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EXHIBIT B

Sycamore Lane

Project Narrative
August 8, 2012

The Sycamore Lane property is located adjacent to 362 Sycamore Road on the north side of Sycamore

Road near the Sunol Blivd intersection. Applicant is proposing to subdivide 2.23 acres into four (4) single
family detached lots, served by a private driveway.

The property currently consists of two parcels, APN 948-17-7-4 (~1.61 acres) and APN 948-17-7-2 (~1.09
acres). Applicant is the owner of the larger parcel and has a contractual agreement with the owner of
the smaller parcel to purchase the rear portion of that property (approximately 0.62 acres). The
purchase will be effectuated through a lot line adjustment between the two parcels such that the 1.61
acre parcel will increase to 2.23 acres and the 1.09 acre parcel will be reduced to approximately 0.47

acre (~20,000 square feet). The remaining parcel has an existing home that will be more marketable
with the new lot configuration.

Following the lot line adjustment, the 2.23 acres is proposed to be subdivided into 4 parcels with lot
sizes of 0.51 ac, 0.34 ac, 0.73 ac and 0.65 ac, respectively. The homes are lovely Craftsman-style designs
utilizing a variety of siding materials including board and batten, shingles and horizontal siding with
stonework accents. Home sizes are expected to range in size between 2,900 and 3,300 sf. Detailed
floor plans, four-sided elevations and color/material palettes have been provided as part of the

application package. Each home will be designed to meet the City’s Green Building Ordinance and will
include fire sprinklers.

Both parcels are part of the North Sycamore Specific Plan and have dual zoning of PUD-LDR and PUD-O.
The proposed project is consistent with the current Specific Plan and zoning requirements. A similar
proposal was previously reviewed by City Staff as PREV-680 (see attached comment letter dated
September 7, 2007). Applicant has also held several preliminary review meetings with City Staff and has

also contacted the adjacent property owners to incorporate their concerns into the PUD development
proposal, such as access, building siting, etc.

Applicant is proposing that the PUD development standards include a maximum house size limitation of
5,000 sf on Lots 1 and 2, and 6,000 sf on Lots 3 and 4, including garage area over 600 sf and including

the area of any Class | accessory structures. Any restrictions on accessory structures are proposed to be
consistent with existing R-1-20,000 development standards.

The private driveway is designed to meet fire department standards for emergency access and includes
a fire hydrant. Sewer and water mains will be installed within the driveway with private service laterals
to each home site. Storm drainage will be collected in a swale along the driveway and directed to a bio-
retention area for collection and treatment before discharging into the public storm drain line in



Sycamore Road. Emergency overland release is provided to the shallow creek that traverses the back of
the property but the intent is to avoid any impacts to the existing channel and leave it undisturbed in its
current condition. The future homeowners will be prohibited by deed restriction from changing the
grading and drainage on their lots without obtaining all necessary government approvals. The property
contains several heritage oak trees so the project has been carefully designed to minimize the impacts
to those trees and take advantage of their natural beauty. Additional tree preservation measures have
been provided by the consulting arborist. Maintenance of the driveway and storm drain system will be
provided by the homeowners through a private maintenance agreement.

The project applicant is Danville School Street Investors, LLC, a partnership between Pacific Union
Holdings and Branagh Development, two local companies with over 30 years of development and
construction experience in the East Bay and Central Valley, along with an extensive track record for

delivering successful, high quality projects. The homes are expected to be built and sold by the
partnership.

Thank you very much for your consideration of this proposal.

Bruce Myers
Danville School Street Investors, LLC
925-383-9045
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INFORMATION.
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® BIO-INFILTRATION BASIN: SEE CIVIL ENGINEER'S PLANS
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PLANTING NOTES
GENERAL NOTES: The Landseape Contractor shall inspect the site and be familiar with all existing slta conditions prior to
submitting his bid. Coantractar shall not wilfully procesd with construction as shown when R is obvicus that

mﬂummmmmmmmmumﬁwmmmmumu

the atisntion of the Landseape Architect. The contractar shall assume full for all due 1o faliure to

give such notification. Contractor shall be responsibie for making himeelf familiar with all underground uiiiities, pipes, structures and
[¢ shafl take scie ity for il costs incurred dus to damage and/t uﬂlﬂemnlmlum.

[ shall be lo for between trades and subcontracinrs as required o h landscape

th L C for any damage o existing fecliities caused by or during the

performance of his work. All repaira shall be mada at no cost io the Owner. Planting shall be instalied In conformancs with all

applieshis local codes and by and a hoensed L C whe shall obtain all

necsssary permits and pay ail required fees.

SOIL PREPARATION: The L [~ for finish grading and all planting ares drainage. Positive

wwqmnumqummumwmmmmmmmmﬂum
soll p inio planting arsas as notad below. Whers rotoliliing is not

pnulalo mummnpnmmmmﬁ After instaliation of irigation system, all planting areas are
10 be fine graded to within 2 inches and siighlly mounded away from edges of top of planter, curb, walk, header, etc. and raked
smooth with afl rocka and dasbris over 1 inch in diamaeter removed.

SOIL PREPARATION AMENDMENTS AND BACKFILL MIX The Landscape Conliractor shall amend existing soll, by rototilling, 6 cu.
yd, BFt ‘Super Humus' compost and 15 [bs. organic batanced fertfilzer ‘Phyta-Boost’ (7-1-2) per 1,000 sq. ft avaiiable from

California Organics or equal into the top 6 inches of soll In afl planting arees. (or equel) Pit Planting Mbx: for trees and shrubs mix /3
argank amendment, 2/3 amended topsoll as notod above.

TREE PLANTING: The lrees s to be pianted as per detall on pian. Trees shall typically ba located 8 minimum of 4 feet from curbs,
waiks, headers, bulldings, overheads, and cther trees within the project. backifll shall be the Pit Planting Mix' as noted above. All
trees shall receive orpenic fertilizer Phyta boost’ 7-1-2 avall. from Caillfornia Fertiiizar Company Inc.(or equsi) for 16 galion traes: 1
cup, for 5 gallon trees and shrubs: 1/2 cup. water trees aftar planting.

ROOT BARRIERE: Al trees planted within 5' of a paved surface shall receive a linear type root barier 18° deep and 10" fong
caniered on the tree trunk. (See detall)

SHRUB PLANTING: The shrubs shail be spottad as per pian snd the locations approved priot to the digging of the holes. Shrub
backill shall be the ‘Pt Planting Mix' &s noted in ‘Backfl sod mixes’. Al shrubs shall receive Phyta-Boost 7-1-2 organic fertizer

avail from Caftiomia Fertifzer Company Inc.(or aquai) at the following rates: For § galion shrubs:1/2 cup for, 1 gallon shrubs:14 cup.

water shrubs f o after planting. Do nat plant any plant within 20° of any bullding wall,

MULCHING: Mulch sl planting areas, excluding lewn, having & siope jess than 2:1 with 2 3 inch minimum depth of recycled wood
fiber, UV stablilzed dysd-colorfast black with a PH of no higher than 5.0. and free of noxdous weeds and foreign materiais, #135
Black Chip from 'Re-User Inc.’ or approved equal. DO NOT INSTALL MULCH IN BIO-INFILTRATION BASIN.

SOD LAWN: Sod shall be 23 specified on drawings and installed a3 per suppiiers specifications. Remaove from afl turf areas, stones
(1'orwm,merw concrete, asphaft, rubbish, mwmmmemmmmmmm

mix the toa dapth of
Mm“hlmmm!my-hdkﬂ‘mhmm compast per 1000 sq ft. of lawn area and 15 [bs per
1000 organic feriilizer ‘Phyta-Groen' Turf Fartiltzer 8-2-2 avaliable from Cafifornis Organic fertfiizer Inc. (or equal)

LAWN MAINTENANCE: Protect an maintein each area by watering, mowing, resodding or seeding as necessary for a minimum of
60 days after turf instaliation or to the end af the 80 day maintenance periad (which ever is Istes?). Establish & thick, weed free
uniform stand of grass. Mow graas at 1 1/2 inches In height when it attains a height of 2 inches. Apply 10 tbs per 1000 aq ft. of
‘Phyta Green' Organic Lawn Fertilzer at end of msintenance period.

MAINTENANCE: The Contractor shall maintain the project for 90 days (or as by owner) the 1o begin
hmmnmmm period, weeding, mowing, repairfightaning of stakes
and tles, of besins, . watler by hand in addition o [rigation system as necessary. No
Wmmuwmwmmmmwhwm-mw
above. Install per s At the end of the 80 day maintenance period afl arcas are in be weed free and
all plant materiei s to be in a healthy, thriving condition. pest shall be

SUBSTITUTIONS: Requests for substiutions of piant varisties shail be made 10 the Landscape Architect within 15 days after
signing of contract.

GUARANTEE: All consiruction, trees and shrubs by tha L C and/or his shall be for (1)
wmwwdmmmmmunm #t no expensa 1o the Owner, any and ail landscape

that are in an condition for time of use, and fress or shrubs that are dead or not in a vigorous, healthy
growing condifion; within two weelts of notification of such condition. Replacement shall be of the same kind and sizs as the
originaily specified itom and shall be replaced as an the The Ci shall nat be held llable for
hudphm during the period due to causas or acts of neglect by cthers than the

his agents and
CLEAN UP: At the end of each work day, ai the for and befors of project, clean paved
areas that are dirtied or stained by by or washing, and remove defacements and stains. Remove
excess and tools. Haul from Owners property the debris resulting from construction, and dispose

of legally. Remove Y at time of by Owner unless otherwise agreed.

FERTILIZERS: Availabie Cafifornla Fertilizers Company Inc. 1-800-269-5690 www.organicag.com
www.callforniacrgeniciertiiizers.com. Compost avaliable from BF] 408-888-7832 www.bfi.com

SEE ARBORIST'S REPORT FOR PRESERVATION GUIDELINES AND TECHNIQUES FOR ALL EXISTING TREES
TO REMAIN,
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PLANT MATERIALS LIST

SYMBOL BOTANICAL NAME COMMON NAME SIZE WATER USE HEIGHT X SPREAD
TREES:

CER FOR CERCIS 'FOREST PANSY' REDBUD 15GA LowW 15X12
LAG TUS LAGERSTROEMIA TUSCARORA' CRAPE MYRTLE 15GA Low 25X25
PIS CHI PISTACHIA CHINENSIS PISTACHE 15GA Low 25%28
QUE AGR QUERCUS AGRIFOLIA COAST LIVE OAK 24" BOX Low 6060
SHRUBS:

BUX GRE BUXUS 'GREEN BEAUTY' BOXWOOD S5GA Low xy
CAR BUC CAREX BUCHANANII LEATHER LEAF SEDGE 1GA Low X3y
CEA JUL CEANOTHUS "JUUA PHELPS' WILD ULAC 5GA Low 5X8
CIS SAL CISTUS SALVIFOUIUS SAGELEAF ROCKROSE S5GA Low x5
COL SUN COLEONEMA 'SUNSET GOLD' BREATH OF HEAVEN §GA Low X5
OIE IR} DIETES IRIDIODES FORTNIGHT LILY 1GA Low Ixy
ELE VAR ELEAEGNUS 'VARIGATA' SILVERBERRY 5GA Low 1010
HEM HYB HEMEROCALLIS LITTLE GREENIE' DAYLILY 1GA Low b4
HET ARB HETEROMELES ARBUTIFOLIA TOYON 5GA Low 1010
JUN CoL JUNIPERUS 'STRICTA' IRISH COLUMN(MATCHING) 5 GA Low 123
LAV TWI LAVANDULA TWICKLE PURPLE' LAVENDER 1GA Low I
LAV MAR LAVATERA T. BURGUNDY WINE' CAPE MALLOW 5GA Low 4%X5
LEP RUB LEPTOSPERMUM RUBY GLOW TEA TREE (STANDARD) 5GA Low X4
MAH REP MAHONIA REPENS OREGON GRAPE* 5GA Low ky O
MUH RIG MUHLENBERGIA RIGENS DEER GRASS* 1GA Low xsy
MYR COM MYRTUS COMMUNIS '‘COMPACTA' DWARF MYRTLE 5GA Low xy
PEN BUN PENNISETUM RED BUTTONS' RED BUNNY TAILS 1GA Low X2
PHO JAC PHORMIUM "JACK SPRATT DWARF FLAX 1GA Low X2
RHA EVE RHAMNUS 'EVE CASE' COFFEEBERRY* 5GA Low x4
ROS ICE ROSA 'ICEBERG' STANDARD WHITE TREE ROSE 5GA MED X
ROS ME| ROSA MEIDLANDII ‘RED RED MEIDLAND ROSE 5GA MED 4X8
ROS PIN ROSA 'PINK MAGIC CARPET PINK CARPET ROSE 2GA MED 3%6'
TEU FRU TEUCRIUM FRUTICANS BLUE GERMANDER 5GA Low 55
GROUND COVERS:

E ERIGERON KARVINSKIANUS SANTA BARBARA DAISY 1GA Low 1%y

L LANTANA MONTEVIDENSIS LANTANA 1GA Low X8

R ROSEMARINUS 'PROSTRATA' DWARF ROSEMARY* 1GA Low 15
TURF DWARF TALL FESCUE SO0 ROLLS HIGH N/A
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Introduction and Overview

Pacific Union Holdings is proposing to redevelop the 362 Sycamore Rd. site and the empty
lot to the east (the Daggett property), in Pleasanton. Currently the 362 Sycamore Rd. site
has a single-family residence at the south end and is undeveloped at the north end. The
Daggett property is undeveloped. The proposed subdivision would create four lots, with a
private drive between the properties. The existing single-family residence on the 362
Sycamore Rd. property would remain. HortScience, Inc. was asked to prepare an Arborist
Report for the site for review by the City of Pleasanton

This report provides the following information:
1. Asurvey of trees within the proposed project area.
2. An assessment of the impacts of construction on the trees.
3. Identification of trees to be removed and preserved.
4. The appraisal of value of the trees.

Survey Methods
Trees were surveyed on July 10, 2012. The survey included trees 6” and greater in diameter.
The survey procedure consisted of the following steps:

1. Identifying the tree as to species;
Tagging each tree with an identifying number and recording its location on a
map;

3. Measuring the trunk diameter at a point 54" above grade;

4. Evaluating the health and structural condition using a scale of 1 - 5:

5 - A healthy, vigorous tree, reasonably free of signs and symptoms of disease,
with good structure and form typical of the species.

4 - Tree with slight decline in vigor, small amount of twig dieback, minor
structural defects that could be corrected.

3 - Tree with moderate vigor, moderate twig and small branch dieback, thinning
of crown, poor leaf color, moderate structural defects that might be
mitigated with regular care.

2 - Tree in decline, epicormic growth, extensive dieback of medium to large
branches, significant structural defects that cannot be abated.

1 - Tree in severe decline, dieback of scaffold branches and/or trunk; most of
foliage from epicormics; extensive structural defects that cannot be abated.

5. Rating the suitability for preservation as "good”, “fair” or “poor”. Suitability for
preservation considers the health, age and structural condition of the tree
species, and its potential to remain an asset to the site for years to come.

Good. Trees with good health and structural stability that have the
potential for longevity at the site.

Fair. Trees with somewhat declining health and/or structural defects
than can be abated with treatment. The tree will require more
intense management and monitoring, and may have shorter life
span than those in 'good’ category.

Poor. Trees in poor health or with significant structural defects that
cannot be mitigated. Tree is expected to continue to decline,
regardless of treatment. The species or individual may have
characteristics that are undesirable for landscapes, and
generally are unsuited for use areas.



Arborist Report, 362 Sycamore Road HortScience, Inc.
Pacific Union Holdings, Inc. August, 2012 Page 2

Description of Trees

Thirty-nine (39) trees were evaluated, including five (5) off-site trees along the eastern
property boundary with portions of their canopies extending onto the development site (trees
#175-179). Three (3) street trees on Sycamore Rd. were included in the survey (trees #181,
182 and 213). Descriptions of each tree are found in the Tree Assessment Form, locations
are plotted on the Tree Assessment Map (see Attachments). A summary is provided in
Table 1 (following page).

A small ephemeral creek runs east to west along the northern property boundary. Mature
trees were concentrated around the perimeter of the sites and in the landscape area around
the single-family residence. Young trees were mostly growing along what was the property
line between the sites.

There were 13 species surveyed at the site (Table 1, following page). The most frequently
encountered species was valley oak, with 16 trees or 41% of the population, followed by
Calif. black walnut, with 6 trees or 15% of the population.

Valley oaks included six (6) mature trees, with diameters between 20" and 52" and 10 young
valley oaks, with diameters between 6" and 16". Six (6) were in fair condition and the
remaining 10 were in good. Those in good condition tended to be larger, dominant trees,
while those in fair condition tended to be smaller diameter trees that were suppressed
beneath their larger neighbors. Tree #190, a 52" diameter valley oak, was an exceptional
specimen, with no obvious defects in form or structure, based on a ground survey (Photo 1).

Photo 1:
Tree #190
L4 was a 52"
diameter
valley oak
1 located along
the northern
| property line.
| The tree was
in good
| condition,
4 with a full,
i spreading
crown.

Seven wainut trees (6 Calif. black and 1 English) were concentrated in the middie of the
Daggett property, with one (1) almond and four (4) olives around the perimeter of the 362
Sycamore Rd. property. The walnut trees were generally in poor condition, typically with
extensive dieback and trunk decay. The almond and two of the olives were in fair condition,
and the remaining olives were in good condition.
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The following trees were also noteworthy
e The four coast live oaks were all young, with diameters between 7" and 13" and

included the three street trees (#181, 182 and 213). Three were in good condition
and one was in fair.

* A mature Calif. sycamore (#206) was located in the front yard of the 362 Sycamore
Rd. residence. The tree was in excellent condition, with a 37" diameter trunk and a
full, upright crown.

+ A 19" diameter tree of heaven (#207) was located on the northern portion of the 362
Sycamore Rd. property. The tree was in good condition but the species is listed by
the State of California and the US Department of Agriculture as invasive.

Tree size ranged from 6" to 52" in trunk diameter, with an average of 16" for single-trunk
trees. Twelve (12) trees had multiple stems arising below 54". Twenty (20) of the trees were
in good condition, including four (4) of the off-site trees and two (2) of the street trees.
Fourteen (14) trees (36% of the population) were in fair condition, including two (2) off-site
trees and the remaining street tree. Five (5) trees (18%) were in poor condition. Trees in
poor condition were exclusively walnuts.

The City of Pleasanton defines any tree with a diameter of 18” or greater, or a height of 35’ or
greater, as a “Heritage” tree. Based on this definition, 19 of the trees qualified as “Heritage”,
including three (3) off-site trees. Individual "Heritage” designations are provided in the Tree
Assessment Form (see Attachments).

Table 1: Condition ratings and frequency of occurrence of trees.
362 Sycamore Rd., Pleasanton

Common Name Scientific Name Condition Rating No. of
Poor Fair Good Trees
(1-2) (3) (4-5)
Tree of heaven Ailanthus altissima - 1 - 1
italian cypress Cupressus sempervirens - 1 1
Compact blue gum Eucalyptus globulus 'Compacta’ - - 1 1
Calif. black walnut  Juglans hindsii 5 1 - 6
English walnut Juglans regia - 1 - 1
Mulberry Morus alba - 1 1
Olive Olea europaea - 2 2 4
Calif. sycamore Platanus racemosa - 1 1
Almond Prunus dulcis - 1 - 1
Plum Prunus spp. - 1 1
Coast live oak Quercus agrifolia - 1 3 4
Valley oak Quercus lobata - 6 10 16
Chinese elm Uimus parvifolia - 1 - 1
Total 5 14 20 39
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Suitability for Preservation

Before evaluating the impacts that will occur during development, it is important to consider
the quality of the tree resource itself, and the potential for individual trees to function well over
an extended length of time. Trees that are preserved on development sites must be carefully
selected to make sure that they may survive development impacts, adapt to a new
environment and perform well in the landscape.

Our goal is to identify trees that have the potential for long-term health, structural stability and
longevity. For trees growing in open fields, away from areas where people and property are
present, structural defects and/or poor health presents a low risk of damage or injury if they
fail. However, we must be concerned about safety in use areas. Therefore, where
development encroaches into existing plantings, we must consider their structural stability as
well as their potential to grow and thrive in a new environment.

Evaluation of suitability for preservation considers several factors:

= Tree health
Healthy, vigorous trees are better able to tolerate impacts such as root injury,
demolition of existing structures, changes in soil grade and moisture, and soil
compaction than are non-vigorous trees.

= Structural integrity
Trees with significant amounts of wood decay and other structural defects that
cannot be corrected are likely to fail. Such trees should not be preserved in areas
where damage to people or property is likely. Mulberry #185 is an example of such a
tree.

= Species response
There is a wide variation in the response of individual species to construction impacts
and changes in the environment. In our experience, for example, walnuts are
sensitive to construction impacts, while valley oak is more tolerant of site
disturbance.

= Tree age and longevity
Old trees, while having significant emotional and aesthetic appeal, have limited
physiological capacity to adjust to an altered environment. Young trees are better
able to generate new tissue and respond to change

» [nvasiveness
Trees with the potential to invade native habitats, reproduce rapidly, and grow in sub-
optimal environments are considered invasive. Species with these qualities may
alter the functional and aesthetic qualities of the habitats they invade. Tree of
heaven #207 was the only species surveyed that is considered invasive.

Each tree was rated for suitability for preservation based upon its age, health, structural
condition and ability to safely coexist within a development environment. Table 2, following
page, provides the suitability ratings for each tree.

We consider trees with good suitability for preservation to be the best candidates for
preservation. We do not recommend retention of trees with low suitability for preservation in
areas where people or property will be present. Retention of trees with moderate suitability
for preservation depends upon the intensity of proposed site changes.
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Table 2: Tree Suitability for Preservation
362 Sycamore Rd., Pleasanton

Good These are trees with good health and structural stability that have the
potential for longevity at the site. Eleven (11) trees were rated as having
good suitability for preservation

Tree No. Species Diameter
(in.)
126 Valley oak 13
178 Valley oak 25
179 Italian cypress 9
181 Coast live oak 10
182 Coast live oak 13
190 Valley oak 52
192 Valley oak 12
198 Valley oak 22
203 Coast live oak 75
204 Valley oak 6
206 Calif. sycamore 37
Moderate Trees in this category have fair health and/or structural defects that may

be abated with treatment. Trees in this category require more intense
management and monitoring, and may have shorter life-spans than
those in the “good” category. Twenty (20) trees were rated as having
moderate suitability for preservation.

Tree No. Species " Diameter
(in.)
175 Plum 10
176 Calif. black walnut 19
177 Compact blue gum 14,12,12,11,10,9
184 Chinese elm 20
185 Mulberry 26
194 Valley oak 12
195 Valley oak 20
196 Valley oak 9
197 Valley oak 9
199 Valley oak 1
200 Valley oak 24
201 Olive 6,44
202 Valley oak 7
205 Valley oak 6
207 Tree of heaven 19
208 Valley oak 16,16
209 Olive 9
211 Valley oak 23
212 Olive 15,12,9,6
213 Coast live oak 8

(Continued, following page)



Arborist Report, 362 Sycamore Road HortScience, Inc.
Pacific Union Holdings, Inc. August, 2012 Page 6

Table 2: Tree Suitability for Preservation, continued
362 Sycamore Rd., Pleasanton

Poor Trees in this category are in poor health or have significant defects in
structure that cannot be abated with treatment. These trees can be
expected to decline regardless of management. The species or
individual tree may possess either characteristics that are undesirable in
landscape settings or be unsuited for use areas. Eight (8) on-site trees
were rated as having poor suitability for preservation.

Tree No. Species Diameter
(in.)

183 Calif. black walnut 12,9,7,.4
186 Calif. black walnut 13,10,6,6
187 Calif. black walnut 15,9,7
188 Calif. black walnut 11,8,7,6,5
189 English walnut 16
191 Calif. black walnut 6,5,4,4,3
193 Almond 13,10,9,9,6,5
210 Olive 6,5

Evaluation of Impacts and Recommendations

Appropriate tree retention develops a practical match between the location and intensity of
construction activities and the quality and health of trees. The Tree Assessment was the
reference point for tree condition and quality. Potential impacts from construction were
evaluated using the Preliminary Site, Grading and Utility Plans prepared by Carlson Barbee &
Gibson Engineering, Inc. (dated July 25, 2012). Accurate tree trunk locations, grading
information, and utilities were included on the plans.

The Plan proposes to subdivide the properties into four new lots, with the existing single-
family residence to remain. Following is a brief summary of the proposed improvements:
+ Lots 1-3 would be located on the Daggett property, with Lot 4 located on the northern
portion of the 362 Sycamore Rd. property.
s A20 private driveway would be placed between the properties, with a hammer head
to provide access to Lot 4.
e A6 deep swale would run along the west side of the drive, connecting to the bio-
retention area located at the west end of the Lot 4 drive.
e A 12" storm drain line would be installed along the western side of the 362 Sycamore
Rd. site, connecting the bio-retention area to Sycamore Road.

Potential impacts from construction were estimated for each tree. The biggest impacts to
trees would come from construction of the proposed houses, driveway and bio retention area.

The driveway is proposed to be constructed in close proximity to eight (8) trees, including
#184, 185, 194-196, 198, 200 and 202. Distances between the trees and the drive varied
from 3’ to 12', with the closest point adjacent to trees #194-196. As designed, the finish
grade of the road would be 4” below the existing grade, requiring approximately 20" of
excavation (12" of subbase and 4" of asphalt). At that distance and depth, impacts to these
eight trees, but especially to trees #194-196, may result in some decline and individual trees
may have to be removed depending on the number and size of roots encountered. Specific
measures to reduce impacts to these trees are provided in the Tree Preservation
Guidelines (page 10).
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In addition, less than 12" of uncompacted fill material will be required around trees #194-196
and 208 to provide adequate overland flow for surface drainage. Specifications on
performing this work are provided in the Tree Preservation Guidelines (page 10).

Based on the planned changes | have identified 23 trees that can be preserved, including the
five (5) off-site trees, the three (3) street trees and 15 on-site trees. Thirteen (13) of these

qualified as Heritage. Preservation of trees is predicated on following the Tree Preservation
Guidelines provided on page 10.

Removal would be required for 16 trees, including six (6) directly impacted by the proposed
driveway, six (6) that were in decline, two (2) by the bio retention area, one (1) by the
proposed buildings, and the invasive tree of heaven. Six (6) of the trees identified for
removal qualified as Heritage. Four (4) of the Heritage trees were declining Calif. black
walnuts and one was the invasive tree of heaven.

Recommendations for preservation and removal, as well as a description of impacts to each
tree, are provided in Table 3. Recommendations for tree management, including pruning
and specific guidelines for maintaining the health and vitality of trees through the
development processes, are provided in the Tree Preservation Guidelines (page 10).

Table 3: Recommendations for preservation and removal

362 Sycamore Rd., Pleasanton

Tree# Species Trunk Heritage? Recommendation
Diameter (in.)

126 Valley oak 13 No Preserve, outside impacts

175 Plum 10 No Preserve, off-site

176 Calif. black 19 Yes Preserve, off-site
walnut

177 Compact blue 14,12,12,11,10, Yes Preserve, off-site
gum 9

178 Valley oak 25 Yes Preserve, off-site

179 Italian cypress 9 No Preserve, off-site

181 Coast live oak 10 No Preserve, street tree

182 Coast live oak 13 No Preserve, street tree

183 Calif. black 129,74 Yes Remove, declining.
walnut

184 Chinese elm 20 Yes Preserve, 9' W. of drive

185 Mulberry 26 Yes Preserve, 13' W. of drive

186 Calif. black 13,10,6,6 Yes Remove, declining.
walnut

187 Calif. black 15,9,7 Yes Remove, declining.
walnut

188 Calif. black 11,8,7,6,5 Yes Remove, declining.
walnut

189 English walnut 16 No Remove, Impacted by new

building

190 Valley oak 52 Yes Preserve, 25' N. of grading

191 Calif. black 6,544,3 No Remove, declining.
walnut

192 Valley oak 12 No Preserve, outside impacts

193 Almond 13,10,9,9,6,5 Yes Remove, declining.

194 Valley oak 12 No Preserve, reduce road section

(Continued, following page)

and grade change
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Table 3: Recommendations for preservation and removal, continued
362 Sycamore Rd., Pleasanton

Tree# Species Trunk Heritage? Recommendation
Diameter (in.)

195 Valley oak 20 Yes Preserve, reduce road section
and grade change

196 Valley oak 9 No Preserve, reduce road section
and grade change

197 Valley oak 9 No Remove, within new drive

198 Valley oak 22 Yes Preserve, 8' W. of drive

199 Valley oak 11 No Remove, impacted by new
drive

200 \Valley oak 24 Yes Preserve, 13' W. of drive

201  Olive 64,4 No Remove, impacted by new
drive

202 Valley oak 7 No Preserve, 8' N. of drive

203 Coast live oak 7.5 No Remove, within new drive

204 Valley oak 6 No Remove, within new drive

205 \Valley oak 6 No Remove, within new drive

206 Calif. sycamore 37 Yes Preserve, outside impacts

207 Tree of heaven 19 Yes Remove, invasive species

208 Valley oak 16,16 Yes Preserve, 20' W. of bidg. & 11’
N. of bioretention

209 Olive 9 No Remove, within bioretention

210 Olive 6,5 No Remove, within bioretention

211 Valley oak 23 Yes Preserve, 20' S. of bioretention

212 Olive 15,12,9,6 Yes Preserve, outside impacts

213 Coast live oak 8 No Preserve, street tree

Appraisal of Value

The City of Pleasanton requires that the value of all trees to be preserved during
development be established, as well as the value of 'Heritage” trees to be removed. To
accomplish this, | used the standard methods found in Guide for Plant Appraisal, 9th edition
(published in 2000 by the International Society of Arboriculture, Champaign IL). In addition, |
referred to Species Classification and Group Assignment (2004), a publication of the Western
Chapter of the International Society of Arboriculture. These two documents outline the
methods employed in tree appraisal.

The value of landscape trees is based upon four factors: size, species, condition and
location. Size is measured as trunk diameter, normally 54" above grade. The species factor
considers the adaptability and appropriateness of the plant in the East Bay area. The
Species Classification and Group Assignment lists recommended species ratings and
evaluations. Condition reflects the health and structural integrity of the individual, as noted in
the Tree Survey Form. Location considers the site, placement and contribution of the tree in
its surrounding landscape.

The appraised value of the trees recommended for removal is $23,200 (Table 4, following
page).

The appraised value of the trees recommended for preservation is $182,900 (Table 5,
following page).

The appraised value of the off-site and street trees is $32,250 (Table 6, page10).



Arborist Report, 362 Sycamore Road

HortScience, Inc.

Pacific Union Holdings, Inc. August, 2012 Page 9
Table 4: Appraised value of trees recommended for removal
362 Sycamore Rd., Pleasanton
Tree No. Species Trunk diameter  Heritage? Appraised
(in.) value ($)

183 Calif. black walnut 12,9,7.4 Yes 1,150
186 Calif. black walnut  13,10,6.6 Yes 1,350
187 Calif. black walnut 15,9,7 Yes 1,550
188 Calif. black walnut  11,8,7,6,5 Yes 1,100
189 English walnut 16 No 2,300
191 Calif. black walnut 6,5,4,4,3 No 400
193 Almond 13,10,9,9.6,5 Yes 6,400
197 Valley oak 9 No 1,400
199 Valley oak 11 No 2,000
201 Olive 6,44 No 650
203 Coast live oak 7.5 No 1,050
204 Valley oak 6 No 900
205 Valley oak 6 No 650
207 Tree of heaven 19 Yes 350
209 Olive 9 No 1,350
210 Olive 6,5 No 600

Total 23,200

Table 5. Appraised value of trees recommended for preservation
362 Sycamore Rd., Pleasanton
Tree No. Species Trunk diameter  Heritage? Appraised
(in.) value ($)

126 Valley oak 13 No 5,900
184 Chinese elm 20 Yes 5,950
185 Mulberry 26 Yes 5,950
190 Valley oak 52 Yes 70,450
192 Valley oak 12 No 3,900
194 Valley oak 12 No 2,400
195 Valley oak 20 Yes 9,200
196 Valley oak 9 No 1,400
198 Valley oak 22 Yes 14,300
200 Valley oak 24 Yes 15,450
202 Valley oak 7 No 850
206 Calif. sycamore 37 Yes 20,200
208 Valley oak 16,16 Yes 8,850
211 Valley oak 23 Yes 12,150
212 Olive 15,12,9,6 Yes 5,950

Total $182,900
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Table 6: Appraised value of off-site and street trees
362 Sycamore Rd., Pleasanton

Tree No. Species Trunk diameter  Heritage? Appraised
(in.) value ($)
175 Plum 10 No 1,300
176 Calif. black walnut 19 Yes 3,200
177 Compact blue gum 14,12,12,11,10,9 Yes 2,100
178 Valley oak 25 Yes 21,550
179 Italian cypress 9 No 1,160
181 Coast live oak 10 No 1,650
182 Coast live oak 13 No 3,550
213 Coast live oak 8 No 750
Total $32,250

Tree Preservation Guidelines

The goal of tree preservation is not merely tree survival during development but maintenance
of tree health and beauty for many years. Trees retained on sites that are either subject to
extensive injury during construction or are inadequately maintained become a liability rather
than an asset. The response of individual trees will depend on the amount of excavation and
grading, the care with which demolition is undertaken, and the construction methods.
Coordinating any construction activity inside the Tree Protection Zone can minimize these
impacts.

The following recommendations will help reduce impacts to trees from development and
maintain and improve their health and vitality through the clearing, grading and construction
phases.

Design recommendations
1. The Consulting Arborist shall review all project plans with regard to tree impact and
necessary protection measures. This includes, but is not limited to, grading,
drainage, site improvement, irrigation and landscape plans.

2. Evaluate the possibility of raising the finish grade of the private driveway to be as
close to or above the existing grades. This will help minimize the depth of excavation
required for the road section.

3. Evaluate the possibility of reducing the depth of the section for the private drive,
either by reducing the depth of sub base required or by using reinforced concrete
section. Ideally, no more than 12" of excavation below the existing grade will be
required, especially adjacent to trees #94-96.

4. A TrREE PROTECTION ZONE shall be established around each tree to be preserved. No
grading, excavation, construction or storage of materials shall occur within that zone.
Specific TPZ’s are provided in the table on the following page. All trees identified for
preservation not listed in the following table shall have their TPZ’s established at the
dripline in all directions or at the property line for off-site trees.

5.  No more than 12" of uncompacted fill material shall be placed around trees #194-196
and 208 to provide adequate overland flow for surface drainage.
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6. Work within the TPZ’s of trees #184, 185, 198, 200, 208, and 211 will require
temporarily removing the Tree Protection Fencing. All work within the TPZ shall be
monitored by the Consulting Arborist. Once work is complete, the Tree Protection
Fencing shall be re-established at the limits of the TREE PROTECTION ZONE.

Specific Tree Protection Zones

Tag # Species Diameter Minimum TPZ

184 | Chinese elm 20 8' E., DL in ali other directions

185 | Mulberry 26 12' E., DL in all other directions

190 | Valley oak 52 25'S., DL in all other directions

194 | Valley oak 12 3'E., 10. W, DL in all other directions
195 | Valley oak 20 3'E., 10. W., DL in all other directions
196 | Valley oak 9 3'E., 10. W, DL in all other directions
188 | Valley oak 22 7' E., DL in all other directions

200 | Valley oak 24 12' E., DL in all other directions

202 | Valley oak 7 7' S., DL in all other directions

208 | Valley oak 16,16 15'E., 10'S., DL in all other directions
211 | Valley oak 23 20'N., 12' E., DL in all other directions
212 | Olive 15,12,9,6 11' E., DL in all other directions

7. No underground services including utilities, sub-drains, water or sewer shall be
placed in the TREE PROTECTION ZONE.

8. Tree Preservation Notes, prepared by the Consulting Arborist, should be included
on all plans.

9. Any herbicides placed under paving materials must be safe for use around trees and
labeled for that use.

10. Irrigation systems must be designed so that no trenching will occur within the TREE
PROTECTION ZONE.

11. As trees withdraw water from the soil, expansive soils may shrink within the root
area. Therefore, foundations, footings and pavements on expansive soils near trees
should be designed to withstand differential displacement.

Pre-construction treatments and recommendations
1. The construction superintendent shall meet with the Consulting Arborist before
beginning work to discuss work procedures and tree protection.

2. Fence all trees to be retained to completely enclose the TREE PROTECTION ZONE prior
to demolition, grubbing or grading. Fences shall be 6 ft. chain link or equivalent as
approved by Consulting Arborist. Fences are to remain until all grading and
construction is completed.

3. Nine (9) of the trees identified for preservation may require some amount of pruning
to clean the crown and to provide construction clearance and clearance over the new
driveway, including off-site tree #178, 184, 185, 194-196, 200, 202 and 208. Pruning
of off-site trees must be done with the property owner's permission. All pruning shall
be completed by a Certified Arborist or Tree Worker and adhere to the Tree Pruning
Guidelines of the International Society of Arboriculture. Brush shall be chipped and
spread beneath the trees within the TREE PROTECTION ZONE.
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Recommendations for tree protection during construction
1. Trenching for the swale between the new drive and trees #184, 185, 198, and 200,
the placement of the fill around tree #208, and trenching for the section of the storm
drain within the dripline of tree #211, shall be performed by hand or using
compressed air or water. The goal is to preserve roots 2" and larger in diameter
within the trenches, where possible.

2. Trenching for the swale between the new drive and trees #184, 185, 198, and 200,
the placement of the fill around tree #208, and trenching for the section of the storm
drain within the dripline of tree #211 will require temporarily removing the Tree
Protection Fencing. Once the swale and storm drain trenching is complete, the
Tree Protection Fencing shall be re-established at the limits of the TREE
PROTECTION ZONE.

3. No grading, construction, demolition or other work shall occur within the TREE
PROTECTION ZONE. Any modifications must be approved and monitored by the
Consulting Arborist.

4. Root pruning may be required to accommodate installation of the driveway adjacent
to trees #184, 185, 194-196, 198, 200 and 202. Any root pruning required for
construction purposes shall receive the prior approval of and be supervised by the
Consulting Arborist.

5. As ageneral rule, trees under stress are more susceptible to attack by insects and
diseases. During and following construction, provide trees with supplemental
irrigation during the dry summer months (typically June through October).
Supplemental ifrigation can be applied using soaker hoses or by building earthen
berms around the base of the trees. The goal is to wet the top 24" to 30" of soil.

6. Ifinjury should occur to any tree during construction, it should be evaluated as soon
as possible by the Consulting Arborist so that appropriate treatments can be applied.

7. No excess soil, chemicals, debris, equipment or other materials shall be dumped or
stored within the TREE PROTECTION ZONE.

8. Any additional tree pruning needed for clearance during construction must be
performed by a Certified Arborist and not by construction personnel

Maintenance of impacted trees

Preserved trees will experience a physical environment different from that pre-development.
As aresult, tree health and structural stability should be monitored. Occasional pruning,
fertilization, mulch, pest management, replanting and irrigation may be required. In addition,
provisions for monitoring both tree health and structural stability following construction must
be made a priority. As trees age, the likelihood of failure of branches or entire trees
increases. Therefore, annual inspection for hazard potential is recommended.

HortScience, Inc.

9 ﬁ@uﬂ

John Leffingwell
Board Certified Master Arborist #WE-3966B, Registered Consulting Arborist #442
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