsuits because Measure D will have been
breached and other organizations will have grounds to sue the county on account of their rejection.

2) The facilities — 12 “400 sq ft. cabins with 5 bunk beds in each” which means that 10 persons will be
jammed in individual units w/o toilets or running water - There will be an 8,500 sq.ft. meeting and dining
hall (two stories} + 1,025 sq ft. restroom and shower building {(with approximately 3 urinals + 9 toilets and
10 showers in a common setting) [only for the "campers”] + two story staff dwelling (3 individual
bedrooms on each floor with bathrooms and toitets) + 1,200 sq ft existing caretakers unit with three
bedrooms ( old mobile home) with two septic tanks with leach fields + two 5,000 gal water tanks. Grey
water to be used on site. This will be an extreme burden to the site.

3)Campus Population — depends — on web site shows up to 156 participants —in the EIR it shows up to 96
participants - or up to 120 participants based on cabins (5 bunk beds in each cabin) plus up to 10 adults
for staff {loosely based on website and/or EIR) — transportation would require muttiple vehicles on a very
narrow road.

4) Water - “campers” expected to use 25 gal per day with adults usage up to 175 gal per day -
EBMUD/State proposes indivually 50 gal per day as ideal target

5} Transportation — with up to 18 planned “educational” programs annually minimum, transportation of
children and staff is unclear - but vehicles larger than 38’ are forbidden on Cull Canyon Road.



6) Construction - multiple heavy vehicles will have to travel Cull Canyon Road - graders, cement trucks,
material haulers — with a garage to be demolished and no specified planfor its disposal or disposal of
brush/vegetation to be cleared before buildings are constructed.

7) Garbage to be moved off site daily - more vehicles on road
8) Website states that this is to be the “permanent” operation/location for Mosaic.

9) Evacuation plan calls for Canyon Middle School to be used with no consideration of impact on
evacuation of Columbia / Greenridge subdivisions or how many vehicles will be necessary to move staff
and participants.

10) Service area of project --- the entire Bay Area!

I am submitting the foregoing for the record and your deliberations.
Respectfully,

Frank Mellon

** This email was sent from an external source. If you do not know the sender, do not click on links or
attachments. **
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From: Christine Scherbert <cms@scherbert.net>
Sent: Tuesday, December 9, 2025 5:11 PM
To: Speech, Marcella, CDA
Subject: For WBZA meeting Wednesday

Please forward this letter to WBZA board members and add this letter to the public record on the MISAIC
topic.

Christine Scherbert
11501 Cull Canyon Rd
Castro Valley, CA 94552

December 9, 2025

Alameda County West Board of Zoning Adjustments
224 W. Winton Avenue

Room 111

Hayward, CA 94544

Re: Concerns Regarding the Proposed MOSAIC Project
To the Members of the Alameda County West Board of Zoning Adjustments:

I am a resident of Cull Canyon Road, and I am writing to express my concerns regarding
the proposed MOSAIC project. While I appreciate the project’s intentions and recognize
that it may offer meaningful benefits in the right setting, I firmly believe that this location
presents significant and unacceptable risks.

First and foremost, fire danger in the Cull Canyon area is already extremely high. Our
community sits in a designated Very High Fire Hazard Severity Zone, with limited

1



evacuation routes and heavy vegetation. Introducing a project of this size—along with its
additional population, structures, and activity—would place both current residents and
future project participants at greater risk. The wildfire history of this canyon is well
known, and any additional burden on emergency response or evacuation capacity could
prove catastrophic.

Second, the canyon’s water limitations are a long-standing issue. Water pressure,
availability, and infrastructure are already stretched. A project of this scale could strain
an already fragile system, particularly during fire season when water demand spikes. It is
difficult to imagine how the existing infrastructure could reliably support both the
neighborhood and a large new facility.

Third, the roadway constraints on Cull Canyon Road must be taken seriously. The road is
narrow, winding, and offers no alternate evacuation routes. The introduction of buses or
large vehicles, as proposed for the project, raises real safety concerns. In an emergency—
especially during a fire—any blockage caused by large vehicles could trap residents and
emergency personnel. Even under normal circumstances, the road struggles with
congestion and limited visibility; during an evacuation, every second counts.

Finally, I am concemed that the proposed Conditional Use Permit (CUP) does not include
sufficient restrictions or safeguards. Without clear limitations on operations, hours,
vehicle access, or emergency procedures, the CUP could allow conditions that exacerbate
the risks already present in this sensitive location. A CUP with no enforceable restrictions
places both residents and the environment at further risk.

While I acknowledge that the MOSAIC project has merits and may serve important
community goals, this is simply not the appropriate location. The environmental risks,
infrastructure limits, and public safety concerns outweigh the potential benefits when
sited in such a vulnerable arca.

I respectfully ask the Board to consider these concerns and to deny the project at this
location. Our community’s safety and the canyon’s unique environmental constraints
must remain a priority.

Thank you for your time and consideration.



Sincerely,

Christine Scherbert
11501 Cull Canyon Rd
Castro Valley, CA 94552

** This email was sent from an external source. If you do not know the sender, do not click on links or
attachments. **
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Climate-linked escalation
of societally disastrous wildfires

Calum X. Cunningham®*, John T. Abatzoglou?, Crystat A. Kolden?,
Grant J. Williamson®, Markus Steuer®, David M. J. S. Bowman'

Climate change and land mismanagement are creating
increasingly fire-prone built and natural envirponments. However,
despite worsening fire seasons, evidence is lacking globally for
trends in socially and economically disastrous wildfires, partly
due to sparse systematic records. Using a 44-year dataset
(1980 to 2023) we analyze the distribution, trends, and climatic
conditions connected with the most lethal and costly wildfires.
Disastrous wildfires occurred globally over this period but were
concentrated in the Mediterranean and temperate conifer
hiomes. Disaster risk was highest where highly energetic daily
fire events intersected affluent, populated areas. Economic
disasters increased sharply from 2015 onward, with 43% of the
200 most damaging events occurring in the last decade.
Disasters ceincided with increasingly extreme climatic
conditions, highlighting the urgent need to adapt to a more
fire-prone world.

Wildfires are a fundamental Earth system process that influences eco-
system dynamics, biogeochemical cycling, and socioecological systems
{7, 2). Humans and our congeners have coexisted with fire for at least
400,000 years (I) and every continent except Antarctica has fire-adapted
biomes (3). Despite this long coexistence with fire, anthropogenic cli-
mate change is now rapidly altering fire conditions around the world,
presenting major challenges for inhabiting flammable landscapes (4, 5).
Climate change has already caused fire weather to depart from its
historical variability across ~20% of burnable land area globally (6),
driven by rising temperatures and increasing vapor pressure deficit
(7, 8), leading to drier fuels (9), more extreme fire weather (70), and
prolonged fire seasons (J1). In some areas, these changes are com-
pounded by high fuel loads stemming from a constellation of factors
including long-term fire suppression, curtailment of Indigenous burning,
spread of exotic species, and changes in land use and management (12).
Consequently, fire activity is increasing in some regions, including the
temperate forests of western Canada {13), Australia (I4), the western
United States (75), and high latitudes (15, 17), contributing to a doubling
of energetically extreme fires over the last 10 years (77). The societal ef-
fects of changing fire regimes, which emerge as outcomes of interactions
among biophysical and social systems (18), are further compounded by
increasing exposure caused by human population growth and an ex
panding and densifying the wildland-urban interface (WUI) (19-22).
Scientific papers and the media are pervaded by the notion that
societally disastrous wildfires—those that cause major econcmic losses
or deaths--are becoming increasingly common (23). Prior analyses do
not support this view, with the most prominent analysis of fire disas-
ters based on a long-term global disaster database, Emergency Events
Database (EM-DAT), reporting no temporal trends in direct economic
losses (1987 to 2014) and fatalities (1977 to 2014) caused by wildfires
(23). The period since that analysis, however, has been punctuated
by major fire disasters with disturbing regularity: In 2016, the Fort

IFire Centre, School of Natural Sciences., University of Tasmania, Hobart, Australia.

Department of Management of Complex Systems, University of California, Merced, Merced,
CA, USA. 3Geo Risks, Munich Re, X¢éniginstr. 107 Munich, Germany. *Corresponding author.
Email: calum.cunningham@utas.edu.au
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McMurray Fire caused 4 biflion USD in damage, the costliest in Canadian
history (24). In 2017, several major fires in California caused a combined
17 billion USD in damages, the largest losses at the time {25). In 2018,
the Camp Fire [Paradise, California; 16 billion USD (26)] destroyed
~18,000 structures and killed 85 people, only to be eclipsed in 2023 by
the Lahaing Fire (Hawaii) that caused 102 fatalities, the most lethal in
modern U8 history. In January 2025, the urban conflagration in Los
Angeles (Palisades and Eaton fires) was likely the costliest fire disaster
in history, estimated at a combined 65 billion USD in direct losses (27).
Qutside of North America, major events have also occurred in Portugal
{2017, eastern Australia (2019/2020), Algeria (2021), Greece (2018, 2021,
and 2023), and Chile (2017, 2023, and 2024), with the most recent major
Chilean event in Valparaiso causing 133 fatalities (28). in the context of
this apparent string of wildfire disasters, there remains no systematic
evidence of global changes in the frequency or magnitude of societally
disastrous wildfires (23), which has likely been hampered by a lack of
long-term, georeferenced global data on the socioeconomic impacts of
fire, with many governments around the world keeping such informa-
tion publicly unavailable (29, 30).

We analyze systematic records of wildfire disasters from 1980 to 2023
to identify geographic and temporal trends in wildfire disasters. To do
this, we harmonized two systematic global disaster databases that report
economic losses and fatalities associated with wildfires. NatCatSERVICE
(31} is one of the world’s most comprehensive (but private } global disaster
datasets compiled by Munich Re, a ieading global reinsurance company.
It follows a standardized methodology, with the dataset suitable for trend
analysis from 1980 onwards (37). To complement NatCatSERVICE, we also
incorporated the publicly available EM-DAT, compiled by the Centre for
Research on the Epidemiology of Disasters (32). Using these data, we
identified major disasters, defined here as events either causing 10 or
more fatalities (matching EM-DAT’s criteria) or the 200 largest economic
losses (insured plus uninsured) as a percentage of a country’s gross
domestic product (GDP) at the time, providing an economic measure
that is comparable across economies, Using this dataset, we (i) quantify
changes in the frequency and magnitude of major wildfire disasters,
(ii) characterize the pyrogeography of major wildfire disasters, and (iii)
identify the climatic conditions associated with wildfire disasters and
evaluate whether such conditions have become increasingly common.

Upward trend of disastrous wildfires

Across multiple metrics, there was strong evidence that wildfire disas-
ters are increasingly burdening societies around the world. The fre-
quency of major economic disasters caused by wildfires increased by a
factor of ~4.4 from 1980 to 2023 (P < 0.0001, Fig. 14). Of the 200 most
damaging evenis, 43% occurred in the last 10 years (Fig. 1A). There was
no evidence that the increasing trend is confined to a particular con-
tinent (table 53 and fig. S6).

Damage as a percentage of global GDP peaked in 2018 at 5.1 times
higher than the 44-year average, totaling 28,3 billion USD and 0.03%
of global GDP (Fig. 1, D and E). The large increase in absolute damage
costs was strongly driven by North America (Fig. 1D}, where prices are
comparatively high. Total damage costs were strongly influenced by
singular events (fig. $7), primarily in the western US, typifying the
skewed distributions charaecteristic of natural disasters (33). There
have been 43 billion-dollar events (2022 USD) since 1980, of which 51%
occurred in the last 10 years (Fig. 1C). Although this trend was similarly
dominated by North Ameriea, billion-dollar events also cccurred in
Asia, southern Australia, and Europe in the last decade (Fig. 1C).

The frequency of major fatality events causing 10 or more deaths
(n = 85 events) increased by a factor of 3.1 from 1980 to 2023 (P =
0.004; Fig. 1B), during which the human population increased by a
factor of 1.8. This increase in major fatality events highlights the most
serious gap in the disaster adaptation pathway, wherein improved
communication and evacuation planning can more effectively protect
human lives (34). This may carry added benefits for saving property
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Fig.1. Increasing frequency and severity of wildfire disasters. In each panel, the black lines show the 5-year rolling average. (&) Temporal distribution of the 200 most damaging
wildfire events, measured as a percentage of a country's contemporaneous GDP. The blue line shows the fit of a generalized linear mode! {GLM) [+ 95% confidence intervat (CI)].
(B) Temporal trends in wildfire events that led to large losses of life, defined by EM-DAT as at least 10 fatalities, with the blue line shawing the fit of a GLM (= 95% CI). (C) The annual
frequency of billion-dollar events (2022 USD). (D) Total damage costs of wildfire disasters, calculated from all events (not just the top 200). (E) Total damage costs expressed asa
percentage of global GDP, with the dashed line indicating the 44-year mean. See fig. S6 for separate regional graphs of (A) and tableS$4 for model coefficients for (A) to (C).

because firefighting resources can be redirected
from search and rescue {o structure pro-

Disaster (%) : area (%) Disaster (%) : population (%}

tection (35).

Pyrogeography of major wildfire disasters

Major wildfire disasters occurred globally, but
they had distinet pyrogeographic patterns and
biome specificity (Fig. 2 and Fig. 3). Disasters
were heavily concentrated in the Mediterranean

forest, woodland, and scrub biomes (Europe, south-
ern South America, western US, South Africa,
and southern Australia) and the temperate coni-
fer forest biome (mostly western North America),
where disasters occurred 12.1 and 4.3 times more
than expected based on the areas of those bi-
omes, respectively (Fig. 2). Relative to the popu-
lation sizes of the biomes, the temperate conifer
forest, Mediterranean, and boreal forest biomes
experienced 8.6, 6.7, and 8,6 times more disasters
than expected based on their population sizes,
respectively (Fig. 2).

Building on these descriptive patterns, we con-
structed a disaster distribution model (Fig. 3),
analogous to a species distribution model, to
broadly characterize attributes that distinguish
disaster locations from background locations. The
best-performing of 56 competing models (out-of-
sample AUCgoc = 0.91; table 56) contained effects
of {i} biome, (ii} human population density, (iii)
per capita GDP, and (iv) the energy released by daily fire events, as
defined by the 95th percentile of daily fire radiative energy (FREgs).

Of the five metrics of fire activity that we considered—providing
indices of biomass burned annually, fire intensity, daily fire energy,
daily growth rate, and overnight fires (iable $2)—locations with highly
energetic daily fire events (FREg;) best matched the distribution of
disasters. Importantly, FREgs strongly interacted with population
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Fig. 2, Patterns in the distribution of major wildfire disasters relative to the areas and populations of
biomes. The ratio was calculated by dividing the percentage of all major disasters oc¢urring in a biome (left
numbers in each subplot) by the percentage of the global area or global population in each biome (right numbers
in each subplot). Values >1 (dashed vertical lines} indicate more disasters than expected based on the biome's
area or population size,
each year were based on the nearest available year (1590, 1895, 2000, 2005, 2015, and 2020} using the Gridded
Population of the World datasets, v3 and v4 {79).

and values <1 indicate a lower-than-expected disaster rate. Biome population sizes in

density (P < 0.0001; table 87), demonstrating that the co-occurrence
of highly energetic fire and denser human populations—not those
attributes in isolation—substantially increases the risk of a major di-
saster (Fig. 3, B and C). A significant but weaker (P = 0.02; table 87)
interaction between population density and per capita GDP indicates
that disaster risk is higher in locations where moderate-to-dense hu-
man populations are also globally affluent (Fig. 3, D and E). Based on

54

$T0T ‘80 12qUiana(] U0 F10 00us1os mmm// SdiY WOL papeoumoc]



RESEARCH ARTICLES

A . T
Y o ;
,/, - F . 1.4 - -
. W C 1
[ e S 3
e b
+ i = i
%
)
Relative suitability : ’ >
of disaster ; ' | Yo
. & N
0 e s g
. ol
05 o - & g L
b o ‘/’
0.0 . *
t 1 1 1
180 PUW 90 E 180
B'= C 100
1.000 =
Relative E § 075
probakbility = 0100 2 -
1.0 = . Population km™
-
(FF = .
; E 025 high {141.28)
05 & T low (0.01)
) . 000 ) t | I
0.0 = 14 0001 0010 D400 1.000
Daily FREgs (MJ m™ day™ )
8
D 2 rerts E » 100
:_ 1e+05 5075
5 E]
5 fe+0d4 < 0.50
= E
I 1e+03 & 025 \
i
S 1 1 1 1 1 0.00 1 1 1
i 16-04 1e-02 1e400 1e40Z 1et04 16103 1etdd  1et05
Population {people kmfz) GDP {PPP} per capita {USD})

Fig. 3. Distribution of major wildfire disasters. (A) The locations of 242 major wildfire disasters, defined as the 200 mest economically damaging wildfires (refative to
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error}, while holding other variables constant. In (D} black crosses show disasters and gray dots show background points, See table S5 for a breakdown of the number of events

in the biomes of each region and fig. 34 for a map of the biomes.

these relationships, the model classified 10% of land globally as highly
susceptible to wildfire disasters (i.e., prediction exceeding threshold
set by the true skill statistic.)

The climate signature of wildfire disasters

Major wildfire disasters typically coincided with extreme fire weather
and drought (Fig. 4, A and B), and such conditions increased in fre-
quency and severity from 1980 to 2023 (Fig. 4C and 5). Extremes for
fire weather index (FWly,,0, vapor pressure deficit (VPDpay), and
drought severity (PDSIay; inverted Palmer Drought Severity Index)
were each significantly higher during disasters compared with the
same period in non-disaster years (Fig. 4B). FWIy., exhibited the larg-
est difference, on average, at an estimated 1.65 standard deviations
above the average FWly,,, for the Julian days of each disaster (one-
sample #-test; P < 0.001, ¢t = 20.5; Fig. 4B). Fire disasters often coin-
cided with concurrent higher-than-average fire weather, VPD, and
long-term drought stress (Fig. 4B). For example, 85% of disasters oc-
curred while FWl. and VPD. were both higher than the typical
extreme value for the Julian days of each disaster (Fig. 4B). Further,

Science 2 0CTOBER 2025

50% of disasters had FWly,. exceeding the 99.9th percentile of FWI
(calculated over all days.)

The frequency and severity of such “fire disaster weather” in-
creased substantially during the period 1980 to 2023. For example,
the annual extreme value for the Julian days of each disaster showed
a sustained migration from the lower-risk quadrant (bottom left) to
the higher-risk quadrant (top right) of the bivariate relationships
(Fig. 4C). FWlyay, VPDyp,,, and PDSI,, ., were each significantly higher
in the period from 2002 to 2023 compared with 1980 to 2001 (P <
0.001 for all two-sample #-tests; Fig. 4C). Similarly, the percentage of
days (FWI and VPD) and months (PDSI) exceeding the local 97.5th
percentile (calculated over all days, corresponding to mean FWl;,,
during the disasters) increased by 2.1 times for FWI, 2.4 times for
VYPD, and 3.4 times for PDSI from 1980 to 2023 (Fig. 5). These dual
findings—that major wildfire disasters are tightly linked with ex-
treme conditions (Fig. 4B) and that climate change has substantially
increased the frequency and severity of such “disaster weather”
(Fig. 4C and 5)—suggest a considerable role of climate change in driv-
ing the increase of major wildfire disasters.
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A Fire weather index during major disasters globally
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Fig. 4. Associations hetween major wildfire disasters and climatological conditions. For each disaster location,
values were calculated by identifying the maximum value during the Julian days of each disaster in each year from 1380 to
2023, Values were Z score standardized by subtracting the mean and dividing by the standard deviation for the same
Julian day ranges (for each location separately). (A) Globally, FWl . was almost always higher than the typical FWlyay in
the same period of other years. Points show FWlia, (in standard deviations) of each fire disaster. {B) Disasters typically
coincided with conditions that had high concurrent FlWlinax, VPDmax, and PDSmax [x—1], relative to maximum values in the
same periods of non-disaster years. Points show the anomaly during the disasters, black diamonds show the means, and
P-values indicate the significance of a one-sample t-test of whether the disaster anomalies differed from the mean value
(i.e., zero). (C) Extreme days have become drier with heighted fire potentiat from 1980 to 2023. Points show the mean
extreme corresponding the Julian day period of each disaster (i.e.. mean of 240 extreme values each year). Delta denotes
the difference between mean values from 1980 to 2001 compared with 2002 to 2023, and P indicates the significance of
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Discussion

Our analysis provides systematic evidence that wildfires with major
socioeconomic impacts are becoming more frequent and severe glob-
ally. The prior lack of evidence likely stems from difficulties of scien-
tists collecting or obtaining long-term, globally consistent data on
wildfire impacts and costs (29, 30) (the main dataset used here is
commerctally private) and reflects a relatively recent surge in wildfire
disasters that appears as a step change around 2015 (Fig. 1). Indeed,
the most prominent analysis of EM-DAT disaster data reported no

than forests.
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trend in wildfire fatalities or losses up
until 2014 (23), around the time our
analysis reveals an uptick in disasters.
Some regions are disproportionately af-
fected because of their biogeography,
with the highest per capita disaster
rates in the Mediterranean forest, wood-
land, scrub, temperate conifer forest,
and boreal forest biomes where highly
energetic daily fire events intersect pop-
ulated areas. The connection between
wildfire disasters and the daily energy
released by fire events aligns with other
work showing that those three biomes are
disproportionately exposed t{o energeti-
cally extreme daily wildfire events, which
have increased in frequency over the
last two decades globally (17, 29).
Disasters coincided with conditions
unusually conducive to extreme fire, and
climate change is making such “disaster
weather” more common (Fig. 4C and
Fig. 5). This finding fits with growing
evidence that climate change is increas-
ing fire weather (10, 11, 36), the number of
days suitable for extreme daily fire growth
(37, burned area in forests (13-17), coin-
cidence of downslope winds and drought
conditions (38, 39), and night fires {(dur-
ing which firefighters have typically been
afforded respite} (40, 41). Indeed, other
work shows that climate change has in-
creased the probability of extreme fire
weather by 40% in regions of California
that experienced extreme fire disasters
in 2017 and 2018 {42). Although there
was a strong climate signal in our analy-
sis of the disaster data, other processes
including increasing exposure caused by
an expanding and densifying wildland-
urban interface, as well as agricultural
land abandonment, are also likely impli-
cated in the trend (20-22, 43, 44). Our study
paints a broad picture that changing cli-
matic conditions set the stage for increas-
ing frequency of disasters, but climate
conditions alone are not deterministic
and other factors are also necessary. Such
contextual differences necessitate finer-
scale studies to reveal local-scale causes
and illuminate opportunities for adap-
tation, such as building standards, fuel
management, suppression approaches,
forestry practices, and the role of fire
behavior in different vegetation types
(45, 46). Radeloff et al. (20), for example,

show that increases in burned area and the WUI have had similar-
sized influences on the rising risk to houses in the US, and that this
risk is most pronounced near grasslands and shrublands rather

Disasters were most likely to occur in populated areas that experi-
ence intense daily fire events and in places where dense populations
are also relatively wealthy. Such exposure of globally affluent pockets
of the WUI, in particular, is having substantial broader finanecial im-
pacts. For instance, in response to major losses that wiped out more
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Fig. 5. Increasing frequency of extreme fire weather index, vapor pressure deficit, and Palmer drought
stress index. Points show the percentage of days (FWI and VPD) and months (PDSI} in each year at the disaster
locations that exceeded the 97.5th percentile value (which corresponds to mean FWI max duwring the disasters).
calculated over all days from 1980 to 2023. The blue line shows the fit of a generalized additive model.

than twice the aggregate profits of the previous two decades (47),
major home insurers in California have begun refusing to issue insur-
ance policies because of rising financial exposure to wildfire catastro-
phes (¢8). Although events in lower-income countries often receive
less attention becanse they cause smaller absolute losses, our approach
of relativizing losses as a percentage of a country’s GDP ensured that
lower-income countries are captured in the global trends. However,
even despite normalizing losses by GDP, it is possible that some bias
remains, given probable differences among regions in ease of com-
munication and media coverage of disasters (49, 50). The map of di-
saster risk highlights some locations that may suffer non-negligible
reporting biases, such as eastern China, where modeled disaster risk
is high despite a modest number of disasters having been reported
there (Fig. 3A).

Tragically, several major fire disasters occurred after the period of
our analysis in areas predicted as extremely high risk (Fig. 3A), offering
independent support for the model’s predictive capacity. For exam-
ple, in March 2025, South Korea experienced major wildfires that
caused >30 fatalities and hundreds of miliions of USD in damages
in an area estimated by the model to have 99.8th percentile of global
disaster risk (27). Similarly, devastating fires in Los Angeles (US,
2025), Valparaiso (Chile, 2024}, and Jasper {(Canada, 2024) occurred
in areas with predicted risk levels in the 100th, 99.98%, and 99.6th
percentiles, respectively.

It is important to note that the socioeconomic effects analyzed here
represent only an index of the overall societal costs of wildfire as they
do not include indirect losses or indirect fatalities. For example, the
tens of thousands of fires that burned in Indonesia in 2015 were esti-
mated to cause 1.2 billion USD in direct damage, but the World Bank
estimated a much larger overall cost to the Indonesian economy of
19.9 billion USD [adjusted to 2022 USD; (50)]. Similarly, disaster da-
tasets also underestimate wildfire fatalities and do not delineate civil-
ian from firefighter (i.e., line of duty) fatalities, which likely have
different patterns. Wildfires cause considerably fewer direct mortali-
ties than earthquakes, floods, and storms (23); however, wildfires likely
suffer a much larger underreporting problem because the indirect
effects of smoke are diffuse, affect much broader regions, and usually
go unquantified (52), For instance, EM-DAT reported 19 direct deaths
from the 2015 Indonesian fires but the resulting smog that blanketed
much of southeast Asia was implicated in as many as ~100,000 pre-
mature deaths from respiratory problems that are not present in such
disaster databases (53). Globally, ~L5 million fatalities per year are
attributable to smoke from landscape fires (54). Thus, we caution that
defining wildfire disasters based on direct losses and fatalities paints
only part of the picture.
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The increasing trend of wildfire disasters has
occurred despite ballooning expenditure on fire
suppression (55). Although global data is lack-
ing (56), US federal expenditure on fire suppres-
sion increased by a factor of ~3.6 from 1985 to
2022, peaking at 4.4 hillion USD in 2021 (fig.
88). This expenditure is likely limiting (or mask-
ing) the fire crisis but not offsetting it. There
are several critical counterfactuals to consider,
such as: () What would the trends in disasters
have been in the absence of such investment or
if suppression funds had been proactively spent
on mitigation? (ii}) Will trends change if climate
effects outpace and overwhelm current fire-
fighting resources during extreme wildfire events,
such as recently oceurred in the Los Angeles ur-
ban conflagration of January 2025 (57)? Invest-
ment in fire suppression capacity is essential
but its overuse in the absence of proactive fire
mitigation has produced the “fire paradox” in
some locations (58) by encouraging development in fire-prone set-
tings while making fires burn more intensely when they do occur
{59}, increasing the potential for'catastrophe in the long run (4, 60).

Many of the costliest disasters included in our analysis (e.g., Camp
Fire, Lahaina Fire) began as wildfires but transiticned into urban
conflagrations through building-to-building transmission. Calkin ef al.
(61) frame these fire disasters as a problem of urban environments en-
eroaching on wildlands, leading to urban conflagrations that propa-
gate through building-to-building transmission. This feature highlights
the importance of strategies that reduce transmission, including retro-
fitting existing structures, using stringent fire-sensitive designs and
materials in new builds, establishing defendable space, and removing
nearby fuel in the home ignition zone (62-65). In the US, there have
also been substantial calls for managed retreat from living in the WUI
as an adaptive response to increasing wildfire disasters, but this ne-
glects both the long history of Indigencus peoples coexisting with fire
in such regions (66} and the potential for exacerbating housing short-
ages that already negatively affect socially vulnerable populaticns in
high-cost regions such as California (49, 67). Many of the wildfire di-
sasters in our analysis occurred in areas that have been urbanized for
centuries to millennia (e.g., Rhodes, Greece, and Cape Town, South
Africa), suggesting that wildfire adaptation is a more viable strategy
than avoidance.

Fire is an inevitable natural process essential for the health of
fire-adapted ecosystems and modern societies must adapt to sustain-
ably inhabit increasingly fire-prone landscapes (4, 23). Our results
show that disasters often occurred in regions with highly energetic
daily fire activity, which points to the need to proactively manage
WUI ecosystems so that fire does not become uncontrollably intense.
The path forward must welcome the ancient wisdom and skills of
Indigenous cultural burning, which has in some regions led to more
open landscapes amenable to low-intensity fire (68-70), Management
of fuels through targeted prescribed burning can reduce the intensity
of fire (71) but reintreducing fire to thickened vegetation is not al-
ways straightforward, in which case newer approaches such as me-
chanical thinning followed by prescribed fire may provide a pathway
to reinstating low-intensity fire regimes (72-75). Mitigation must also
address strategies to reduce fatalities by increasing evacuation ef-
fectiveness, especially for socially vulnerable populations who are the
most likely to be killed in wildfires (49), as well as designing fireproof
structures and defensible spaces where people can “shelter in place”
(767, As with all fuel management strategies, best approaches will
depend heavily on ecological and social context (). To quell the
emerging fire disaster crisis and adapt to an increasingly fire-prone
climate, we must urgently test, embrace, deploy, and incentivize the

PDSI x -1

57

$707 ‘30 19qIUadaCT U0 F10°30UAINS Mmar/y A ULOL] PIPRO[UADCT



RESEARCH ARTICLES

diversity of available mitigation options at scales ranging from the

wildlands to the home ignition zone (5).
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Susann M. Bradford
2748 Adeline Street, Suite A
Berkeley, CA 94703

Phone: (510) 900-9502
GREENFI RE Email: sbradford@greenfirelaw.com
LAW, PC www.greenfirelaw.com

December 10, 2025

By Electronic Mail

Alameda County Planning Department
West County Board of Zoning Adjustments
224 W. Winton Avenue, Room 111
Hayward, CA 94544

Email: westbzahearing@acgov.org

RE: Public Comment: Agenda Item K.2, PLN2020-00093, CONDITIONAL USE
PERMIT, THE MOSAIC PROJECT; The Mosaic Project Final EIR, SCH
No. 2021110301.

Dear WBZA Members:

Thank you for the opportunity to comment on the proposed Conditional Use Permit and
Final Environmental Impact Report (EIR) for The Mosaic Project (Project). These comments are
submitted on behalf of Friends of Castro Valley Canyonlands (FCVC), an association of
concerned citizens and Alameda County residents who advocate for the protection and
preservation of the agricultural character and unique qualities of the Castro Valley Canyonlands.
These comments supplement FCVC’s previous comments, attached hereto as Appendix A (Jan.
19, 2024, comment letter and attachments). These prior comments include two Appendices: (A)
FVCV’s November 21, 2022, comment letter and attached expert comments prepared by
hydrogeologist Andrew Zdon of Roux Associates, Inc. (Nov. 17, 2022); and (B) supplemental
expert comments prepared by hydrogeologist Andrew Zdon of Roux Associates, Inc. (Jan. 18,
2024).

As explained in FCVC’s previous comments on the Draft EIR (DEIR) and the
Recirculated Draft EIR (R-DEIR), the proposed Project Site in Cull Canyon is unsuitable for the
Project for several reasons, including but not limited to extreme fire risk, absence of secondary
evacuation routes, chronic water shortages, susceptibility to flooding and landslides, and
inconsistency with the applicable Zoning designations, requirements of Measure D, and the
Williamson Act. The additional revisions and responses to comments included in the Final EIR
do not provide adequate information to resolve the issues of concern. For these reasons, among
others, the Castro Valley Municipal Advisory Council (MAC) wisely rejected the Project by
unanimous vote on Augst 25, 2025.

FCVC urges the West County Board of Zoning Adjustments and the County Planning
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Department to deny the Conditional Use Permit and Final EIR because the Project is unsuitable
for the proposed site. Notwithstanding support for Mosaic Project’s educational programs, the
proposed Project to build a permanent educational facility housing up to 90 school children per
week in a terminal canyon known for extreme fire risk, flooding and landslide risk, limited water
supply, and no secondary access routes for evacuation in case of emergency is ill-advised and
downplays significant risks and impacts that cannot be mitigated. The Project would also
eliminate agriculture land, disrupt wildlife habitat, and impair the rural character of Cull Canyon
by nearly doubling its population. As explained below, FVCV urges you to deny this conditional
use application and Final EIR for the following reasons: (1) The Final EIR is inadequate as an
informational document with respect to Project impacts on hydrology and water quality, fire risk,
geology, noise, agriculture, transportation, greenhouse gas emissions, and land uses; (2) the
Project Description and Environmental Setting are inadequate; (3) The Project is inconsistent
with the applicable general plan land use designations, including Measure D; and (4) the Project
fails to comply with the Williamson Act; and (5) the proposed findings are incorrect.

I.  The Final EIR is inadequate as an informational document because it fails to provide
sufficient analysis and supporting evidence from which to evaluate the project’s
potential environmental impacts.

The California Environmental Quality Act (CEQA) requires that an EIR must “[i]nform
governmental decision makers and the public about the potential, significant environmental
effects of proposed activities.” (14 Cal. Code Regs, § 15002(a)(1)). This means that an “EIR
must include detail sufficient to enable those who did not participate in its preparation to
understand and to consider meaningfully the issues raised by the proposed project.” (Cleveland
Nat. Forest Found. V. San Diego Assn. of Govts., 3 Cal. 5th 497, 511 (2017).) The Final EIR
falls short of this standard because it fails to provide adequate information in several subchapters
of its assessment of potential environmental impacts.

A. The EIR omits key information concerning the proposed site’s hydrology and
water supply.

Before approving any project, the County must determine that sufficient water is
available to support the proposed use and satisfy all public health and safety mandates, including
fire flow requirements. (See Water Code § 10910; Vineyard Area Citizens for Responsible
Growth, Inc. v. City of Rancho Cordova, 40 Cal. 4th 412, 433 (2007).) The County also has an
affirmative duty to protect the health and safety of existing residents, as well as the public rights
to drinking water and the protection of public trust resources. (See Water Code § 106.3; Envil.
Law Found. v. State Water Res. Control Bd., 26 Cal. App. 5th 844, 859 (2018).)

Here, the Final EIR fails to support its conclusion that the Project has an adequate water
supply. It also fails to provide an accurate estimate of water demand, and fails to show that the
proposed water use will have no significant impact on groundwater and neighboring water users.

1. The EIR fails to show that the proposed water source is reliable and will not
impact Cull Creek or neighboring water users.

The R-DEIR and Final EIR fail to show that the Project’s proposed water supply is
adequate to meet its demand, and will have no adverse impact on Cull Canyon Creek or
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neighboring water users.

The R-DEIR and Final EIR describe the Project’s water supply as consisting of two wells
having a combined capacity of 7.7 gallons per minute (gpm). (R-DEIR at 4.14-5.) As noted in
previous comments, the R-DEIR failed to disclose a referenced report by Balanced Hydrologics
or any detailed analysis or testing data to support this claim. (Exh. A at 2-3.) The Final EIR
addresses this issue in Master Response 5: Hydrology and Utilities and provides additional
information in Appendix G: Revised Water and Wastewater System Reports. (Final EIR at 5-12.)
However, updated version of Appendix G still fails to support the EIR’s conclusions. In fact, the
additional documents show that one of the two Projects wells failed the ten-day pumping test and
may be connected to the same groundwater source as Cull Canyon Creek. (Appendix G at 107.1)

Documentation in Appendix G indicates that the Project’s reported well capacity ratings
are incorrect. Although the R-DEIR states that ten-day pumping tests and source capacity
analysis conducted in accordance with California Code of Regulations (CCR) Title 22 identified
two wells with a combined rate of 7.7 gpm, the Final EIR admits that one of these two wells “did
not fully recover” from the ten-day pump test. (Final EIR at 5-15.) The Final EIR identifies the
source of this information as the “Preliminary Technical Report” prepared by SRT Consultant’s
in 2022 for the Project’s proposed drinking water system (Final EIR at 5-12), which is included
in Appendix G. (See Appendix G, pp. 20-162.) However, the Preliminary Technical Report
incorrectly summarized the results of the ten-day pumping tests (Appendix G at 32), which are
reported in the “Source Capacity Results Technical Memorandum” prepared by Balance
Hydrologics, and included Attachment 3 of the Preliminary Technical Report. (See Appendix G,
pp. 106-36.) While the Preliminary Technical Report asserts that:

The drawdown in Well 20-1 recovered to 2 feet from the static water level at 9.5
days into the 10-day recovery period, and met the standard. The drawdown in
Well 17-1 reached the 95% of total drawdown recovery criteria within 12.66 days,
shortly after the 10-day recovery period.

(Appendix G at 32), the Source Capacity Results Technical Memorandum that it referenced
actually reported:

Drawdown in Well 20-1 recovered to 2-ft from static water level at 9.5 days into
the recovery, thus satisfying this standard. It also reached 95 percent recovery at
12.66 days after pumping stopped. The source capacity test at Well 17-1 did not
satisfying the recovery standards.

(Appendix G at 107-08, 112 (emphasis added).) The results of the ten-day pump tests are
attached to the Technical Memorandum (id., at 117-18, 129-36) which illustrates the results for
Well 17-1 in Figure 11. (/d. at 132.) The 20-year projection analysis included as Preliminary
Technical Report Attachment 4 corroborates these findings and indicates that Well 17-1 still had
not recovered from the pump test more than six months later. (Appendix G at 151.)

In addition, the Technical Memorandum cites the following provision of CCR Title 22,
indicating that well capacity cannot be determined where, as here, the well does not recover

! Due to inconsistent numbering, all citations to Final EIR Appendix G provide the PDF page numbers.
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within ten days:

22 CCR §64554(2)(2)(C). To complete either the 72-hour or 10-day well capacity
test the well shall demonstrate that, within a length of time not exceeding the
duration of the pumping time of the well capacity test, the water level has
recovered to within two feet of the static water level measured at the beginning of
the well capacity test or to a minimum of ninety-five percent of the total
drawdown measured during the test, whichever is more stringent. If the well
recovery does not meet these criteria, the well capacity cannot be determined
pursuant to subsection (g)(2) using the proposed pump rate.

(Appendix G at 112, n. 3.) Thus, the capacity of Well 17-1 cannot be determined, and the
Project’s only proven water supply is Well 20-1 with capacity of 4.7 gpm.?

The record also contains evidence of potential connectivity between the Project’s water
supply and groundwater feeding Cull Creek, which may be the same groundwater source relied
on by other local water users. As noted in previous comments, Well 20-1 is only 100-ft. from
Cull Creek in places. (R-DEIR, Fig. 4.8-4.) The Source Capacity Results Technical
Memorandum also found that “Well 20-1 was broadly similar to the in ionic composition of
baseflow sampled in Cull Creek, suggesting a similar groundwater source.” (/d. at 108.)
Likewise, water samples from Well 20-1 also exhibited a similar chemical profile to baseflow
samples from Cull Creek. (/d. at 111.) Although the report states that no drawdown was detected
during the capacity tests, this suggests potential connectivity between the Project’s water supply
and the groundwater underlying the Creek.

Importantly, the Project’s proposal to rely on well-water as the primary water source for
more than a hundred additional people, is a major concern for Cull Canyon residents. Cull
canyon has a limited aquifer that is shared and relied on by valley residents as a primary water
supply for residential use and livelihood, as most residents are also agricultural water users.
Indeed, comments submitted by local residents confirm that well-water is already at risk in this
canyon and subject to seasonal variations that can adversely impact agricultural uses.? For
example, local landowner Rex Warren reported drilling two new wells recently that both came
up dry, which forced him to reduce the number of cattle he produces.* The amount of water
necessary to support the Project may further strain the availability of limited local groundwater
and exacerbate these types of problems. The EIR lacks sufficient analysis to support the
conclusion that neighboring water users and residential wells will not be affected. In addition, the
20-year projection of water supply availability fails to include any analysis of the long-term
effects of climate change. (Appendix G at 139-51.) As noted in our previous comments, current
projections indicate that average temperatures and high heat days will continue to increase over
the coming decades, which may increase dry spells and fire rsk, placing additional pressures on

2 The Technical Memorandum also notes that the source capacity testing also took place in November rather than
during the August — October period designated by statute. (Id. at 108; CCR § 64554.) This was reportedly allowed
due to lack of rain, but there was actually nearly an inch of rain (0.9”) between September and the tests’ completion.
(Appendix G at 108.) Whether this rainfall influenced well recovery is unknown.

3 See e.g., Public Comment by Keith Seibert (Jan. 18, 2024), noting frequent groundwater water shortages
throughout Cull Canyon.

4 Rex Warren, Public Comment Re: Notice of Preparation of and Environmental Impact Report (EIR) - PLN2020-
00093 (Dec. 19, 2021).
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limited water supplies. (Exh. A at 58-68.)

As noted during the Castro Valley MAC hearing, the EIR provides no evidence that any
flow tests or stress tests were conducted to ensure that the Project’s potential impacts on
groundwater and neighboring wells will be less than significant. (CVMAC Land Use Meeting
Summary (Aug. 25, 2025) at 6.) There is also no evidence that any groundwater analysis was
conducted to examine the sites hydrology and flow patterns, to assess, for example, whether Cull
Creek is a gaining stream or losing stream in relation to groundwater. (Exh. A at 54
(hydrogeologist comments).) In sum, the EIR fails to support the finding that water use will have
no significant impacts.

Finally, it should be also noted that the first item in Appendix G, which is a letter from
the State Water Resources Control Board letter dated December 1, 2022, does not certify that the
water supply is adequate for the proposed use, but only that the “application is eligible for a
permit application review as an independent public water system.” (Appendix G at 4.) As the
letter plainly states, “[t]he Division’s review and acceptance of this preliminary technical report
shall not be deemed approval of project plans or a complete permit application.” (/d.) Informal
emails following up on this letter should also be interpreted in this context. (WCBZA Staff
Report (Dec. 10, 2025), Att. A, p.1.)

In sum, the Final EIR fails to support its conclusions concerning the reliability of the
Project’s proposed water supply or the claim that it will not impact neighboring properties.

2. The EIR fails to provide an accurate estimate of the project’s water demand.

The Final EIR and R-DEIR also fail to provide an accurate estimate of the project’s
expected water demand. The estimates set forth in section 4.14 and Appendix G appears to
underestimate the Project’s water demand from the camp operations, combined with water
purification, agricultural activities, and fire flows. This was also addressed in previous
comments, incorporated here by reference. (Exh. A at 4-6.)

Pursuant to California Department of Health regulations, an organized camp is required
to provide “[a] dependable supply of potable water adequate to furnish 50 gallons of water per
person per day.” (17 C.C.R. § 30710.) The Final EIR acknowledges this requirement but
contends that this law is outdated and can be disregarded, arguing that the Project’s water
demand should be based on only 25 gpd per person. (Final EIR at 5-13). NorthStar Consulting
also proposes using this lower rate based on a 2002 EPA wastewater treatment manual.
(Appendix G at 174-75.) However, these sources does not focus on water demand but examine
the capacity required for an onsite waste treatment (septic) system. (/d.) Moreover, the cited
manual clearly recommends an estimate of 45 gpd per person for a children’s camp with central
bathroom and showers, which aligns with the proposed Project. (/d.; Final EIR at 5-13.) In
addition, both the Final EIR and the NorthStar report include an anecdotal description of the
average water use based on ten days of meter readings at another unspecified camping facility,
no details are provided from which to assess the degree of similarity. (/d.) In sum, neither the
Final EIR nor the Northstar Report provides a compelling reason to disregard the 50 gpd per
person requirement set forth in 17 C.C.R. § 30710.

According to the Final EIR, water use based on 50 gpd per person would equate to a total
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demand of 5,700 gpd, which could be met by the supply of a single well rated 4.7 gpm, which
would produce 6,768 gpd if run at normal capacity. (Final EIR at 5-13.) However, this demand
fails to include the significant amount of water needed to operate the proposed water filtration
system. The backwash and brine solution from the reverse osmosis system is projected to total up
nearly 20,000 gallons every two weeks, which on the average is over 1400 gpd. Thus, the actual
demand appears closer to 7100 gpd, which exceeds what Well 20-1 can handle on a sustainable
basis (e.g., 12 hours on, 12 hours off). (Appendix G at 42; Exh. A at 5-6.)

In addition, neither the Final EIR nor Appendix G provides any detailed analysis of water
demand necessary to operate livestock and gardening operations. The Final EIR proposes that 1-
inch per week of water will be sufficient to maintain the proposed garden throughout the
growing season, and will be fully provided for by rainwater. (Final EIR at 5-16.) The EIR also
assumes that 5 gallons a day is adequate to support 20 chickens. (/d.) Notably, Appendix K,
addressing the Project’s claimed agricultural uses provides no water budget or operating plan for
these activities, and no analysis of whether water will be needed to clean produce and work
areas, or manage dust and manure odors, as required by Mitigation Measure AQ-4. (/d. at 1-10.)
The assumption that no water will be needed beyond rainwater and chicken water lacks analysis.
Similarly, the idea these activities would need to rely solely on rainwater or be abandoned seems
contradictory to the proponent’s assertion that agricultural use is the “primary purpose” of the
proposed project. (Appendix K.)

Fire water is also omitted from the overall water-demand calculations. While the EIR
provides that approximately 44,000 gallons of water will be stored on site to meet this
requirement, there is no water budgeted for filling or refilling this tank periodically, such as after
equipment tests or other use. (Appendix G at 163.)

Overall, the Final EIR’s numbers appear to be completely unreliable and to egregiously
underestimate the average daily demand as well as peak demand, or maximum daily demand,
which the R-DEIR inexplicably asserts is just 3975 gpd (R-DEIR at 4.14-7) — rather than the
Final EIR’s estimate of 6,768 gpd (or 7,100 gpd), not including dust control and agricultural use.
(Final EIR at 5-13.) Contrary to the R-DEIR (see 4.8-23, 4.14-7, -10), neither well has sufficient
capacity to individually meet the Project’s MDD, or peak demand, as required by 22 C.C.R §
64554(c), which states that community water systems “shall be capable of meeting MDD with
the highest capacity source offline.” The proposed water supply is thus inadequate to meet the
Project’s demand, even without factoring in water for fire flows, dust control, and agricultural
production.

In sum, the Final EIR fails to provide sufficient information from which to determine
whether the onsite wells comprise an adequate water supply.

3. The Project’s proposed septic system requires additional analysis.

The Project would also install a large onsite wastewater treatment system (OWTS) to
treat wastewater from more than 100 people per day within 150 feet of Cull Creek. (Appendix G
at 195.) This facility would also be located a short distance upgradient from the Project’s
proposed water supply. (/d.) Although the Final EIR has enlarged this structure to accommodate
somewhat higher daily demand estimates (Final EIR at 3-17 to 3-18), its size and location
remains problematic. Similarly, the location of experimental gray water system next to the creek
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is also problematic.

As noted in previous comments, incorporated here by reference (Exh. A at 6-7),
additional analysis is needed to ensure that the wastewater treatment system is adequately sized
and positioned to prevent impacts related to overflow and site hydrology. (Exh. A at 55.)
Moreover, given that actual waste flows may be significantly greater than projected, the
proposed site may not have a feasible location for a septic adequate to meet the needs of the
facility. In addition, the Geotechnical Report indicates that the water table is only 30-40 feet
below the surface, increasing the risk that contaminated wastewater could impact the shallow
aquifer. (Appendix E, p. 13). The proposed septic field is also located upgradient from the
Project’s wells, raising concern that wastewater will flow in that direction and percolate into the
water table feeding the well, thereby contaminating the proposed water supply. (Exh. A at 54.)

Cull Creek is also subject to seasonal flooding, which further increase the risk that flood
water could erode the banks and buffer zone between the OWTS and the creek, or inundate the
system, causing wastewater to become exposed to surface water or groundwater.” (Ex. A at 69-
70.) The proponent’s analysis of the proposed septic system evaluated soil samples but did not
examine localized subsurface flows or hydrogeology. (Appendix E, at 8-9.) Given the proximity
of the septic system to the creek, a thorough analysis of the site’s hydrogeology is necessary to
assess potentially significant impacts of the proposed onsite septic system on groundwater and
surface waters. Accordingly, the analyses of standards HYD-1 and UTIL-3 are inadequate and
the conclusions are not supported by substantial evidence.

B. The Final EIR fails to provide an adequate analysis of the Project’s significant
impacts on wildfire risk.

As potential impacts of the Project on wildfire risk are downplayed and not adequately
analyzed in the Final EIR or R-DEIR. As noted in previous comments, this includes the
increased risk of human-caused wildfires resulting from bringing more people into a High Risk
Fire Zone, inadequate evacuation routes and transportation, failure to analyze potential fire
dynamics surrounding the site location. (Exh. A at 7-9.) Those previous comments are
incorporated here in their entirety.

In sum, the Project relies on a proposed Fire Plan involving fire drills and training to
reduce risk, this plan fails to fully examine the substantial increase in fire risk that the project
would impose on both on the camp participants and staff and on surrounding residents. (R-DEIR,
Appendix F.) The location of the Project site in a high fire risk zone in a terminal box canyon
with a single access road (Castro Valley General Plan, Figure 10-1), which currently constitutes
the sole evacuation route for approximately 140 residents, cannot be fully mitigated. Bringing
another 114 people into this canyon, the majority of whom are children, will substantially
increase the risk to the entire community. The proposed evacuation plan is also inadequate to
respond to a potential wildfire quickly, requiring large busses to be on call and enter into an
evacuation zone, creating potential vehicle hazards, at a moment when the flow of traffic will be
exiting the canyon. Given the rapidity with which fire can travel through canyons and steep
hillsides under dry conditions, this plan is untenable. Like building a children’s camp in a flood

S EPA, Septic System Impacts on Water Sources, https.//www.epa.gov/septic/septic-system-impacts-water-sources
(Aug. 23, 2022).
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plain, building the Project in hazardous wildfire zone invites the type of risks that are preventable
and need to be taken seriously.

The Final EIR also fails to address the limitations of Cull Canyon Road and potential
contract limitations restricting school bus drivers from entering hazardous areas. (R-DEIR §
4.15-17.) While the Final EIR acknowledges that Cull Canyon Road is subject to vehicle weight
restrictions, prohibiting vehicles over 7-tons, the additional analysis fails to address the public
safety hazard related to large vehicles — including school busses — unable to navigate or
potentially blocking the sole evacuation route on a narrow road with no turn-outs. (Final EIR at
5-59 to 5-60; Exh. A. at 8, 71.)

Importantly, the issue of wildfire risk affects the health and safety of everyone who lives
and works in Cull Canyon. There is only one evacuation route for all of the residents, making
fire season an exercise in trust and shared responsibility. It is well-established that wildfire risk
increases when more humans are present in the area, as “nearly 85% of wildland fires in the
United States are caused by humans.”® Campers may not fully appreciate the seriousness of this
risk to lives and property. A fire at the Mosaic site would be devastating and likely would travel
quickly due to steep hillsides and Canyon winds. The Columbia subdivision at the top of the
ridge would also be at risk, which has not been evaluated. The risk to the entire community, and
the children, demands a thorough analysis and weighs heavily against the wisdom of placing
children in a high-risk environment with limited options for evacuation. Recent studies also
indicate that indicate climate change is increasing the risk of serious and even fatal fire events
within the wildland urban interface. (See Exh. B,” at pp. 55-56.)

C. The Final EIR fails to provide an adequate analysis of transportation impacts.

As noted above, the Final EIR fails to address vehicle weight restrictions on Cull Canyon
Road. (Infra, § 1.B.) This issue also underscores the inadequacy of the R-DEIR’s transportation
analysis. § 4.12. Neither the transportation analysis nor Appendix I: Focused Traffic Study
identifies the vehicle weight restrictions or provides any analysis of alternatives to school busses
for transporting children to and from the project or for emergency evacuation plans.
Accordingly, more analysis is needed to address these issues and examine the potential impacts
of alternatives to using standard, full size school buses.

Notably, this issue also affects water trucks. The weight restrictions in the road, greatly
limits the option of trucking out wastewater. A gallon of water weighs 8.33 Ibs., which means a
trick hauling 2000 gallons of water would weigh over 8 tons, exceeding the 7-ton weight
restriction on Cull Canyon Road. More analysis is also needed to address wait time and
emergency response in the event of a medical emergency. The narrow road could cause delays,
which is not evaluated. It’s also not clear if potential helicopter landing sites have been identified
in the event that a life flight was needed. Improved emergency planning is needed to protect the
health and safety of the campers.

6 See e.g., Nat’l Park Service, “Wildfire Causes and Evaluations,” https://www.nps.gov/articles/wildfire-causesand-
evaluation.htm (citing 2000-2017 data based on Wildland Fire Management Information (WFMI) and U.S.

Forest Service Research Data Archive (https://www.fs.usda.gov/rds/archive/catalog/RDS-2013-0009.4).

7 Cunningham, C.X., J.T. Abatzoglou et al., Climate-linked escalation of societally disastrous wildfires, Science (2
Oct. 2025): 53-58.
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D. The Final EIR fails to provide an adequate analysis of site geology and soils.

The Final EIR fails to adequately evaluate the risks posed by flooding and landslides in
relation to the Project site’s steep terrain and stream banks. The construction of the Project will
require substantial tree removal and clearings for fire protection which may destabilize steep
hillsides that are already prone to slides. The susceptibility of Cull Creek to flooding may also
impair Project structures and access roads. Restrictions on fencing within a wildlife corridor may
also contribute to increased risk harm to children exploring the camp area near steep
streambanks. These issues were raised in previous comments which are incorporated here in their
entirety. (Exh. A, at 10-11.)

The Final EIR downplays risks of flooding and landslides, but provides no updated
information concerning the condition of the proposed site after the 2023 floods. The stability of
the steep hillsides above the proposed residential cabins, as well as proposed construction sites
bordering both sides of Cull Creek, requires additional surveys to evaluate potential risks and to
assess the adequacy of proposed setbacks and stormwater drainage plans. Evidence of landslides
or changes to the creek channel may require substantial modification of the current site plan,
squeezed between a steep hillside and a riparian zone.

E. The Final EIR fails to provide an adequate analysis of potential impacts to
Biological Resources.

As noted in previous comments, the R-DEIR’s analysis of biological impacts is
inadequate because it fails to address potentially significant impacts to sensitive and protected
species, including Crotch’s Bumble Bee and Mountain lions. It also provides no information
concerning the methodology used for site surveys to identify sensitive native plants and animals,
or the location and distribution of sensitive plant species. The impact analysis also fails to
address potential impacts stemming from the operation of the project, impacts of grading and soil
replacement, vegetation and tree removal, and additional impacts of clearing 100-foot fire breaks
around the new structures. Moreover, the majority of mitigation measures address only
construction and fails to analyze impacts during the operation of the Project. The Final EIR also
fails to address these issues. Therefore, previous comments on this topic are adopted in their
entirety. (Exh. A, 11-14.)

1.  The Final EIR fails to examine potential impacts to threatened and
endangered species.

a) Crotch’s Bumble Bee.

The R-DEIR fails to evaluate Crotch’s Bumble Bee, Western bumble bee, and obscure
bumble bee for protection under state or federal Endangered Species Acts. (R-DEIR at 4.3-15, -
16.) These bumble bee species are currently protected as candidate species under the California
Endangered Species Act (CESA), Fish & Game Code §§ 2050 ef seq., as of September 30,
2022.8 Under CESA, species classified as a candidate species are afforded the same protection as
listed species. (14 C.C.R. § 783.1.)

8 CDFW, California Natural Diversity Database (CNDDB) (Oct. 2023), p. 5.
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While the R-DEIR acknowledges that occurrences of one or more of these endangered
Bumble Bees have been reported in the Castro Valley area, it then concludes without supporting
evidence that the presence of such bees at the project site is “highly unlikely” due to the absence
of grassland or scrub habitat. (R-DEIR at 4.3-16.) However, the R-DEIR elsewhere indicates that
some grassland and scrub species are present at the site. (/d. at 4.3-7.) In addition, guidance
published by the California Department of Fish and Wildlife (CDFW), states that suitable nesting
habitat for bombus species can include bare ground, abandoned rodent burrows or bird nests,
brush piles, rock piles, and fallen logs, as well as manmade structures, and “leaf litter and woody
forest edge” provide overwintering habitat.” In addition range maps for Crotch’s Bumble Bee
indicates that it could occur in this area, and that Western Bumble Bee historically occurred in
this area.'® CDFW’s Bumble Bee survey guidance also cautions that the “[a]bsence of
occurrence records should not be interpreted as absence of the species at or near a given site” and
surveys “should be conducted” when there is suitable habitat in the area.!! Moreover, “[i]t is
important to assess habitat both within the proposed project area and in the surrounding
landscape . . . [to] help predict whether candidate species could be nesting in adjacent areas and
foraging within the project site” or vice versa.!?

Here, the R-DEIR indicates that no site surveys were conducted to assess the presence of
Crotch’s Bumble Bee, or any other endangered bumble bee, or to assess the presence of suitable
foraging or nesting habitat within the site and surrounding landscape. The R-DEIR should be
updated to address this omission by conducting surveys in accordance with CDFW guidelines.

b) Mountain Lion.

The R-DEIR recognizes that Mountain Lions in the project vicinity are a protected
species under CESA, and acknowledges that lions may use the project site, but nevertheless fails
to examine the Project’s potential impacts on Mountain Lions. (R-DEIR § 4.3-15.) Mountain
Lion populations in Southern California and the Central Coast region, including the Central
Coast Northern (CC-N) population which includes Alameda County, have been recognized as a
candidate species under CESA since April 2020.'3 The R-DEIR affirms that Mountain Lions are
known to forage in the area and “most likely forages and moves across the project site and
surrounding areas,” but provides no impact analysis, instead concluding without evidence that
the site and surrounding natural areas are unsuitable for denning and not essential habitat. /d.

Given that Mountain Lions are likely to use the site and surrounding area, the Project’s
potentially significant impacts on Mountain Lions should be examined and mitigated. This
includes potential impacts related to increased risk of human-lion conflicts, increased noise and
human presence, and impacts to wildlife habitat corridors. Notably, the Project’s proposed
agricultural activities pygmy goats and chickens could attract mountain lions to the area and lead
to conflicts or damage that requires nonlethal or lethal removal of such mountain lions. Pygmy

® CDFW, Survey Considerations for California Endangered Species Act (CESA) Candidate Bumble Bee Species
(June 6, 2023), p. 3, and n.2.

071d. atp. 11.

" 1d. atp. 2.

2 1d. atp. 3.

13 Cal. Fish and Game Comm’n, Notice of Findings: Mountain Lion (Apr. 21, 2020); see also Center for Biological
Diversity, et al., Mountain Lion Petition (June 25, 2019), https://nrm.dfg.ca.gov/FileHandler.ashx?DocumentID
=171208&inline.
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goats released to graze the site, in particular, could be attractive to lions seeking an easy meal.
Mature lions, once attracted to the area, could also pose a risk to children and adults; although
attacks on humans are rare, they do occur, and generally require the destruction of the animal.
These impacts require further analysis to evaluate the risk that lions will be attracted to livestock
and develop appropriate mitigation measures. reduce the risk that livestock will attract predators
and cause lion conflicts.

In addition, there is also a risk that increased noise and human activity could deter
Mountain Lions from using the site as a foraging area or travel corridor. The extent to which
Mountain Lions currently use the site is unknown, since no surveys have been conducted. Cull
Creek is also “an important corridor for wildlife movement.” (R-DEIR § 4.3-17.) More analysis
is needed to evaluate whether the noise and impacts from construction, and increased noise and
human activity from the operation of the Project, will adversely impact the movement of
Mountain Lions through the area. Further, the removal of trees and vegetation for grading, and
the construction of fuel breaks around structures will also eliminate the cover available to
wildlife, which could also impact wildlife movement through the area. The R-DEIR fails to
examine these potentially significant impacts to mountain lions, or to evaluate feasible mitigation
measures.

¢) American Badger.

The R-DEIR concludes on the basis of undisclosed survey methods that badgers are
unlikely to occur in the area, reasoning that “suitable grassland foraging habitat is absent from
the proposed development area on the site and no evidence of dens or diggings by this species
were observed during the field surveys.” (R-DEIR 4.3-15.) However, many surrounding
properties do have grasslands and local residents have reported sightings of badgers in the area to
CDFW. One canyon resident also found skeletal remains of badger last year. (See Exh. A at 72.)
Appendix D. Accordingly, additional consideration is needed to evaluate whether badgers may
use this area for foraging and to assess the need for appropriate mitigation. In addition, wildlife
survey methodology, timing, and data should be fully disclosed.

2. Additional Inadequacies.

The R-DEIR also fails to provide any detailed information concerning the scope and
methodology used for habitat assessment and plant surveys. The R-DEIR states that native plants
were identified through a field reconnaissance survey conducted in March 2021, with follow-up
surveys in April and May 2022, but does not disclose the actual data from these surveys showing
the dates, locations, and frequency or distribution of the species that were observed. (R-DEIR §
4.3-12.) There is also no discussion concerning the rationale for the dates selected and whether
any of the species screened for would have been difficult to observe at these times. /d. Appendix
D provides a summation of results consisting of a list of plants that were screened for that
indicates whether or not they were observed, but provides no details concerning frequency or
distribution. (R-DEIR App. D, pp. *3-6.) As a result, it is impossible to determine which species
are likely to be affected by the grading and clearing activities required by the Project. Notably, in
addition to the grading required for building and road construction within the proposed building
envelope, fire protection requires additional vegetation clearing extending 100 feet from the
structures into surrounding habitat. (R-DEIR, § 4.15-20.) The Geotech report also indicates that
grading required for construction should extend at least ten feet beyond the actual building areas
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to provide for drainage, also increasing the impact area. (R-DEIR, App. E, § 6.1.13.) The extent
to these additional clearings will impact sensitive species or extend into riparian areas is also not
disclosed or otherwise mitigated.

Similarly, the R-DEIR also provides inadequate information concerning how and when
wildlife surveys were conducted. The R-DEIR states only that “[a] habitat assessment was
conducted by the EIR biologist as part of the field surveys of the proposed development area.”
R-DEIR § 4.3-12. However, no documentation is provided concerning the dates, methodology,
or data collected. Appendix D provides only a print-out of species information from the CNNDB
database. R-DEIR App. D, pp. *7-16. There is no information from which to ascertain the scope
of surveys or whether they were conducted at a time or times when species were likely to be
present and observable. The CNNDB print-out also indicates that the reported information
expired on Dec. 3, 2022, and is thus no longer reliable. /d. at *16.

The R-DEIR also fails to evaluate or mitigate the impacts of tree removal and increased
noise on wildlife and birds using the area. The R-DEIR states that approximately 44 trees will
need to be removed to make way for project construction, 32 of which are native oaks and
redwoods. R-DEIR § 4.3-27. There is no analysis of whether this will impact migratory birds, or
endangered birds, bats, or raptors using of the area. The R-DEIR also indicates that the project
will generate significant noise, both during construction and as a result of the Project’s activities
bringing groups of 75-95 kids to the site for camping programs. R-DEIR § 4.10.3. However,
there is no discussion of the potential impacts of noise on wildlife use of the area. The potential
for large groups to further impair biological resources through trampling and incidental damage
is not addressed.

In addition, the DEIR fails to evaluate the presence plants and wildlife that may pose a
safety hazard to children. This includes wild pigs, which may use the site for foraging or
grubbing. Given that pigs can be aggressive, often travel in groups, and forage at night, this
could be a safety risk for children attending camp. Certain plant species also pose risks. Poison
hemlock, in particular, is common in this area and can be fatal if ingested.'* The absence of
fences along site boundaries and waterways, while beneficial for wildlife, could also pose risks
for children who encounter animals like wild pigs or lions when walking alone or in small
groups.

F. The EIR provides an inadequate analysis of noise impacts.

The Final EIR fails to support its conclusion that noise generated by the Project and its
construction would have a less than significant impact on the environment, utilized an incorrect
standard, and omitted key details from the impact analysis. (see R-DEIR § 4.10.3) As noted by
local residents, the proposed site also sits in a bowl that causes sound to amplify and echo. These
deficiencies were addressed in FCVC’s previous comments R- DEIR and DEIR., which are here
incorporated in their entirety. (Exh. A, at 14, 31-33.)

G. The EIR fails to provide an adequate analysis of agricultural impacts.

The Final EIR fails to address the Project’s failure to comply with the Williamson Act,

14 See “Poison Hemlock,” https://www.inaturalist.org/taxa/52998-Conium-maculatum (last visited Jan 18, 2024.)
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inconsistency with agricultural zoning and potential impacts on neighboring agricultural land
uses. These issues are discussed in FVCV’s previous comments, which are incorporated here in
their entirety. (Exh. A, at 14-15, 34-35.)

While the Final EIR makes some changes to the Project’s proposed agricultural uses, it
still fails to show that the Project is agricultural in nature. Notably the Project will remove lands
from potential agricultural use by constructing buildings over much of the sites grazing lands and
permanently eliminating agricultural uses. Again, it appears that the proposal to sell CSA shares
has been tacked on solely as a means to generate agricultural income in the effort to meet the
requirements of the Williamson Act.

These deficiencies are further elaborated in section III, below.

H. The EIR fails to provide adequate analysis of the Project’s inconsistencies with
zoning and land use policies.

As noted in previous comments, the Final EIR fails to address a number of zoning and
land use policies, including failure to comply with building requirements of Measure D, failure
to comply with residential density restrictions, failure to comply with the riparian buffer zone,
and inconsistencies with other general plan policies. These deficiencies were noted in previous
FCVC comments and are incorporated here in their entirety. (Exh. A at 15-16).

II. The EIR Fails to Provide an Adequate Description of the Project and the
Environmental Setting.

Under CEQA Guidelines section 15125(a), an EIR must include a description of the
physical environmental conditions in the vicinity of the project, as they exist at the time the
notice of preparation is published, or if no notice of preparation is published, at the time
environmental analysis is commenced, from both a local and regional perspective. 14 Cal. Code
Regs. § 15125(a). An EIR's description of this environmental setting should be sufficiently
comprehensive to allow the project's significant impacts “to be considered in the full
environmental context.” 14 Cal. Code Regs. § 15125(c). This should also highlight
“environmental resources that are rare or unique to that region and would be affected by the
project.”!® The environmental setting should also address “any inconsistencies between the
proposed project and applicable general plans, specific plans and regional plans.” 14 Cal. Code
Regs. § 15125(d).

Here, the Final EIR and R-DEIR’s description of the environmental setting fails to
describe significant features of the regional setting that have a bearing on the project’s
potentially significant impacts. For this reason, FCVC’s previous comments addressing these
deficiencies of the DEIR are also applicable to the R-DEIR and are incorporated herein. See
App. A. § II. This includes the failure to adequately describe the project’s physical setting and
important limitations of Cull Canyon as well as failure to adequately describe how the project is
situated amidst existing land uses.

FCVC’s previous comments identified four physical limitations affecting the project

5.
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setting that are not clearly addressed in the Final EIR or R-DEIR: (1) Steep terrain and lack of
secondary access roads increases fire risk; (2) Limited water sources and a confined aquifer that
have already caused water shortages in the area; (3) Cull Creek is subject to flash floods, which
may pose safety hazards; and (4) Risk of liquefaction and seismic features throughout the canyon
may impair access/evacuation routes independent of risks on the project site. App. A. § [L.A. In
addition, Cull Canyon Road is narrow, lacks shoulders or turnouts, and is prone to flooding and
landslides, which affects ingress and egress for the canyon’s entire population. App. C. These
limitations affect the lands surrounding the project site, as well as the project site, and are not
adequately addressed in the EIR.

The previous comments also address the R-DEIR’s, failure to adequately describe the
rural and the agricultural character of the environmental setting, including legal protections
enacted to preserve this character, including: (1) Alameda County’s agricultural zoning
designation; and (2) Measure D. App. A. § I1.B. These zoning and land use restrictions are
inconsistent with a high density residential camp involving more than 100 people. Notably, the
existing caretaker residence had to be approved under a variance because even a single
residential home violates the applicable zoning requirements, which only allows residential use
on parcels of 100 acres. The proposed Project would add another larger residence as well as
facilities to house and feed 108 campers. While the proponents seek to pass this off as a
“recreational use” allowed under the Agricultural zoning designation, this ignores the distinction
between low-intensity and high-intensity recreation. For example, playing ball in a field is
distinguishable from building an indoor stadium. Similarly, building hiking trails and tent
campsites would retain the natural character of the land, while in contrast, building a large, 8-
bedroom home, with twelve permanent cabins, and a large multi-purpose building would not
preserve the land.

Thus, much like the earlier R-DEIR, the final DEIR fails to provide a full and informative
description of the environmental setting that recognizes and addresses these important
limitations.

Furthermore, the Final EIR also fails to provide an adequate description of the Project.
Whether the Project is a camp or a school should not be ambiguous. There is no question that the
Mosaic Project’s primary activity is educational. Representing this a a recreational camp is
ingenuous. As other comments have noted, there is clear evidence of educational mission on the
Project’s website, and the Project site has few areas that can be used for outdoor recreation due
to steep hillsides and proposed buildings. The Project description fails to identify the nature of
the project and therefore also violates CEQA.

III. The Project Fails to Comply with the Williamson Act.

As noted above with respect to Agricultural impacts, the Project fails to comply with the
Williamson Act.

The Project’s primary purpose is not commercial agriculture.

Pursuant to Uniform Rule 1 of Alameda County’s Eligibility Requirements for
Agricultural Preserves and Williamson Act Contracts for Agriculture, “the contracted land must
be devoted to commercial agriculture as the primary use of the land.” Uniform Rule 1, § I.C. In
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addition, for parcels under 40 acres, “if compatible use is proposed, at least 50% of the parcel
must be used for commercial agriculture to ensure that any development is incidental to the
agricultural use.” Id. § 1.C.3.(b)(3).

Here, although R-DEIR Appendix K purports to establish otherwise, the Project’s
primary purpose is not commercial agriculture. Notably, the Mosaic Project’s mission has
nothing to do with agriculture. The Mosaic Project website describes their actual mission, which
is focused on developing skills of community building, empowerment, and peacemaking.'® The
Outdoor Project is described as “immersive, experiential education program” with an “evidence-
based, social-emotional learning curriculum is designed to address issues of difference, build
self-esteem, and inspire inclusion.”!” There is no mention of agriculture. While the DEIR and R-
DEIR include an agricultural element, there is no serious question that the primary purpose of the
project is educational, and the overriding goal of the Proposed Project is to establish a permanent
site for the Outdoor Project, by building an Outdoor Project Camp. The Project’s founder has
also stated publicly that the Outdoor Camp is a school and not a summer camp. '®

Notably, the R-DEIR provides no analysis of how agricultural products will be processed
and prepared for distribution, and no discussion of a sanitary facility for preparing goats’ milk
and cheese for CSA boxes and consumption by children attending camp.!® There is also no
analysis of the water supply required for the Project’s agricultural component. In fact, the R-
DEIIR’s impact analysis states that the Project proposes to rely entirely on gray water and
rainwater for irrigation and agricultural activities, but provides no analysis of rainwater
catchment or quantity needed to accomplish these objectives. Moreover, there appears to be no
contingency plan for drought years where sufficient water may not be available, suggesting that
the agricultural purpose would need to be abandoned if not adequately supported by rainwater.
These omissions would appear to be highly unusual if the primary purpose of the project was in
fact agricultural production, and not an educational children’s camp in keeping with the
applicant’s mission.

Further, the decision to use at least 50% of the land for grazing goats is also accompanied
by no rationale or analysis of potential impacts to native plants or wildlife habitat. Appendix K
simply states that 25 acres of the 37-acre site will be used for CSA boxes, but provides no
analysis to support this arbitrary figure. Again, this appears to be devised solely for the purpose
of tacking on an agricultural component in the effort to shoehorn an educational project into the
constraints of the Williamson Act.

A. The Project does not meet the Williamson Act’s building restrictions.

Compatible uses under the Williamson Act must also meet the requirements of Uniform
Rule 2, which requires buildings to comply with maximum building intensity and 2-acre building
envelope requirements, consistent with Measure D and the A-Designation. Uniform Rule 2, §
[.B. That is, all residential and residential accessory buildings “shall have a maximum floor
space of 12,000 square feet” and all buildings “shall be located on a contiguous rectangular

16 Mosaic Project, “Mission,” https://mosaicproject.org/about/mission/ (last visited Jan 14, 2024).

17 Mosaic Project, “Outdoor Project,” https://mosaicproject.org/outdoor-project/ (last visited Jan 14, 2024).

18 See e.g., Public Comment by Cull Canyon Resident Teddy Seibert (Jan. 18, 2024),

19 Id., noting the R-DEIR’s failure to include a serious analysis of the facilities, equipment, and procedures needed
to conduct the proposed commercial agricultural activities.



https://mosaicproject.org/about/mission/
https://mosaicproject.org/outdoor-project/

Page 16 of 20

building envelope not to exceed 2 acres.” Id. Residential units on contract lands are also
restricted to habitation by owners, immediate family members, agricultural employees, seasonal
laborers, or caretakers. Id. § II.A.1. In addition, passive recreational use “is limited to land in its
agricultural or natural state.” /d. § 11.C.2.a.

Here, the Project’s proposed buildings are not fully contained within a contiguous
rectangular 2-acre proposed buildings requirements. As shown in Figure 3-4 of the R-DEIR, the
purported building envelope is shaped more like a guitar than a rectangle. While the main cluster
of buildings on the west side of the creek appears to be laid out in a more or less rectangular
pattern, the “envelope” boundary then traces the road across Cull Creek and widens again to
encompass the mobile home site and parking areas on the east side of the creek. This
requirement therefore is not met.

In addition, if the cafeteria/mess hall building should be recognized as a residential
accessory building, as the sole kitchen and dining hall for guests residing in the cabins, then the
total residential floor area therefore exceeds the allowable floor space of 12,000 sq. ft.

It also appears highly unlikely that the Project can comply with the further requirement
that all residential buildings be occupied by the property owner, an immediate family members,
or agricultural caretakers, or agricultural workers or laborers. Neither the R-DEIR nor Appendix
K addresses this issue. While the caretaker residence may meet this requirement, the Project
description indicates that the staff residence will be occupied by Mosaic Project staff, at least
some of whom are more likely to be educators or Outdoor Project staff rather than agricultural
workers. In addition, the cabins provide temporary housing for students and educational support
staff or volunteers that are not agricultural workers. Therefore, the Project fails to comply with
the Williamson Act.

IV. The Proposed Project is Inconsistent with Applicable Zoning Requirements and
Land Use Plans.

As noted in FCVC’s comments on the DEIR, the proposed Project fails to comply with
important zoning code provisions and applicable land use plan policies. This includes the
building intensity restrictions imposed by the A District zoning designation and Measure D.
Additional inconsistencies identified in the DEIR also apply to the R-DEIR and are incorporated
here by reference. (Exh. A, at 38-41.)

Pursuant to Government Code section 65860, zoning and land use approvals must be
consistent with the policies and requirements of the applicable general plan. Land use approvals
must also comply with the applicable zoning ordinances.

As noted previously, the Castro Valley General plan designates Cull Canyon as an area
where special planning efforts are needed to address unique features, including biological
resources and steep terrain. The plan states that “development in this area should be limited to
protect these sensitive areas.” Castro Valley General Plan at 3-12 (March 2012).

Notably, the proposed Project is still inconsistent with Alameda County General Plan
(“ACGP”) policies concerning fire safety. In particular, Countywide Safety Element, Policy 8,
provides that “[t]he County shall limit residential development to very low densities in high fire
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hazard zones identified in Figure 5.,” which clearly includes Cull Creek Canyon and the
proposed site. Countywide Safety Element, pp. 25, 30. The East County Area Plan (“ECAP”)
states similarly that ‘[t]he County shall limit residential development to very low densities in
high fire hazard zones as identified by the Fire Hazard Severity Scale.” ECAP, p. 76. Because
the prosed project is not low-density it conflicts with these general plan policies.

In addition to those points incorporated by reference, the proposed Project also appears to
violate the County’s Watercourse Ordinance, by including road construction within the riparian
setback, or buffer zone. Alameda Cty. Code § 13.12.310-320. This is evident in R-DEIR Figure
3-4, where the road appears to cross more than 15 feet into the setback area. Notably, this fails to
address additional impacts from grading to prepare the roadbed and stabilize the shoulders of the
proposed road. The proposed parking area on the east side of the creek near the bridge also
appears to touch or cross the setback boundary, indicating that construction activities may cross
into this area. These violations increase risk of soil erosion and sediment pollution, which is also
contrary to Castro Valley General Plan Policy 7.1-5 Riparian Habitat: “New development shall
not disturb any riparian habitat.” Castro Valley General Plan, at 7-11.

Thus, the updated Project remains inconsistent with multiple zoning ordinances and
general plan policies.

V. The R-DEIR Fails To Consider an Adequate Range of Alternatives.

The R-DEIR fails to consider an adequate range of alternatives to the proposed project. It
not only fails to consider any alternative locations, but also fails to support its conclusion as to
the Environmentally Superior Alternative.

Pursuant to CEQA Guidelines, the “key question and first step in analysis is whether any
of the significant effects of the project would be avoided or substantially lessened by putting the
project in another location. Only locations that would avoid or substantially lessen any of the
significant effects of the project need be considered for inclusion in the EIR.” 14 Cal. Code
Regs. § 15126.6(f)(2)(A). If the lead agency concludes that no feasible alternative locations
exist, “it must disclose the reasons for this conclusion, and should include the reasons in the
EIR.” 14 Cal. Code Regs. § 15126.6(f)(2)(B).

Notably, “[t]he process of selecting the alternatives to be included in the EIR begins with
the establishment of project objectives by the lead agency. 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.” In re Bay-Delta, 43 Cal.4th 1143,
1163 (2008) (internal citations omitted). Project objectives may not be so narrowly defined that
no other alternatives can be considered. We Advocate Thorough Envtl. Review v. Cty. of Siskiyou,
78 Cal. App. 5th 683, 692-93 (2022). Rather, the failure to consider any other site is prejudicial
because “it dismissively rejected anything other than the proposed project . . . [thereby]
prejudicially prevent[ing] informed decision-making and public participation.” /d. at 693.

Here, although the EIR considers additional alternatives for the same site, it still fails to
evaluate any alternative location for the project. R-DEIR, 5-3. As with the DEIR, the only
rationale offered for rejecting an alternative location states: “An alternative location for the
proposed project was considered infeasible due to availability of sites that would support the
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project’s objectives.” Id. Again, there is no indication of any effort to identify alternative
locations or identification of sites that were considered but found infeasible. Instead, the
possibility of an alternative location is dismissed without evidence of due consideration.

In sum, none of the alternatives considered address the larger issues of housing the camp
in a box canyon with high fire risk, no secondary evacuation routes, and a limited water supply.
Nor does the analysis of alternatives explain why no alternative sites were considered. As a
result, the analysis of alternatives is inadequate and prejudicial.

VI. CONCLUSION

For the foregoing reasons, the Final EIR is inadequate. It fails to disclose critical
information or to provide supporting evidence for its conclusions, and fails to provide an
adequate evaluation of potentially significant environmental impacts, as well as hazardous
conditions that could affect the health and safety of Project participants and area residents. The
Mosaic Project’s educational programs merit a better location with adequate access routes,
adequate water supply, fewer safety hazards, and fewer environmental impacts.

Sincerely,

S —m R

Susann M. Bradford
Greenfire Law, PC
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