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1. Overview

We are proposing a vibrant, mixed-use development & renovation project done in a Spanish Colonial
architectural style. This is an in-fill project located within Downtown Pleasanton that includes a
commercial mini-plaza, with outdoor seating, that will give residents a place to meet and enjoy the
charming character of our small town.

The 11,025sf iot currently contains one 1,169sf home and a detached two-car garage with roughly 2/3
of the lot sitting vacant and under-utilized. Our project is comprised of two main parts:

(1) Bring additional retail to the Downtown by saving and restoring the existing structure and
converting the use from residential to retail by adding a mini-plaza facing the St. Mary St. &
Peters Ave intersection.

We feel that the following retail uses, or similar, would be a natural fit for a commercial mini-
plaza (see Exhibit C for complete list):

Coffee shop

Ice Cream Shop / Dessert Bar
Wine bar Deli / Sandwich Shop
Bakery

o ow

(2) Construct three (3) single-family homes behind the retail building, facing Peters Avenue, each
about 2,400sf in size. Our original plan called for four homes, but we feel the density of three
homes is a better fit for the downtown.,




2. Project Site Plan
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3. Residence Landscape Plan
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Demolition Plan
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7. Preliminary GradinJg Plan
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777 Peters Ave (Chamber of Commerce

8. Zoning & Density

The underlying zoning of 377 St. Mary Street is “C-C" (Central Commercial} which allows retail and
residential development. A subsequent specific plan amendment over-laid the east side of Peters
Avenue as “0-Office”, which restricts retail uses from locating in buildings that border Peters Avenue.
The “0-Office” overlay, however, does allow for mixed-use buildings which are office and residential. -

We request that the “0-Office” overlay be removed so that the property is allowed to utilize the
underlying “C-C” zoning in order to create a retail & residential mixed-use project that the General
Plan calls for, while still being sensitive to the conditions of the surrounding neighborhood. Removing
the “0-Office” overlay allows us to bring needed retail onto the side streets perpendicular to Main St.

The “C-C" (Central Commercial) zoning district allows a maximum height of 40°. We feel that the
height and massing of the project at 33’ 934", is consistent with the surrounding neighborhood. Some
examples of 3-story buildings in the Downtown are:

1. 777 Peters Ave {Chamber of Commerce) = 34 feetatridge S80ZNMalu SetRose ot

2. 511 Main St (Pastime Plaza) = 34 feet at top
3. 855 Main St (Pleasanton Hotel) = 41.5 feet at ridge
= 43 feet at tower top
4. 807 Main St (Rose Hotel) = 37.5 feet at top of mansard roof
= 45,5 feet at top of gable
= 47.5 feet at tower top
5. 750 Main St (Qasis Café) = 28.5 feet at ridge
= 43 feet @ tower top
6. 349 Main St (Tully’s Plaza) = 33 feet at parapet
= 44 feet at tower top

Our project is similar in height to the Angela Row houses at 225 W. Angela St that front Peters Ave,
except that our homes are set back 25’ from sidewalk instead of being directly on the sidewalk,
further reducing their massing as viewed from the street. Our project also has a similar density to the
Kimberly Commons project, also on Peters Ave, and located directly across the street from the
Chamber of Commerce.

The Downtown Specific Plan Land Use Policy No. 15 calls for an amendment to Municipal Code
Section 18.84 to limit future residential to “not more that two stories and not more that 30 feet”, but e e
this amendment was never initiated and we have seen new residential construction in the Downtown

e |
1 1 ———
3 i
* - - il ] FJ
exceed this limit. 1 = I—L—-j:‘!
; i
{ |

.-.|.-- —



9. Mixed-Use Development in Downtown

The General Plan (p. 2-21) defines mixed-use development as:

“...the combination of various land uses, such as, office, commercial, hotel, institutional,
and residential in a single building, on a single site, or on adfacent sites that are
physically and functionally inter-related. Mixed-use development, a concept that has existed
informally for many years in downtown areas (including Pleasanton), has gained new life
as a way to provide additional housing close to jobs, services, and transit (including buses);
to create vitality in downtown areas; as a way to create land-efficient development in-fill
areas; and to reduce the number of auto-related trips, compared to conventional
development.”

The Downtown Specific Plan (p. 17) notes the trend toward mixed-use development:

“Recently-constructed buildings have established a somewhat different trend for future
development. Smaller commercial buildings with floor area ratios (FARs) of generally less
than 50 percent are being replaced with two-story, mixed use buildings with FARs of 50
to 75 percent.”

We have chosen to create a development plan that has retail & residential in @ mixed-use setting on a
single site, instead of a single building, so that we can preserve the existing structure at 377 St. Mary
Street. To create a mixed-use in a single building would require us to demolish the existing structure,
which we would prefer not to do.

General Plan

Proposed Project @ 377 St. Mary St.

Policy 12: Preserve the character of the Downtown
while improving its retail and residential
viability and preserving the traditions of its small-
town character (p. 2-32)

Our project includes converting the existing home
to retail with the creation of a mini-plaza and
adding four single-family residential units to the
rear of the parcel.

Program 12.3: In the Downtown, implement
mixed-use development which incorporates
higher density and affordable residential units
consistent with the Downtown Specific Plan,, where
feasible

(p. 2-33)

Our project is truly mixed-use in that it has both a
retail and residential component.

Program 12.4: Encourage second-floor apartments
abave first-floor commercial uses and live-work
units in Downtown. Allow mixed-use development
in the Downtown where residences are located
behind commercial uses. (p. 2-33)

Our mixed-use project has the retail component
located at the front of the parcel facing St. Mary
Street and the residential component located
behind the retail facing Peters Avenue.

Program 12.5: Consider drafting an ordinance that
protects the right of businesses to operate in the
Downtown commercial area. (p. 2-33)

With the absence of a City ordinance, we have
included language in our lease agreements that
discloses the nature of living in a vibrant and
active Downtown area and lists the expected
impacts, inconveniences and discomforts that
may be encountered. Please see Exhibit A.

Program 15.3: ...Encourage the designation of
land as mixed-use where impacts can be mitigated,
and where there is a potential to reduce traffic
and facilitate affordable housing. (p. 2-34)

Our project includes three single-family
residences whose occupants can enjoy the
Downtown without adding additional traffic, in a
comfortably sized home.

Policy 16: Encourage mixed-use development
which encompasses any combination of
commercial development, housing units, or
community facilities in an integrated
development. In areas served by transit, encourage
mixed-use and residential densities that support
affordable housing and transit (p. 2-34)

Our mixed-use project includes all three of these
elements: {1) commercial development by
converting the existing home to retail, (2) housing
units with the construction of three new single-
family residences and (3) a mini-plaza that will
serve as a community gathering place.




10. Land Use

We chose the 377 St. Mary Street parcel as our site because it is an in-fill location that is currently
under-developed within the Downtown commercial core area. This location provides the opportunity
to bring additional vitality to the Downtown in a thoughtful way that recognizes the transition area
between the commercial core on the east side of Peters Avenue and the residential neighborhood on
the west side.

4 3d

Rear 2/3 of 377 St. Ma :

St s vacant lot

F

Downtown Specific Plan

Proposed Project @ 377 St. Mary St.

To retain the small-town scale and physical
character of the Downtown through the
implementation of appropriate land use and
development standards (p. 8)

To keep with the small-town scale, our project
proposes saving and enhancing the existing home
by converting it to retail and constructing three
new single-family homes, instead of demolishing
the existing home and creating a single multi-
story building as outlined in the existing “0-
Office” zoning overlay.

The new single-family homes will be constructed
with the same Spanish Colonial design as the
existing home.

Development standards should be implemented
to allow retail uses and hours of operation that
are compatible with the surrounding
neighborhood.

To encourage and pro-actively coordinate the
rebuilding of selected non-historical commercial
areas of limited use and physical value (p. 8)

Mixed-use development... has gained new life...as a
way to create land-efficient development in-fill
areas (p. 2-21 General Plan)

This parcel is % acre in size with the vast majority
sitting as vacant land in the rear. Converting the
existing home to retail will expand the potential
uses that can bring vitality to Downtown.

Constructing residential units in the rear is the
most efficient use of the vacant land because we
can locate the parking underneath structure.

To retain and encourage public uses which
strengthen the sense of community and civic pride

(p.8)

We see the creation of the mini-plaza as a Tully’s
Square type gathering place that residents will
enjoy visiting and meeting at.

To encourage the creation of publicly accessible
mini-plazas along Main St. (p. B)

Qur mini-plaza will be located just off of Main
Street, but we feel it offers the same benefits.

Retail use is considered highly desirable because
it promotes pedestrian activity and interest,
supports and complements other Downtown
businesses, and draws people into the Downtown

(p.26)

The current “0-Office” overlay restricts the ability
to add needed retail establishments in the
Downtown commercial core. We propose creating
a thoughtful list of retail use (ex. coffee shop, deli,
bakery) that will benefit the Downtown, yet be
considerate of the surrounding neighborhood.

.. three-story buildings may be allowed on a case-
by-case basis, subject to the following criteria:

(b) The building must be designed to minimize its
three-story appearance...

(c) The building must conform with the Municipal
Code height limits (p. 26)

Our buildings will be located behind the existing
building and setback from Peters Avenue approx.
25 feet. The compact staircase, front porch, roof
forms, hips and gables soften the height and mass
of the structures. Garages are set back under the
upper level porch.

The C-C zoning height limit is 40 feet. Qur new
residences are 33’ 934", and well under the
maximum,

Prepare a plan containing site-specific
development standards and design guidelines for
rebuilding and intensifying uses on appropriate
sites... (p.27)

Understanding that Peters Avenue is a transition
area between the commercial core and adjacent
neighborhood, will work with the City to develop
site-specific standards for appropriate retail uses
and hours of operation so as to be sensitive to the
surrounding neighborhood.




11. Design & Beautification

The inspiration for our project comes from the architectural styling of the existing Spanish Colonial
Revival (1915 - 1940s} home currently on the lot and other similarly designed buildings in the
Downtown (as defined in the Pleasanton Downtown Historic Context Statement p.92 & 93):

- 301 Main Street - Veteran's Memorial Building
- 325 Ray Street - Fountain Creek Plaza

- 800 Main Street - Gregory Frame Store

- 707 Main Street - Gas Station

- 6705t John Street

- 252 Main Street

- 4467 Second Street

- 327 St. Mary Street

Building on the Spanish Colonial theme, we have designed our mini-plaza as a “placita” (def. familiar,
little plaza), with Spanish-style terra cotta tiles, to bring the Spanish Colonial theme all the way from
the building and out to the sidewalk & street. We will work with the City to enhance the streetscape
with tiles and benches between the sidewaik and St. Mary Street to match our design theme.

The intersection at St. Mary Street & Peters Avenue is the major gateway entrance into the Downtown
commercial core from northwest via Hopyard Road. We feel this would be an ideal location for a mini-
plaza / retail destination to showcase the vibrancy of the Downtown. We will work with the City to
install any approved gateway signage on the streetscape are to enhance the sense of arrival to the
Downtown commercial core.

Spanish Colonial Revival (1915-1940s)

Popularized after the 1915 Panama-California Exposition, Spanish Colonial Revival residential
architecture is characterized by cross-gable or side-gable plans; low-pitched gable or hipped roof
lines, oft en with red clay tile sheathing or accents; asymmetrical form; arched window and door
openings; shed roofs on braces over primary door and window openings; ornamental vents; and
stucco cladding. Porches are typically small with arched openings and squared pier supports and no
balustrade. Examples in Pleasanton are typically modest, though there are several well-developed
forms.

Downtown Specific Plan

Proposed Project @ 377 St. Mary St.

To enhance the streetscapes of the Downtown
commercial streets beyond Main Street, and to
create a system of mini-plazas along Main Street
and other commercial streets where appropriate (p.
73)

We will work with the City to enhance the
streetscape between the sidewalk and St. Mary
Street with terra cotta tiles and matching
benches.

Our mini-plaza / “placita” is a natural extension of
the existing architecture and provides an open
pedestrian gathering place on the north side of
town.

To improve the major gateways into the
Downtown to create a sense of arrival and to
enhance the aesthetics along these roadways (p. 78)

The intersection of St. Mary Street & Peters
Avenue is the gateway into Downtown from the
northwest and Hacienda Business Park. A
pedestrian oriented mini-plaza will showcase the
warmth and attractiveness of Downtown.

We will work with the City to install any
approved gateway signage onto the streetscape
area facing St. Mary Street.

Maintain the existing architectural variety of the
Downtown by encouraging that original facade
material and storefront elements, such as transom
windows, are uncovered, rehabilitated, and
maintained, where appropriate (p. 73)

Upon purchase of the property, we repainted the
building and removed the awnings to restore it to
a more original condition. Adding the “placita” is a
natural extension of this unique design.

Maintain the Downtown’s variety of stucco, brick,
and wood facades with high quality materials in
new construction appropriate to the architectural
style of the building (p. 75)

Similar to our previous projects at 4466 2nd
Street and 225 Spring Street, we strive to make a
product that we, and our fellow residents, will be
proud of.,

Encourage a diversity of architectural styles in
new construction... (p. 75)

We will follow the Spanish Colonial style, present
in the existing home, when we construct our new
single-family homes.

Design new buildings to be unique... (p. 75)

The Spanish Colonial style is unique within
Downtown and is the inspiration for the new
construction component.

Encourage the use of landscaping, such as
flowering vines on trellises or arcades, ivy over
blank sidewalls, and flower pots and window boxes

(p.75)

Our commercial plaza landscape plan has two
arbors, each located on either side of the to be
converted retail building, which could
accommodate flowering vines.

Provide planters and benches according to street
furniture plan (p. 77)

Provide street furniture and new sidewalks on the
commercial streets other than Main Street (p. 42
DDG)

We will work with the City to install benches and
planters that match the Spanish Colonial theme
on the streetscape between the sidewalk and St.
Mary Street.




12. Mini-Plaza Design Criteria

We feel that the key component and centerpiece of our project is the creation of the mini-plaza, or as
we call it, a “Placita” (def. familiar, little plaza). The goal is to enhance the pedestrian environment and
create a retail destination for residents and visitors to gather.

Our mini-plaza compared to other Downtown mini-plazas:

1. Pastime Plaza = 667sf
2. Tully's Plaza = 2,550sf
3. St.Mary StPlacita =2,765sf

There are several outside dining areas directly across the street (on St. Mary St.):

1. Strizzi's
2. Red Coats
3. Fernando's

We would like to create another plaza, similar to Tully’s, but at the other end of Main St and located at
the western gateway to Downtown. Our plaza will be open to the public to use and enjoy, but we will
not designate it as a public amenity at this time.

Any modifications to the existing home will be in accordance with the revised Historic Preservation
Guidelines and the Secretary of the Interior's Standards for Rehabilitation.

Downtown Specific Plan

Proposed Project @ 377 St. Mary St.

Mini-plazas should be attractively designed and
used for small public gatherings, such as musical,
dance, or dramatic performances; art display; and
special events (p. 82)

The design of our “placita” is based on the
Spanish Colonial Revival architecture of the
existing structure. We envision acoustical guitar
performances for patrons as appropriate, as well
as public art displays.

Mini-plazas should enhance and be compatible
with the design elements found in adjacent
structures and public streetscape improvements,
whenever feasible (p. 82)

The “placita” will match the design elements of
the existing structure and the proposed
residential units to be located behind the to be
converted commercial building.

Mini-plazas should typically be lighted and contain
decorative paving and benches or other form of
seating. Wherever possible, raised planters with
landscaping, vertical accent features such as
arbors or kiosks, and public are should be
incorporated into the plaza. Mini-plazas should be
design so as not to interfere with the use and
visibility of the nearby tenant spaces (p. 82)

Our outdoor lighting will be subtle and non-
intrusive. Our landscape plan calls for terra cotta
tiles as paving with table & chair seating for 50
people. We are also open to adding seated planter
boxes along the perimeter of the “placita” as
appropriate. We have incorporated two arbors,
one on either side of the building. Our “placita” is
located directly at the corner of St. Mary Street
and Peters Avenue, with the only adjacent
structure being 363 St. Mary Street, which would
not be obstructed by our proposed plan.

Mini-plazas should be accessible and functionally
relate to the public sidewalk (p. 82)

Our landscape plan shows the St. Mary Street side
of the “placita” completely open to the sidewalk,
while the Peters Avenue side has a landscape
strip between the “placita” and the sidewalk. We
would like to have this landscape strip be seated
planter boxes with openings for pedestrian
access.

Support the development of plazas and a
pedestrian / bicycle trails system for the enjoyment
of people of all ages (p. 94)

Our mini-plaza can seat 50 people in an area of
the Downtown that has no comparable open
gathering place.

Downtown Design Guidelines

Proposed Project @ 377 St. Mary St.

Building facades should meet the sidewalk, except
where mini-plazas are provided (p. 13)

Our to be converted retail / commercial building
already exists and is setback from the sidewalk,
which allows us plenty of space to provide a mini-
plaza.




13. Economic Vitality

Vibrant, pedestrian oriented retail uses are the best way to promote economic vitality in the
Downtown. Allowing food-oriented uses, such as coffee shops, delicatessens or bakeries, create the
desired foot traffic that would compliment surrounding businesses in Downtown. Stagnant, partially
vacant parcels provide zero benefit to the Downtown,

Additionally, we feel that there is a strong benefit to new retail development on the side streets that
are perpendicular to Main Street, by bringing additional foot traffic to areas not as heavily frequented
as Main Street.

We have also added a Downtown Disclosure (see section 18. Downtown Disclosure) section to our
leases that inform our tenants that the Downtown is an active, vibrant area subject to noise, traffic,
etc... and that they should be prepared to accept such "inconveniences” as a normal part of living
Downtown.

Other outside dining area on St. Mary Street include Strizzi's, Redcoats & Fernando's:

Downtown Specific Plan

Proposed Project @ 377 St. Mary St.

Provide opportunities for people to gatherasa
community and enjoy the unique environment of the
Downtown while limiting the impacts of street
closures on local commerce (p. 91)

Mini-plazas create a great opportunity for people
to gather and enjoy the Downtown.

Encourage diversity of food service
establishments including specialty food stores,
bakeries, and delicatessens in order to build on this
Downtown economic strength (p. 91)

We envision an approved list of retail uses to
include: coffee shop, bakery, delis, etc... to attract
people to this part of town and also be sensitive
to the surrounding residential neighborhood.

Encourage businesses to remain open at night
and to light their storefront displays on all evenings

(p.91})

We would like to see a strong retail use at this site
that can contribute to the night-time character of
the Downtown, while not creating a noise
problem for the surrounding neighborhood.

The City should also be a partner in attracting new
business into vacant and newly developed space
to assure continued economic vitality in the
Downtown (p. 93)

We look forward to working with the City to
develop this partially vacant parcel within the
commercial core to help bring added vitality to
the Downtown.

Encourage development intensification in the
commercial district (p. 93)

We hope that our mixed-use project, along with
other Downtown projects that are being
proposed, can help create a critical mass that
encourages further development of the
commercial district.




14. New Single Family Residences

We propose adding three (3) new single-family residences to the rear of the parcel and behind the to-
be-converted commercial building and mini-plaza (“placita”). Each residence will be approximately
2,400sf in size, with a two-car garage and a backyard.

We have two different elevations with unique rooflines, character accents & wrought iron. The front
doors are Dutch doors. Trash cans and A/C units are hidden and screened behind the front staircase.

We will have a 6' redwaood fence around the perimeter of the property and between the backyards.
There will be a 4’ wrought iron fence between the properties with gate access.
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Downtown Design Guidelines Proposed Project @ 377 St. Mary St
However, it also recognizes that Downtown is We want to contribute to this goal by developing
growing and that constructing new buildings on this partially vacant parcel, which will provide
vacant and underdeveloped sites keep the area pedestrian oriented retail and attractice single-
vital and desirable (p. 5) family homes.

Such new development is to be encouraged The architectural style of the new homes will be

provided that it fits with the established pattern and | modeled after existing Spanish Colonial home on
reflects one of the various architectural styles of | the parcel.
Downtown (p. 5)

New construction, additions and remodels should
reflect the architectural style and detailing of the
surrounding neighborhood (p. 35)

These design guidelines are intended to encourage | We have already begun to rehab the existing
the enhancement of Downtown Pleasanton’s building to more closely match the original
older buildings and to guide the development of | Spanish Colonial design, which is also the
its new buildings so as to strengthen the desirable | inspiration for the new single-family homes.
visual qualities of Downtown (p. 5)
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Downtown Design Guidelines

Proposed Project @ 377 St. Mary St.

4, Architectural Styles - Spanish Colonial We recognize the significance of this style within
A large number of commercial buildings in Pleasanton, especially in landmarks such as the
Downtown are of this style, influenced by the Veterans Hall, and have incorporated all of these
Spanish style of architecture used during the characteristics into our design.

Missionary Period. Characteristics:

¢ thick stucco walls with deep recessed windows
* red tiled roofs with exposed rafters

* lack of architectural moldings

« use of ornamental cast iron grilles

(p. 8)

5. New homes should face the street (p. 35) All three of our new single-family homes face the

street.

6. Floor area of new homes and additions to existing | Our homes, at approx. 2,400sf, are very similar in
homes are to be compatible with surrounding size to homes in the surrounding neighborhoods.
homes (p. 35)

7. Reflect the general massing of surrounding When we began our design, we looked closely at
homes, including roof forms and step backs, front these features in the surrounding neighborhood
porches, bay windows, and balconies (p. 35) so that we could come up with a comparable

design that would be uncbtrusive.

8. Reduce mass through roof forms such as hips, We have included (1) hips, (2) dormers, (3)
dormers, small gables and articulations such as gables and (4) balconies into our design.
balconies (p. 35)

9. Front porches are strongly encouraged. Use Both of our elevations include front porches, the
them in new construction. Retain or enhance on width of the house, located above the garage.
building remodels (p. 37)

10. Front doors should be of the highest quality Qur front doors will be Dutch doors.
material and hardware (p. 37)

The garage doors will have a Spanish Colonial
Special shapes and designs of front doors are pattern to them with windows along the top.
encouraged to personalize the home (p. 37)

11. New construction is to use a rich variety of Our newly constructed single-family homes will
detailing appropriate to the style of the building incorporate the Spanish Colonial design elements
and that found in similar homes in the featured in the existing home on the parcel as
neighborhood. This includes elements such as roof | well as add some new elements.
eave, door and window trim, balconies, railings and
material accents such as tile or shingle patterns (p.

37
12. To ensure that a significant amount of parking Four (4) on-site parking spots are provided for

required to serve new development is provided on-
site by private property owners (p. 9}

each residential unit. Garage parking is side-by-
side, not tandem.




15. Commercial Design Guidelines

Our goal is convert the existing home into a pedestrian oriented, retail destination that takes
advantage of the Spanish Colonial design by incorporating a mini-plaza / “placita”.

We feel the best contribution to Downtown is a smaller scaled, multi-building project that saves and
repurposes the existing home, rather than a demolition of the existing home to create a single, large
multi-story building.

We want to work with the City and surrounding stakeholders to develop a list of appropriate uses that
will have a minimal impact on the neighborhood, while still bringing vitality to Downtown.

We are requesting that the zoning for the site be a modified list of the existing C-C (see Exhibit C),
which will provide the greatest flexibility for potential retail uses. We feel that the following retail
uses, or similar, would be a natural fit for a commercial mini-plaza:

Coffee shop

Ice Cream Shop / Dessert Bar
Wine bar Deli / Sandwich Shop
Bakery
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Downtown Design Guidelines

Proposed Project @ 377 St. Mary St.

Break larger buildings into smaller units (p. 13)

Our entire project includes three new singe-
family homes and the conversion of the existing
home into a retail use. These are four separate
buildings, set back from the street, to help soften
the height & mass of the project. The current “0 -
Office” overlay calls for this type of project to be a
single, massive, multi-story building.

The design of all buildings and storefronts shall be
unique, not corporate, chain, or franchise (p. 13)

The Spanish Colonial style is truly unique among
the Downtown with only a handful of buildings
designed this way. The storefront of the retail
building will remain Spanish Colonial, which will
be enhanced with the addition of the mini-plaza /
“placita”.

... lots on the east side of Peters Avenue... are also
transition areas between commercial and
residential uses. New construction along these
corridors needs to be sensitive to this border
position, to relate well with the neighboring homes,
and to function successfully as commercial buildings

(p.28)

We understand the need to be sensitive to the
surrounding neighborhood so we propose
creating a site-specific development plan for
appropriate types of retail uses allowed, along
with restrictions on the hours of operation.

A residence, due to location and architectural style,
may be an appropriate site for a restaurant or
boutique (p. 30)

This parcel provides the perfect opportunity to
convert the existing home into a retail use and
bring added vitality to downtown. The
architectural style creates a natural matching
mini-plaza theme as a “placita”.

In restaurant conversions, a portion of the yard
may be appropriate for an outdoor dining area

(p.30)

The setback of the home from St. Mary Street and
Peters Avenue creates the potential to construct a
wrap-around outdoor seating area with a highly
desirable westerly exposure providing afternoon
sun.

Entrances for disabled persons located at the
front of the building should be carefully designed
and landscaped to be visually unobtrusive (p. 30)

The existing entrance for disabled persons is
located at the rear of the building and will be
removed. Our plan calls for a lift to be added to
the front side of the building, which is screened
from view on St. Mary Street. Please see section
19. Coffee Shop Floor Plan.




16. Parking

We looked at many different options for parking as part of our project. Each option had, in our view,
significant drawbacks:

1. Tandem / Carport
a. Pro - narrow profile from the street
b. Con - inconvenient to have to shuffle cars to get out
¢. Con - cars & storage visible from the street
d. Con - visitors use on-street parking
2. Single Car Garage / Carport
a. Pro - easy access in and out
b. Con - unrealistic for most couples / families
c. Con - visitors use on-street parking
3. Rear-Facing Garage
Pro - parking screened from street
Pro - no vehicles backing onto Peters Ave.
Con - no backyard area for occupants
Con - partial demolition of existing structure
Con - commercial plaza area reduced by 33%

o Ao o

We chose a design with Front-Facing Garages for several reasons:

It provides two (2) car, side-by-side, garage parking, not tandem

Enclosed garages screen cars & storage from public view

It allows for a modest backyard that occupants can enjoy

Provides outside space for pets while owners are away

It allows for two (2) additional side-by-side, driveway parking spots so that guests do not
have to use street parking

Driveways are 25’ long, rather than the 23’ currently required

Nearly every street in the Downtown commercial core has residences with driveways that
back cut onto a “major” street including:

Ray Street

Spring Street

Railroad Avenue

W. Angela Street

Old Bernal Avenue

Rose Avenue

Division Street

St. Mary Street

Peters Avenue

N wnE

N o

S F@ e an T

We rejected a design with Rear-Facing Garages for several reasons:

1.

2.

It would require a driveway along the east side of the property that borders 363 St. Mary
Street

We would have to demolish part of the existing home at 377 St. Mary Street to make the
driveway wide enough

We would lose a significant portion of our mini-plaza to accommodate the driveway

12

Directly across the street from 377 St. Mary Street is the Kimberly Commons project which has driveways
that back directly onto Peters Ave.

We will demolish the existing two-car garage to make room for the three (3) single-family homes in the rear.
We will contribute to the in-lieu parking fund for the two (2) parking spaces lost by the garage demolition.

Each new home will have two (2) car, side-by-side, garage parking and two (2) car, side-by-side, driveway
parking. We will have four (4) off-street parking spaces for each new single-family home for a total of sixteen
(16) off-street spaces.

The site currently has six (6) on-street parking spaces. There will be three (3) on-street parking spaces when
the project is completed.

It is our understanding that the two (2) off-street parking spaces currently designated for the existing home
at 377 St. Mary St. will not be required to change once we convert the residence to retail:

Pleasanton Municipal Code, Chapter 18.88.020-D:

D. For property zoned C-C or O and located within the downtown revitalization district as shown
in Chapter 18.74 of this title, the following requirements shall modify the basic requirements of
subsection A of this section:

1. A change of use shall not constitute a “major alteration” or “enlargement” if the age of
the building in which the use is located is greater than five years, according to city
records.




17. Spanish Colonial Inspiration in Pleasanton

301 Main Street 325 Ray Street 800 Main Street
Veteran’s Memorial Building Fountain Creek Plaza Gregory Frame Store

670 St. John Street

4467 Second Street



18.

This is a section we have included in our lease to help protect Downtown businesses against the potential of

Downtown Disclosure

residential tenants being unaware of the situation they are moving into.
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DOWNTOWN DISCLOSURE: The City of Pleasanton permits the operation of a variety of residential, business, cultural, clvic and other activities within the
downiown specific plan area. You are hereby notiied thal the property you own, are renting, ieasing, using, occupying or acquiring an interest in is located
within the downiown specific plan area. You may be subject to impacts, including inconveniencs and discomfort, from lawlul activities occurring within the
dawntown specific plan ared. impuacts may include, but are nat limited (o; Noise from music, dancing and voices associated with parmitied downtown uses
and activities, odors associaled with restaurants, business operations and spacial events, iraffic congestion, siresl tlosures and traffic rerouting, exclusion of
verhicle acoess fo certain sreas during special events, increased pedestrian adlivity, trash and racychng coflaction, including trash and recyching collection
belore 6 a.m., raiirozad operations, including rail activity associaied with passenger rail operations, culdoor sales of merchandise and ouldoor restaurant
stating, lfestivals, parades and other civic and cultural activilies, generatly high sclivity levels otcuming on a 24-hour basis, including impacis during late night
and sarfy morning heurs, high levets of kighting and ifumination. and noise and cther impacts associated with the operation of any psrmitted use located In
the downtown specific plan area. One or mom of the inconveniences described above may occur as a result of downtown operations and aclivitles, which are
In compliance with existing laws and regulations and accapted customs and siandards. i you own, isase, rent or otharwise ullize propeny within the
downiown specific plan area. you should be prepared to accept such in lences or di nfortas a lang y aepect of ownin, kving in,
operating 8 business in. or atherwise ulllizing an area wilh a vibrant downlown character

Any dispute or controversy that arises regarding inconveniencas or discomforis occasioned by downtown acllvithes, operations, facilites, or uaes should ba
settied by direct negotiation of tha parties involved. Any such dispute or controversy thal cannot be settied by direci negotiation of tha parties involved should
be submitted to @ private mediator, a community mediation service, or another agency which provides disputs resolution services pricr to the fiSing of any
coun sction. Any costs assoclated wilh negotialion. mediation or disputa resofulion pursuan 1o this section shall be borne by the parties.
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19. Coffee Shop Floor Plan (Conceptual)
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20. ADA Lift for Commercial Conversion

Apex Wheelchair Lifts - Apex Green

A vertical platform wheelchair lift, the Apex Green is a durable and versatile mobility solution for getting into
or moving between floors of a home or commercial building. Installation is easy, and as tough outdoor
conditions are no match, the Apex Green can be added in practically any location - indoors or outside.

Safety and ease of use go into every Apex Green model. The vertical wheelchair lift supports up to 750
pounds, and a skid-free surface improves stability. Safety sensors add a further layer of protection, halting
the lift if an obstruction is detected.

For expanding mobility and independence inside a residential or commercial structure, the Apex Green
travels a maximum of six feet. In your home or workplace, offer wheelchair users an economical alternative
to extensive ramps and increase all-around accessibility with the Apex Green.

Standard Features

- 8 fpm rated speed

- Screw drive system

- Stndrd platform of 34" W by 54" deep

- 42" high side guard panels

- Travel capability of up to 6 feet

- No pit required (3" pit recommended to avoid need for ramp)
- Emergency manual lowering

- Anti-skid surface on platform floor

- 16" automatic access ramp

- Safety under-panel sensor to detect object in downward path
- Constant pressure up/down buttons

- Emergency stop button

- Easy installation

- 115 VAC operation

Optiaonal Features

- Landing gates or landing doors

- Public building package

http://www.apexwheelchairlifts.com/apex-green.php
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21. Existing Structure Floor Plan
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Exhibit A. Dahlin - Architectural Development Submittal
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377 ST. MAF

BY FIRESIDE INVESTC

PETERS AVENUE N
CONCEPT SITE PLAN
SCALE 1" =10
PROJECT RESIDENTIAL LAND USE RESIDENTIAL DENSITY/ FAR
LOT 1 COVERAGE PROJECT AREA CALCS,
ZONING DISTRICT c-C BUILDING COVERAGE SF AC % DWELLING UNITS; apu
BUILDING OCCUPANCY: R3 OCCUPANCY TOTAL BLDG AREA {PLAN 1B} 1061 SF 024 47% TOTAL SITE AREA: ASAC
CONSTRUCTION: vB TOTAL DENSITY: 20DU/AC
SITE COVERAGE
UNIT DESCRIPTION IMPERYIOUS DRIVEWAY: 340 SF 008 16% LOT 1 FLOOR AREA RATIO
PLAN 1A 1 UNIT OPEN SPACE. 826 SF 019 7% TOTAL FLOOR AREA 2373 SF
UNIT INFO: 4 BED/ 3 5 BA 7 2-CAR TOTAL LOT AREA: 2248 SF 052 100% TOTAL LOT AREA 2246 SF
TOTAL LIVING AREA. 2432 SF FLOOR AREA RATIO: 1.06
GARAGE AREA. 502 SF LOT 2 COVERAGE
EXTERIOR STAIRS: 108 SF BUILDING COVERAGE SF AC % LOT 2 FLOOR AREA RATIO
TOTAL BLDG AREA. 1061 SF TOTAL BLDG AREA (PLAN 1A) 10681 SF 024 48% TOTAL FLOOR AREA 2432 SF
PLAN 1B 2 UNITS TOTAL LOT AREA. 2208 SF
UNIT INFO 4 BED/ 3 5 BAJ 2-CAR SITE COVERAGE FLOOR AREA RATIO: 1.10
TOTAL LIVING AREA 2373 5F IMPERVIOUS DRIVEWAY: 340 SF 008 15%
GARAGE AREA: 502 SF OPEN SPACE: 826 SF 019 37% LOT 3 FLOOR AREA RATIO
EXTERIOR STAIRS: 108 §F TOTAL LOT AREA 2208 SF 051 100% TOTAL FLOOR AREA 2373 SF
TOTAL BLDG AREA. 1061 SF TOTAL LOT AREA: 2229 SF
TOTAL UNITS: 3UNITS LOT 3 COVERAGE FLOOR AREA RATIO: 1.06
BUILDING COVERAGE SF AC %
TOTAL REQUIRED PARKING: 6 SPACES (2/ UNIT) TOTAL BLDG AREA (PLAN 1B} 1081 SF 024 47%
TOTAL PROVIDED PARKING 12 SPACES
SITE COVERAGE
EETAIL DESCRIPTION IMPERVIOUS DRIVEWAY: 340 SF 008 16%
EXISTING RETAIL BLDGAREA: 1210 SF OPEN SPACE: 826 SF 019 7%
RETAIL LOT AREA: 4238 SF TOTAL LOT AREA 2229 SF 051 100%
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PLAN 1B PLAN 1A PLAN 1B REVERSE
FRONT ELEVATIONS
COLOR SCHEMES
SCHEME |ROOF MATERIAL TRIM COLOR® BODY GOLOR WOOD STAIN COLOR ACCENT COLOR™ DECORATIVE SPANISH JILE DECORATIVE MEDALLION
JIUSCANVIBEEIND FRENGCH ROAST SW 6069 EXTRA WHITE SW 7006 CHESTNUT SW 3524 COPPER MOUNTAIN SW 6356 VILLAFRANCA 5 MOUCHETTE MEDALLION
1 |onePiECE's cLavrooFTILE  [ERER RRACT SH e LA S Loais e TERRA NOVA MED. CERAMIC TILE | TERRA CLAY SCULPTSTONE FINISH
BY BORAL ROOFING BY TIERRA Y FUEGO OR EQ BY PINEAPPLE GROVE DESIGNS OR EQ.
PALERMO BLEND VAN DYKE BROWN SW 7041 EXTRA WHITE SW 7006 CHARWOOD SW 3542 CHARWOOD SW 3542 RLIE2, 70 ORB & LATTICE MEDALLION
2 |oNePiECE 'S GLAYROOFTILE |0 DT b e T AL Liame o s R i Ams TERRA NOVA MED. CERAMIC TILE | TERRA CLAY SCULPTSTONE FINISH
BY BORAL ROOFING BY TIERRA Y FUEGO OR EQ BY PINEAPPLE GROVE DESIGNS OR EQ.
« PAINT COLOR AT TRIM SHOULD BE APPLIED TO ALL EXPOSED SIDES OF TRIM NOT JUST THE FRONT FACE.
+ ALL DECORATIVE WROUGHT IRON ELEMENTS TO BE INKWELL SW 6992 BY SHERWIN WILLIAMS STREETSCAPE -
NOTE: SCHEME 1 SHOWN ON PLAN 1A FRONT ELEVATIONS
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PLAN 1A PLAN 1A
LEFT ELEVATION FRONT ELEVATION
MATERIALS
KEVNOTE [MATERIAL KEYNOTE |MATERIAL
A___|CONCRETE 'S' TILE ROOF | |8x8 WOOD POST
B [SMOOTH STUCCO SYSTEM J  |WOOD CORBEL
C1  [2X3 o/ 2X6 of 2X10 CEMENTITIOUS TRIM K |DECORATIVE WROUGHT IRON RAILING
C2 _ |FOAM SURROUND L |DECORATIVE WOOD RAILING
C3 |TILE SURROUND M __ |DECORATIVE TILE
C4 |BRICK WALL CAP N |SCALLOOPED GABLE-END STUCCO DETAIL
C5 _ |FOAM SHAPED EAVE AND RAKE TRIM O |DECORATIVE METAL BAHAMA SHUTTER
D1 |CEMENTITIOUS WINDOW TRIM - P |DECORATIVE WOOD SHUTTER
3x4 SILL — Q  |DECORATIVE WROUGHT IRON GRILLE
D2 [FOAMWINCOWTRIM - DECORATIVE TILE BY PINEAPPLE GROVE
SHAPED PROFILE SILL R |orea.
D3 ;g;guvggg&:\gmm i S [CURVED STUCCO WING WALL
E[WOOD CLAD VINYLWINDOW T | DECORATIVE WOOD GATE
F | WOOD GARAGE DOOR TRIM - U__ |CLAY TILE VENTS
3x8 HEAD \V___|DECORATIVE CHIMNEY
G |SECTIONAL GARAGE DOOR W |'CARRIAGE' EXTERIOR LIGHT
H  [WOOD CLAD FRONT DOOR X __ |3x8 WOOD BARGE BOARD
Y
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LEFT ELEVATION FRONT ELEVATION
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[KEYNOTE |[MATERIAL KEYNOTE [MATERIAL
A |[CONCRETE 'S' TILE ROOF [ 8x8 WOOD POST
B [SMOOTH STUCCO SYSTEM J WOOD CORBEL
C1  |2x3 0/ 2X6 of 2X10 CEMENTITIOUS TRIM [  |DECORATIVE WROUGHT IRON RAILING
C2 |FOAM SURROUND L DECORATIVE WOOD RAILING
C3 |[TILE SURROUND M  [DECORATIVE TILE
C4 |BRICK WALL CAP N SCALLOOPED GABLE-END STUCCO DETAIL
C5 |FOAM SHAPED EAVE AND RAKE TRIM O |DECORATIVE METAL BAHAMA SHUTTER
D1 CEMENTITIOUS WINDOW TRIM - P DECORATIVE WOOD SHUTTER
?gAilllliln-ﬂ T Q |DECORATIVE WROUGHT IRON GRILLE
D2 |5raPED PROFILE St R ggCE%RATIVE TILE BY PINEAPPLE GROVE
FOAM WINDOW TRIM - :
D e T S CURVED STUCCO WING WALL
E  [WOOD CLAD VINYL WINDOW T DECORATIVE WOQOD GATE
F_|WOOD GARAGE DOOR TRIM - U __ [CLAY TILE VENTS
3x8 HEAD A" DECORATIVE CHIMNEY
G |SECTIONAL GARAGE DOOR W [ CARRIAGE EXTERIOR LIGHT
H |wooD CLAD FRONT DOOR X 3x8 WOOD BARGE BOARD
Y  |DECORATIVE STACKED CLAY TILE RAILING

MATERIALS
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PROJECT IMAGERY CONCEPTS

[ALL IMAGERY IS SIMILAR OR EQUAL TO ELEMENTS AND COLORS THAT WILL BE PROVIDED ]
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PROJECT IMAGERY CONCEPTS

[ALL IMAGERY IS SIMILAR OR EQUAL TO ELEMENTS AND COLORS THAT WILL BE PROVIDED ]
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LEFT ELEVATION

PROJECT IMAGERY CONCEPTS

[ALL IMAGERY IS SIMILAR OR EQUAL TO ELEMENTS AND COLORS THAT WILL BE PROVIDED ]
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[ALL IMAGERY IS SIMILAR OR EQUAL TO ELEMENTS AND COLORS THAT WILL BE PROVIDED.]
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Exhibit B. Dahlin - Color and Material Boards
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JOB NO. 1240.001%
DATE 07 20.15

58685 Owens Drive
Pleasanton, CA 84588
925-251.7200

COLOR SCHEME MATRIX

{For elevation details and malerials, please reference the arch development submittal.}

COLOR SCHEME 1 2
ROOF MATERIAL TUSCANY BLEND PALERMO BLEND
CONCRETE 'S’ TILE CONCRETE 'S' TILE
BY BORAL ROOFING BY BORAL ROOFING
TRIM COLOR* FRENCH ROAST SW 6069 VAN DYKE BROWN SW 7041
BY SHERWIN WALLIAMS BY SHERWIN WILLIAMS
BODY COLOR EXTRA WHITE SW 7006 EXTRA WHITE SW 7006
BY SHERWIN WILLIAMS BY SHERWIN WALLIAMS
WOOD STAIN CHESTNUT SW 3524 CHARWOOD Sw 3542
COLOR BY SHERWIN WILLIAMS BY SHERWIN WILLIAMS
ACCENT COLOR** | COPPER MOUNTAIN SW 6356 CHARWOOD SW 3542
BY SHERWIN WILLIAMS BY SHERWIN WILLIAMS
DECORATIVE VILLAFRANCA § TERRA NOVAMEDITERRA- | PIACENZA TERRA NOVA
SPANISH TILE NEO CERAMIC TILE MEDITERRANEQ CERAMIC TILE
BY TIERRA Y FUEGO [OR EQUAL) BY TIERRA Y FUEGO [OR EQUAL)
DECORATIVE MOUCHETTE MEDALLION 068 ORB & LATTICE MEDALLION 062 TERRA CLAY
MEDALLION TERRA CLAY SCULPSTCNE SCULPTSTONE
FINISH BY PINEAPPLE GROVE DESIGNS FINISH BY PINEAPPLE GROVE DESIGNS
[OR EQUAL} [OR EQUAL]J

Paint color at trim should be applied to all exposed sides of trim not just the front face.

** All decorative wrought iron elements to be Inkwell SW 6992 by Sherwin Williams

ST. MARY'S STREET IN PLEASANTON, CA
BY FIRESIDE INVESTORS

JOB NO. 1249001
L | DATE 072015
5865 Owens Drf
,DAHL"I N Plaasanion, CA 94868
- BrOUR 9252517200




COLOR AND MATERTAL BOARDS

ROOF MATERIAL
CONCRETE ‘S' TILE
Tuscany Blend Concrete ‘S’ Tile by Boral Reofing

TRIM COLOR

WINDOW TRIM, TRIM ACCENTS, FASCIA & EAVE DETAILS,
WOOD BEAMS, CORBELS AND POSTS

French Roast SW 6069 by Sherwin Williams

BODY COLOR
STUCCO EXTERIOR WALL MATERIAL
Extra White SW 7006 by Sherwin Williams

WOOD STAIN COLOR
ENTRY DOOR AND GARAGE DOOR
Chestnul SW 3524 by Sherwin Williams

ACCENT COLOR 1
SHUTTERS

Copper Mountain SW 6356 by Shearwin Williams

ACCENT COLOR 2
WROUGHT IRON DETAILS

Inkwell SW 6992 by Sherwin Williams

SCHEME 1
NOTE: Color Samples may vary from their true color with ditferent printers and computer monitors. ELEV. STYLE ‘A

ST. MARY'S STREET IN PLEASANTON, CA ] | JOB NO, 1248 001

BY FIRESIDE INVESTORS

| = DATE 07 20.15
CBroup G oo

COLOR AND MATERIAL BOARDS

NOTE: Color Samples may vary from their true color with different printers and computer monitors.

ROOF MATERIAL
CONCRETE 'S' TILE
Palermo Blend Concrele 'S’ Tile by Boral Roofing

TRIM COLOR

WINDOW TRIM, TRIM ACCENTS, FASCIA & EAVE DETAILS,
WOOD BEAMS, CORBELS AND POSTS

Van Dyke Brown SW 7041 by Sherwin Williams

BODY COLOR
STUCCO EXTERIOR WALL MATERIAL
Extra White SW 7006 by Sherwin Williams

WOOD STAIN COLOR
ENTRY DOOR, GARAGE DOOR, AND SHUTTERS

Charwood SW 3542 by Sherwin Williams

ACCENT COLOR
WROUGHT IRON DETAILS

Inkwell SW 6992 by Sherwin Williams

SCHEME 2
ELEV. STYLE'B’

ST. MARY’S STREET IN PLEASANTON, CA

BY FIRESIDE INVESTORS

JOBNO. 1249001
DATE 07 20.15

DAHLIN 5885 Owens Drive
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DECORATIVE SPANISH TILE
Villafranca 5

Terra Nova Mediterraneo Ceramic Tile
by Tierra Y Fuego or EQ.

DECORATIVE MEDALLION
Mouchelte Medallion 068

Terra Clay Sculptstone Finish

by Pineapple Grove Designs or EQ.

SCHEME 2
DECORATIVE SPANISH TILE

Piacenza
Terra Nova Mediterraneo Cerarmic Tile
by Tiemra Y Fuego or EQ.

DECORATIVE MEDALLION
Orb & Lattice Madallion 062

Terra Clay Sculptstone Finish

by Pineapple Grove Designs or EQ.

DECORATIVE

NOTE: Color Samples may vary from their true color with ditferent printers and computer monitors. TILES

ST. MARY'S STREET IN PLEASANTON, CA

BY FIRESIDE INVESTORS
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Exhibit C. Proposed PUD Uses List



PROPOSED PERMITTED AND CONDITIONAL USES

FOR 377 ST. MARY STREET

Small fuel cell facilities are encouraged (o
be copeneration or combined cycle lacilities

The following uses shall be permitted uses or conditional uses in a C district where the symbol “P™ for pennitted use, “C™ for
conditional use, or “TC" for temporary conditional use appears in the column beneath the C district:

PROPOSED PUD USES

Wine Bar

P

Aceessory uses and structures, not
including warehouses, located on the same site
as a permitted use and the following accessory
structures and uses located on the same site with
a permitted use or with a conditional use which
has been granted a use permit in accordance
with the provision of Chapter 18.124 of this
title:

Tapas Restaurant

5. Special downtown accessory enterlainment
uses. s defined in Chapter 18.08 of this title:

P

Ice Cream / Desserl Bar

PROPOSED PUD USES

CofTee Shop and/or Roastery

Bakery

Gastropub

| 9o =]

Beer Garden

P

a. Indoor special downlown accessory
enlertainment uses with non-gmplified or
amplificd sound in the downtown hospitality
central core arca and non-amplified sound in the
downtown hospitality transition area (hours:
8:00 a.m.—11:00 p.m.)

PROPOSED PUD USES

Accessory uses and structures, not including
warehouses, localed on the same sile as a
permitied use and the following accessory
structures and uses located on the same site with
u permitted use or with a conditional use which
has been granted a use permit in accord with the
provisions of Chapter 18.124 of this title:

b. Indoor special downtown accessory
enlertainment uses with amplified sound in the
downtown hospitality transition area (hours:
8:00 0.m.—9:00 p.m.}

¢. Outdoor special downtown accessory
entertainment uses (hours: 8:00 a.m.—9:00
p.m.)

d. The above accessory uses (5)a)}—(5)(c) shall
meet all four of the following parameters:

I. Emergency standby electricity generator,
fuel cell, and/or battery facilities provided that
the facilitics shall be tested from 8:00 a.m, to
5:00 p.m. Monday through Friday or from
10:00 a.m. to 12:00 noon on Saturday or
Sunday only, the facilities shall not be tested for
more than one hour during any day, and no
testing shall be on “Spare the Air Days™ in

Alameda County

i. The use is in compliance with all
applicable requirements of Chapter 9.04 (Noise
Regulations). The applicant may be required to
install noise mitigating measures to ensure
compliance with the noise regulations

2. Photovoltaic facilities

ii. For indoor music and entertainment, the
exterior doors of the establishment shall remain
closed when not being used for ingress/egress
and scli-closing mechanisms shall be installed
on oll exterior doors

3. Small electricity generator facilities that
meel the following criteria:

I. The facilities shall be cogeneration or
combined cycle facilities, if leasible

iii. For indoor music and entertainment, the
establishment’s windows shall remain closed
when music/enteriainment activities are taking
place

4, Small fuel cell facilities that meet the
following criteria:

a. The Mcilities shall not create any
objectionable odors at any point outside of the
properly plane where the facilities are located

iv. The use is in complience with all
applicable requirements of the Pleasanton
Municipal Code and all other applicable laws,
particularly pertaining to noise, public
disturbance, littering. and parking

b. The fuel cell facilities shall not exceed a
noise level of 45 dBA at any point on any
residentially zoned property outside of the
property plane where the facilities are located

¢. On a sile with electricity penerator
facilities, small fuel cell facilities shall not be
permitted unless the aggregate wattage of the
two facilities is less then one megawatt. If the
aggregate wattage of the two facilities is one
megawalt or greater, the small fuel cell facilities
shall be subject to all requirements and
processes prescribed in this title for medium or
large fuel cell facilitics, whichever is the most
applicable, in the applicable subject district

6. Special downtown accessory
entertainment uses, as defined in Chapter 18.08
of this title, and the use does nol comply with
the hour restrictions for the use to be a
permitted use. Temporary special downtown
nccessory enfertainment uses shall be subject to
the requirements of Section 18.116.060 of this
title

TC

7. Special downtown accessory
entertainment uses, as defined in Chapter 18.08
of this title, and the use does not comply with
the hour restrictions and/or conditions required
for the use to be a permitied use or a temporary
conditional use




Accessory uses and structures located on
the same site as a conditional use and the
following accessory structures and uses located
on the same site as a permilted use or a
conditional use that has been granted a use
permil:

1. Medium electricity generator facilities
that meet the applicable standurds of Section
18.124.290 of this title

certificate application and secure a business
license. The zoning certificate application shafl
be accompanied by a narrative that describes
the type of storage proposed, where parking will
be allowed, and the use(s) of the building and
shall include a site plan and basement slorage
floor plan that clearly defines, but is not limited
lo, the following:

2. Medium fuel cell facilities that meet
the applicable standards of Section 18.124.290
of this title

9

a. The defined area(s) and squarc-footage in
which storage will take place

b. How the individual storage arens will be
delineated (e.p.. cages. walls, etc.)

Antique stores, no firearm sales

¢. Access and ADA accessibility

Antique stores wilh sales of antique fircarms

Art galleries and artists’ supply stores

Automobile supply stores, no service or shop
work

Barbershops and benuty shops

Beauty shops including massage services of
four or more massage lechnicians at any onc
time. Massage establishments within a beauty
shop shall meet the requirements of Chapler
6.24

Bars and brew pubs, as defined in Chapter
18.08 of this title

Basement storage, as defined in Section
18.08.057, that meet all of the following
criteria:

- w|w| 9w O

Beauty shops or beauty shops including
massage services of three or fewer massage
technicians at any one time, Massage
establishments within a beauty shop shall meet
the requircments of Chapter 6.24

1. Basement storage shall be limited 1o the
centra) commercial {(C-C) zoning district within
the downtown specific plan area and limited o
commercial buildings only

Bed and breakfast inns

2. Bascmenl storage shall be limited to
nontoxic, nonhazardous materials only. It is the
responsibility of the storage space operator lo
prepare a list of prohibited stornge items, to
have the list approved by the Livermore-
Pleasanton fire depariment, and to require all
storage space users to agree in writing that no
items on the list or other hazardous materials
will be stored. The starage space shall be used
for storage only and no other activities and/or
|_uses are allowed

Beekeeping meeting the requirements off
Chapter 18.103 of this title for detached, single-
family homes located in the Downtown Specific
Plan Area

Bicycle shops

P

Bookstores and rental libraries

P

PROPOSED PUD USES

Candy stores

Carpel, drapery and floot-covering stores

Catalog stores, no firearm sales

Catslog stores with fircarm sales

Catering establishments

0 |C e

3. Prior to allowing basement storage, the
building owner shall contact the building and
safety division and fire department to ensure
that the basement meets applicable building and
fire codes. If required, the building owner
and/or responsible party shall secure ol)
applicable permits and/or make any required
changes to the basement space to ensure the
space meets current code standards for fire,
safety, and accessibility

Christmas tree sales lots

TC

Churches, parsonages, parish houses,
monasleries, convents and other religious
institutions

O

Circuses, camivals and other transient
amusement enlerprises

TC

Clothing and costume rental establishment

Clothing, shoe and accessory stores

4, The hours of access for basement storage use
shall be: Monday through Friday from 6:00 a.m.
to 10:00 p.m. and Saturday and Sunday from
10:00 a.m. to 6:00 p.m. only

5. One parking space per on-sile storage
employee and one parking space for storage
customers. This parking requirement is in
addition to the parking required for other uses
on-site

Commetcial radio and television acrials,
antennas, and transmission towers with design
review approval specified under Chapter 18.20
of this title, having a minimum distance of 300
feet from the property lines of all of the
following:

=T

6. Prior to allowing and/or renting space for
basement storage, the property owner and/or
respunsible party shall submit a zoning

1. Existing or approved residences or
apricultural zoning districts or in planned unit
developments with a residential or agricultural
zoning desipnation

2. Undeveloped residential or agricultural
zoning districts or undeveloped planned unit

developments with a residential or agriculiural




zoning designation and without an approved Leather goods and luggage stores P
devc‘lopfnmlll plan, unless ‘d(:SIgnatcd as a public Liquor stores C
and institutional land use in the peneral plan -

3. Existing or approved public schools, Locksmiths P
private schools, and childcare centers, not Massage establishments where four or more C
including schools which only provide tutorial massage technicians provide massage services
services al any ane lime, Massage establishments shall

4, Neighborhood parks, community parks, or meel the requirements of Chapter 6.24
regional parks. as designated in the general plan Massage establishments where three or fewer P

PROPOSED PUD USES massage technicians provide massage services
Copying and related duplicating services and P al any one time. Massage establishments shall
printing/publishing services using only meet the requirements of Chapter 6.24
computers, copy machines, etc., not including Medical and orthopedic appliance stores P
lithographing, engraving, or such similar Meeting halls C
reproduction services : -
Dairy products manufacturing for retail sale on- C Microbrewery pree*
_ premises only *++* Permitted use subject to the following conditions:
Dance halls {where no liquor is served) C 1. The zoning administrator finds that adequate parking is available for said use i
Delicatcssen stores P 2. If the zoning administrator determines that the use will be or is creating odor problems, an odor abatement device determined
10 be appropriate by the zoning administrator shall be installed within the exhaust ventilation system to mitigate brewery odors
Department stores P 3. The applicant is in compliance with all applicable requirements of Chapier 9.04 of this code
Drugstores and prescription pharmacies P 4. IT operation of the use results in conflicts pertaining to parking, noise, odors, traffic, or other factors, the zoning administrator
may modily or add conditions 1o mitigate such impacts. or may revoke the zoning certificate for the use
Dry goods stores p Mortuaries
Financial institutions, including b.nnls, savings P Motorcycle sales, no service of repait P
and loan offices, finance companies, credit
|_unions and related services Music stores P
Fircarm sales C Music and dance facilities which cannot meet C
Fireann sales in which no more than 10 C the criteria for music and dance facilities as
firearms are stored on-site at any one time and written in the use category below
the majority of fircarms are sold through Music and dance facilitics with no more than 20 P
catalogs, mail order. or at trade shows students in the facility at any one time are
Florists P permitted uses subject to the following
Food markel including supermarkets C conditions: =
convenience markets ond specialty st'orcs S I"amh!y Shn." gdhcrc ol oceupancy,
Fumiture storcs = P AD;@, Califomia Building Code, and exiting
requirements
Game arcades as defined by Scciion 18.08.207 C 2. The zoning administrator finds that
of this title adequate parking is available for the said use
Gih shops P The standard city noise ordinance applics
Gymnasiums and health clubs C Newsstands P
Hardware stores P Office buildings P
Hobby shops P Office supply and business machines stores P
Hospital equipment, sales and rental C Offices, including, but not limited to, business, P
Hatels and molels P professional and administrative offices
Outdoor art and crafl shows TC
Ice cream sales P T T i
Ice vending stations C aint. & n.ss Sl P
- : Pet and bird stores P
Interior decorating shops P s .

e T - Photographic studios P

Janitorial services and supplies C -
Photographic supply stores P
Jewelry stores P ; :
: Picture framing shops P
Laboratories P —r
Laundries and dry cleaners where service is P r.mt.s OPS : - : p
_provided Printing, including alse lithographing and C
Laundrics, self-service P engraving and other reproduction services
Public utility and public service facilities C
Laundry plants C including pumping stations, power transmission
|_stations. power distribution stations, equipment




buildings, service yards, drainageways and
structures, waler reservoirs, percolation basins,
well lields, and storage tanks. These facilitics
must be found by the planning commission to
be necessary for the public health, safety, or
wellare

requirements

2. The zoning administrator finds that
adequate parking is available for the said use

The standard city noise ordinance applies

Variety stores

Record and recording and sound equipment
stores

Watch and clock repair shops

Recreation and spori [acilities, indoor, which
cannot meet the recreation and sport facility
criterin as writlen in the use calepory below

Wholesale establishments without stocks

Recrention and spott facilities, indoor, with
more than 20 students in the facility at any one
time, or recreation and sports facilities, indoor,
ineluding massage services of four or more
massage technicians at any one time. Massage
establishments within recreation and sports
facilities shall meet the requirements of Chapter
6.24

Recreation and sport facilitics, indoor, with no
more than 20 students in the facility at any one
time, and with no massage services or with
massage services of three or fewer massage
technicians at any one time. Massage
establishments within recreation and spotts
lacilities shall meet the requirements of Chapter
6.24

I. The facility shall adhere 1o all occupancy,
ADA, California Building Code, and exiting
requirements

2. The zoning administrator finds that
adequate parking is available for the said use

The standard city noise ordinance applies

Residential uses (sce subsection B of this
section) see also “puards’ living quarters,” and
Chapter 18.108 of this title

=

Restaurants and soda fountains not including
drive-ins or take-oul food establishments

Restaurants and soda fountains including drive-
ins and take-out food establishments

Shoe repair shops

Shoe stores

Specialty stores selling those items normally
sold in department stores

Sporting goods stores, no firearm sales

Sporting goods stores with fircarm sales

Stamp and coin stores

Stationery stores

Swimming pool sales, supplies and/or service

Tailor or dressmaking shops

Theaters and auditoriums

Toy slores

Tutoring with no more than 20 students at the
facility ot any one time are permitted uses
subject to the following conditions:

@ |w|=|=|O|=|=|C =] =W O] ©

1. The faeility shall adhere 1o all cccupancy,
ADA, California Building Code. and exiting




Exhibit D. Arborist Report



TRAVERSO
TREE
SERVICE

WHEN IT HAS TO BE DONE RIGHT

September 8, 2015

Mike Carey
Investment Real Eslate
careybroker{@aol.com

Re: Arborist Report for 377 St. Mary Street, Pleasanton
Dear Mike,

The following arborist report addresses the proposed improvements for 377 St. Mary Street.
Per the City of Pleasanton’s tree protection ordinance, this report shall include the following:

Assignment
e Tag and identify all trees over 6" in diameter measured at 4.5' above mean grade.
» |dentify dripline focations and tree numbers on site map.
e Note trees that are considered “Heritage” per the City of Pleasanton’s Tree Preservation
Ordinance Chapter 17.16 as follows:
1. Any tree with a trunk circumference of §5" (17.5" in diameter) or greater at 4.5" above
grade.
2. Any multi-trunk tree of which the two largest trunks have a combined circumference
of 55" or greater.
3. Any tree with height of 35’ or greater.
4. Any tree of particular historical significance specifically designated by officlal action;
5. A stand of trees, the nature of which makes each dependent upon the other for
survival or the area's natural beauty.
¢ Assess individual tree health and structural condition.
® Assess proposed improvements for potential encroachment.
¢ Based on species, age, condition, and proposed impacts, provide recommendations for
tree preservation prior to, during, and post construction.
e Appraise the value of trees for which preservation is recommended.

Site Summary
The applicants propose to retain the existing home at the south end of the property and divide

the north half of the properly inlo 3 additional lots that will access off of Peters Avenue, The tree

inventory consists of 7 queen palms, 5 privets, and 1 almond, none of which meet the city's
criteria for "Heritage” status.

The proposed improvemenis, consisting of 3 new homes, will necessitate the removal of the

almond, 6 privets, and 2 of the palms. The remaining 5 palms will be on the south lot that is not

being improved at this time.

Limitations

The following observations and recommendations are based on my site visit on 8/2/15, and the

Preliminary Grading Plan by Alexander & Associates Inc. daled 4/24/15. It was assumed the

3354 Freeman Rd, ‘Walnut Creck, CA 94595, Telcphone {925) 930-7901 - Fax (925) 930-0205

Arborist Report, 377 St. Mary 5t. September 8, 2015
trees and improvements were accurately surveyed on the plans.

As far as the health and structure of the trees, the assessmenl was done visually from ground
level. No drilling, root excavation, or aerial inspections were performed. Intemal or non-
detectable defects may exist, and could lead to part or whole tree failures. Due the dynamic
nature of trees and their environment, it is not possible for arborists to guarantee that trees will
not fail in the future.

Tree Inventory & Obsarvation Table
#'s: Each tree was given a numerical tag ranging from #77-89, which corresponds with the #'s
applied to the enclosed grading map.

DBH / CTH: Trunk diameter based on circumference measured at 4.5' above grade. Nofe:
Palms were also measured for CTH “Clear Trunk Height” a distance from the ground to lowest
live fronds, by which palms are used to appraise their value.

Condition Rating
Dead: Dead or declining beyond chance of recovery.
Poor Condition: Stunted or declining canopy, poor foliar color, possible disease or
insect issues. Severe structural defects that may or may not be correciable. Usually not
a reliable specimen for preservation.
Fair Condition: Fair to moderate vigor. Minor structural defects that can be correctable.
More susceptible to construction impacts than a tree in good condition.
Good Condition: Goed vigoer, and color, with no obvious problems or defects. Generally
more resilient to impacts.
Very Good Condition: Exceptional specimen that has excellent vigor, and siructure.
Unusually nice.

Young "Y” : 0-1/5 {20%) of expected life span. High resiliency to encroachment.
Mature “M" : 1/5 - 4/5's (20%-80%) of expected life span. Moderate resiliency to
encroachment.

Over Mature "OM" : > 80% of expected life span. Low resiliency lo encroachment.

Cl Const. impact = L-Low, M-Moderate, or H-High potential for impact to tree.

John C Traverso, BCMA #0206-B
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