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PREFACE 
 
 The Pleasanton Planning and Zoning Code is a 
codification of the planning and zoning ordinances of the 
City of Pleasanton, California, republished in June 2008 
by Quality Code Publishing. 
 Commencing with the June 2008 republication, 
updates to this code are published by Quality Code 
Publishing. 
 This code is current through Supplement Number 
20, July 2018, and includes Ordinance 2180, passed May 
15, 2018. 
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D. The heritage tree board of appeals shall conduct a hearing on the appeal. Following the hearing of any such ap-
peal, the heritage tree board of appeals may affirm, reverse or modify the action of the director and may take any 
action thereon which would have been authorized in the first instance. The action of the heritage tree board of ap-
peals on any such appeal shall be final and conclusive. (Ord. 2165 § 1, 2017; Ord. 2019 § 1, 2011; Ord. 1737 § 1, 
1998) 

 
17.16.043 Heritage tree board of appeals—Established. 

There is created and established a board of appeals consisting of three members, two planning commissioners and 
one park and recreation commissioner appointed by their respective commissions. The board shall elect a chairperson. 
The director shall be an ex officio member of said board and shall serve as secretary. The board shall adopt reasonable 
rules and regulations for conducting its business. (Ord. 1737 § 1, 1998) 

 
17.16.046 Heritage tree board of appeals—Duties. 

The board of appeals shall: 

A. Hold a hearing within 60 days after the city’s receipt of appeal, to hear such testimony by any department of the 
city, the applicant who filed the appeal, or any interested party. 

B. Make a decision at the hearing (unless the hearing is continued) upholding, reversing or modifying the director’s 
decision. The decision of the board shall be final. (Ord. 2179 § 2, 2018; Ord. 2019 § 1, 2011; Ord. 1737 § 1, 
1998) 

 
17.16.050 New property development. 

A. Any person desiring to remove one or more trees on any property in the city which is related to the development 
of such property requiring city approval or where any tree may be affected by a proposed development shall in-
clude in the application to the appropriate city reviewing body as part of the regular application, the following: 

1. A tree survey plan, including all trees which will be affected by the new development. The survey, noting 
all trees six inches in diameter and greater, shall specify the precise location of trunk and dripline, size, 
health and species of all existing trees on the property with a special notation of those classified as a heri-
tage tree; 

2. The applicant shall provide a report by a certified consulting arborist. The report, based on the findings of 
the tree survey plan and other necessary information, shall be used to determine the health of existing trees, 
the effects of the proposed development upon the trees, recommendations for any special precautions nec-
essary for their preservation and shall also indicate which trees are proposed for removal; 

3. The tree survey plan and report shall be forwarded to the director who shall, after making a field visit to the 
property, indicate in writing which trees are recommended for preservation using the same standards set 
forth in Section 17.16.020 of this chapter. This report shall be made part of the staff report to the city re-
viewing body upon its consideration of the application for new property development; 

4. The city reviewing body through its site and landscaping plan review shall endeavor to preserve all trees 
recommended for preservation by the director. The city reviewing body may determine that any of the trees 
recommended for preservation should be removed, if there is evidence submitted to it, that due to special 
site grading or other unusual characteristics associated with the property, the preservation of the tree(s) 
would significantly preclude feasible development of the property; 

a. If trees are approved for removal, mitigation may include, but is not limited to: (i) replacement plant-
ing with particular tree species, sizes and numbers; (ii) payment towards the city’s urban forestry 
fund for the appraised value of all trees removed from the site less the cost of installed trees, as de-
termined by the director; 

5. Approval of final site or landscape plans by the appropriate city reviewing body indicating which trees are 
to be removed shall constitute the approval and permit for the purpose of this chapter; and 
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6. Prior to issuance of a planning permit, the applicant shall secure an appraisal of the condition and replace-
ment value of all trees included in the tree report affected by the development. The appraisal of each tree 
shall recognize the location of the tree in the proposed development. The appraisal shall be performed in 
accordance with the current edition of the “Guide for Plant Appraisal” under the auspices of the Interna-
tional Society of Arboriculture. The appraisal shall be performed at the applicant’s expense, and the ap-
praiser shall be subject to the director’s approval. 

B. Prior to acceptance of subdivision improvements, the developer shall submit to the director a final tree report to 
be performed by a certified consulting arborist. This report shall consider all trees that were to remain within the 
development. The report shall note the trees’ health in relation to the initially reported condition of the trees and 
shall note any changes in the trees’ numbers or physical conditions. The applicant will then be responsible for the 
loss of any tree not previously approved for removal. For trees which were not previously approved for removal 
but were in fact removed during construction, the developer shall pay a fine in the amount equal to the appraised 
value of the subject tree. The applicant shall remain responsible for the health and survival of all trees within the 
development for a period of one year following acceptance of the public improvements of the development. 

C. Prior to the issuance of any permit allowing construction to begin, the applicant shall post cash, bond or other 
security satisfactory to the director, in the penal sum of $5,000.00 for each tree required to be preserved, or 
$25,000.00, whichever is less. The cash, bond or other security shall be retained for a period of one year follow-
ing acceptance of the public improvements for the development and shall be forfeited in an amount equal to 
$5,000.00 per tree as a civil penalty in the event that a tree or trees required to be preserved are removed, de-
stroyed or disfigured. 

D. An applicant with a proposed development which requires underground utilities shall avoid the installation of 
said utilities within the dripline of existing trees whenever possible. In the event that this is unavoidable, all 
trenching shall be done by hand, taking extreme caution to avoid damage to the root structure. Work within the 
dripline of existing trees shall be supervised at all times by a certified consulting arborist. 

E. Any decision by a city reviewing body under this section may be appealed pursuant to Chapter 18.144. (Ord. 
2165 § 1, 2017; Ord. 1737 § 1, 1998) 

 
17.16.060 Emergency action. 

A person may remove or prune a heritage tree without a permit if there is an emergency caused by a heritage tree 
being in a hazardous or dangerous condition requiring immediate action for the safety of structures or human life. In 
such event, the director shall be notified at the earliest opportunity in order to confirm the emergency situation. If the 
director determines that the situation was not an emergency requiring immediate action, the person removing or damag-
ing the heritage tree shall be subject to fines and penalties set forth in Section 17.16.110 of this chapter. (Ord. 1737 § 1, 
1998) 

 
17.16.070 Protection of existing trees. 

All persons shall comply with the following precautions: 

A. Prior to the commencement of construction, install a sturdy fence at the dripline of any tree which will be af-
fected by the construction and prohibit any storage of construction materials or other materials inside the fence. 
The dripline shall not be altered in any way so as to increase the encroachment of the construction. 

B. Prohibit excavation, grading, drainage and leveling within the dripline of the tree unless approved by the director. 

C. Prohibit disposal or depositing of oil, gasoline, chemicals or other harmful materials within the dripline or in 
drainage channels, swales or areas that may lead to the dripline. 

D. Prohibit the attachment of wires, signs and ropes to any heritage tree. 

E. Design utility services and irrigation lines to be located outside of the dripline when feasible. 

F. Retain the services of a certified consulting arborist for periodic monitoring of the project site and the health of 
those trees to be preserved. The certified consulting arborist shall be present whenever activities occur which 
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pose a potential threat to the health of the trees to be preserved (for example, when work occurs within the drip-
line of trees to be preserved). 

G. The director shall be notified of any damage that occurs to a tree during construction so that proper treatment 
may be administered. (Ord. 2165 § 1, 2017; Ord. 1737 § 1, 1998) 

 
17.16.080 Pruning and maintenance. 

All pruning of heritage trees shall be performed by in accordance with International Society of Arboriculture 
pruning guidelines and shall comply with the guidelines established by the International Society of Arboriculture, Best 
Management Practices, Tree Pruning, current edition and any special conditions as determined by the director. For de-
velopments which require a tree report, a certified consulting arborist shall be in reasonable charge of overseeing all 
activities involving heritage trees. (Ord. 2165 § 1, 2017; Ord. 2019 § 1, 2011; Ord. 1737 § 1, 1998) 

 
17.16.090 Public utilities. 

A. Any public utility installing or maintaining any overhead wires or underground pipes or conduits in the vicinity 
of a heritage tree shall obtain permission from the director before performing any work, including pruning, which 
may cause injury to the heritage tree. 

B. The director shall inspect said pruning work to ensure that appropriate pruning practices are followed. The public 
utility shall follow pruning practices conforming to the International Society of Arboriculture pruning standards 
to promote the well-being of the tree. Topping shall not be permitted unless specifically approved by the director. 
The director shall stop any tree pruning performed by a utility if said practices are not being followed. (Ord. 1737 
§ 1, 1998) 

 
17.16.100 Insurance requirements. 

Any person engaged in the business of pruning heritage trees within the city shall be a California licensed con-
tractor and shall carry public liability and property damage insurance as determined by the city attorney. (Ord. 1737 § 
1, 1998) 

 
17.16.110 Fines and penalties. 

A. Any person who unlawfully removes or destroys a heritage tree shall pay a civil penalty in the amount of the ap-
praised value of the tree, or other amount reasonably determined by the director of community development. If 
there is inadequate plant material to properly appraise the tree, the penalty shall be $5,000.00, or other amount 
reasonably determined by the director of community development. Any person who unlawfully disfigures a heri-
tage tree whether through vandalism, improper pruning or other actions, shall pay a civil penalty commensurate 
with the damage; the amount shall be determined by the director in accordance with the “Guide for Plant Ap-
praisal” under the auspices of the International Society of Arboriculture; or other amount reasonably determined 
by the director of community development. The collection of the penalties may be enforced by civil action 
brought in the name of the city by the city attorney. 

B. The amount of a fine or penalty imposed as described in subsection A, may be appealed by the person subject to 
such fine or penalty by submitting a written appeal to the city clerk within 20 days of the date of the imposition 
of such fine or penalty, and shall state facts and grounds for the appeal and be signed by the appellant. Such ap-
peals will be heard by the heritage tree board of appeals as provided in Section 17.16.046. 

C. The cost of replacement plant material may be considered as partial payment of any penalty under this chapter. 
(Ord. 2179 § 2, 2018; Ord. 2120 § 1, 2015; Ord. 1737 § 1, 1998) 

 
17.16.120 Additional provisions. 

The provisions of this chapter shall supplement but not supplant other provisions of this code relating to the pres-
ervation of trees. (Ord. 1737 § 1, 1998) 
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Chapter 17.20 
 

FUTURE STREET WIDTH LINES 
 
Sections: 

17.20.010 Objectives. 
17.20.020 Nature of provisions. 
17.20.030 Extent. 
17.20.040 Applicability. 
17.20.050 Vine Street. 
17.20.060 Del Valle Parkway. 
17.20.070 Santa Rita Road—Tassajara Road. 
17.20.080 Division Street. 
17.20.090 Ray Street. 
17.20.100 Peters Avenue. 
17.20.110 Railroad Street. 
17.20.120 Rose Avenue. 

 

17.20.010 Objectives. 

This chapter is adopted to protect and to promote the public health, safety, peace, comfort, convenience, prosper-
ity and general welfare. More specifically, this chapter is adopted in order to achieve the objectives of the general plan 
and the zoning ordinances of the city as adopted and amended by the city council. (Prior code § 5-9.18) 

 
17.20.020 Nature of provisions. 

This chapter shall consist of the regulations and general descriptions contained herein and a set of maps as de-
scribed in this chapter. The maps shall be maintained on file in the office of the community development director. (Ord. 
2000 § 1, 2009; prior code § 5-9.19) 

 
17.20.030 Extent. 

This chapter shall apply to the streets within the city described in this chapter and to those portions of the de-
scribed streets annexed to the city at a future date. (Prior code § 5-9.20) 

 
17.20.040 Applicability. 

For the purpose of measuring yard dimensions and determining building lines as may be required by the zoning 
ordinances and building codes of the city, the future street width lines described in this chapter shall be deemed to refer 
to the property line and shall be used in the same manner as any other existing property line. (Prior code § 5-9.21) 

 
17.20.050 Vine Street. 

The future width for Vine Street is shown on the plan prepared by the city department of public works, division 
of engineering, entitled “Future Street Width Lines, Vine Street,” dated January, 1966, and is generally described as 
follows: 

 
A 50-foot wide right-of-way which shall be the extension of Vine Street as it presently exists in unincorporated 
territory, the centerline of which is approximately 400 feet from the existing northerly right-of-way line of Vine-
yard Avenue and parallel thereto, terminating at its westerly limit in a cul-de-sac having a main radius of 45 feet, 
said cul-de-sac shall have its most westerly limit approximately 140 feet west of the extension of the centerline of 
Amador Court and situated so as to serve the property now or formerly owned by J. C. and W. Paulo; and a 50-
foot wide right-of-way at right angles to Vineyard Avenue, extending from Vineyard Avenue northerly to an in-
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18.106.030 Density and growth management program. 

A. An accessory dwelling or junior accessory dwelling unit shall not be considered in applying the growth manage-
ment program in Chapter 17.36 of this code. 

B. An accessory dwelling or junior accessory dwelling unit is not considered to increase the density of the lot upon 
which it is located. (Ord. 2161 § 1, 2017; Ord. 2080 § 2, 2013; Ord. 1885 § 2, 2003) 

 

18.106.040 Standards for attached accessory dwelling units—Height limitations, setbacks, open space, and 
other regulations. 

Attached accessory dwelling units shall meet the requirements in Section 18.106.060 of this chapter and the fol-
lowing requirements: 

A. Attached accessory dwelling units shall be subject to the maximum height, and the minimum front, rear, and side 
yard requirements of the main structure. 

B. The gross floor area of an attached accessory dwelling unit greater than a 150 square foot efficiency unit shall not 
exceed 50 percent of the gross floor area of the existing main dwelling unit, with a maximum increase in floor 
area of 1,200 square feet. In this instance, the gross floor area of the existing main dwelling unit is the size of the 
unit prior to the accessory dwelling unit addition/conversion. 

C. Except as modified by this chapter, all other regulations embodied in the zoning of the property for main dwell-
ings shall apply to the development of attached accessory dwelling units. (Ord. 2161 § 1, 2017; Ord. 2080 § 2, 
2013; Ord. 1885 § 2, 2003) 

 

18.106.050 Standards for detached accessory dwelling units—Height limitations, setbacks, open space, and 
other regulations. 

Detached accessory dwelling units shall meet the requirements in Section 18.106.060 of this chapter and the fol-
lowing requirements: 

A. Detached accessory dwelling units shall not exceed 15 feet in height and shall be limited to one-story structures, 
except that a detached accessory unit may be constructed above a detached garage, provided the garage meets the 
minimum setback requirements of the site’s zoning district and the accessory dwelling unit is not less than 5 feet 
from the side and rear property lines. Accessory dwelling units constructed above a detached garage shall not ex-
ceed 25 feet in height in the R-1 district and the RM district, and shall not exceed 30 feet in the A district. Height 
is measured from the lowest grade adjacent to the structure to the highest ridge or top of the structure. 

B. No setbacks are required for a legal, existing garage converted to an accessory dwelling unit. All other detached 
accessory dwelling units shall be subject to the following minimum setback requirements: 

 

Zoning District Side Yard Setback Rear Yard Setback 

One-family residential lots in the R-1-40,000 district and in planned 
unit developments which follow the site development standards of 
the R-1-40,000 district 

20 feet 20 feet 

All other lots 5 feet1 10 feet 

Note: 
1
 Side yard setback shall be a minimum of 10 feet on the street side of a corner lot. 

 

C. The gross floor area of a detached second unit shall not exceed 1,200 square feet. 

D. Except as modified by this chapter, all other regulations embodied in the zoning of the property for class I acces-
sory structures shall apply to the development of detached accessory dwelling units on one-family residential lots. 
(Ord. 2161 § 1, 2017; Ord. 2080 § 2, 2013; Ord. 1885 § 2, 2003) 
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18.106.060 Required standards for all accessory dwelling units. 

All accessory dwelling units shall meet the following standards: 

A. Only one other residential unit shall be permitted on a lot with an accessory dwelling unit. If the owner occupies 
the primary residential unit, the owner may rent the accessory dwelling unit to one party. If the owner occupies 
the accessory dwelling unit, the owner may rent the primary residential unit to one party. The owner may rent 
both the primary residential unit and the accessory dwelling unit together to one party who may not further sub-
lease any unit(s) or portion(s) thereof. The owner shall be a signatory to any lease for the rented unit, for which 
the city may reasonably require a copy of to verify compliance with this chapter, and shall be the applicant for 
any permit issued under this chapter. 

B. The accessory dwelling unit shall not be sold or held under a different legal ownership than the primary resi-
dence; nor shall the lot containing the accessory dwelling unit be subdivided. 

C. The following parking standards shall apply to accessory dwelling units: 

1. One additional off-street parking space on the lot shall be made continuously available to the occupants of 
the accessory dwelling unit. Required parking may be: 

a. provided as tandem; or 

b. located in setbacks, but not in the front yard setback unless on the driveway. 

2. Parking for an accessory dwelling unit shall not be required if the accessory dwelling unit is: 

a. located within a one-half mile of public transit. 

b. located within an architecturally and historically significant historic district. 

c. located in part of an existing primary residence or an existing accessory structure. 

d. located in an area requiring on-street parking permits, but not offered to the occupant of the accessory 
dwelling unit; or 

e. located within one block of a car share vehicle. 

3. Parking shall not be required if the city finds that parking is not feasible due to site topography or would 
create fire or life-safety conditions. 

4. When code required parking for the primary residence’s garage, carport or covered parking is eliminated in 
conjunction with the construction or conversion of an accessory dwelling unit, the replacement space(s) 
shall be located on the same lot as the primary and accessory dwelling unit. With the approval of the com-
munity development director or his/her designee, the parking may be configured in a flexible manner so as 
not to burden the creation of the accessory dwelling unit. The location and configuration of parking is sub-
ject to the review and approval of the director of community development, and may be located and config-
ured in such a manner to facilitate the accessory dwelling unit. 

D. The square footage of the primary residence and ADU combined cannot exceed the maximum floor area ratio 
requirement for the lot. 

E. The accessory dwelling unit shall have access to at least 80 square feet of open space on the lot. 

F. The resident owner shall install address signs that are clearly visible from the street during both daytime and eve-
ning hours and which plainly indicate that two separate units exist on the lot, as required by the fire marshal. The 
resident owner shall obtain the new street address for the accessory dwelling unit from the engineering depart-
ment. 

G. Adequate roadways, public utilities and services shall be available to serve the accessory dwelling unit. Acces-
sory dwelling units shall not be considered new residential uses for the purposes of calculating connection fees or 
capacity charges for sewer and water. Installation of a separate direct connection between an accessory dwelling 
unit contained within an existing structure and the utility shall not be required. Accessory dwelling units not 
within an existing structure shall be required to install a new or separate utility connection and be charged a con-
nection fee and/or capacity charge. These charges shall be proportionate to the burden imposed by the accessory 
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dwelling unit on the water or sewer system based upon either its size or number of plumbing fixtures as deter-
mined by the city. 

H. The owner of the lot on which an accessory dwelling unit is located shall participate in the city’s monitoring pro-
gram to determine rent levels of the accessory dwelling units being rented. 

I. The accessory dwelling unit shall not create an adverse impact on any real property that is listed in the California 
Register of Historical Places. 

J. The accessory dwelling unit shall comply with other zoning and building requirements generally applicable to 
residential construction in the applicable zone where the property is located. 

K. A restrictive covenant shall be recorded against the lot containing the accessory dwelling unit with the Alameda 
County recorder’s office prior to the issuance of a building permit from the building division stating that: 

The property contains an approved accessory dwelling unit pursuant to Chapter 18.106 of the Pleasanton Munici-
pal Code and is subject to the restrictions and regulations set forth in that chapter. These restrictions and regulations 
generally address subdivision and development prohibitions, owner occupancy and lease requirements, limitations on 
the size of the accessory dwelling unit, parking requirements, and participation in the city’s monitoring program to de-
termine rent levels of the accessory dwelling units being rented. Current restrictions and regulations may be obtained 
from the city of Pleasanton planning division. These restrictions and regulations shall be binding upon any successor in 
ownership of the property. (Ord. 2179 § 2, 2018; Ord. 2161 § 1, 2017; Ord. 2080 § 2, 2013; Ord. 2000 § 1, 2009; Ord. 
1885 § 2, 2003) 

 

18.106.070 Required standards for all junior accessory dwelling units. 

All junior accessory dwelling units shall meet the following standards: 

A. The junior accessory dwelling unit shall be located entirely within the existing structure of the detached single-
family residence and shall have its own separate interior and exterior entrances. 

B. The junior accessory dwelling unit shall not exceed 500 square feet in area. The square footage of the primary 
residence and ADU combined cannot exceed the maximum floor area ratio requirement for the lot. 

C. The junior accessory dwelling unit shall include an efficiency kitchen which includes a sink, cooking appliance, 
counter surface, and storage cabinets that meet minimum building code standards. Gas and 220v circuits shall not 
be allowed. The junior accessory dwelling unit may share a bathroom with the primary residence or may have its 
own bathroom. 

D. Parking shall not be required for a junior accessory dwelling unit. When code-required parking for the primary 
residence’s garage is eliminated and/or modified, in conjunction with the creation of a junior accessory dwelling 
unit, the replacement space(s) shall be located on the same lot as the primary unit. With the approval of the com-
munity development director or designee, the parking may be configured in a flexible manner so as not to burden 
the creation of the junior accessory dwelling unit. The location and configuration of the replacement parking is 
subject to the review and approval of the director of community development, and may be located and configured 
in such a manner to facilitate the junior accessory dwelling unit. 

E. Additional water, sewer and power connection fees shall not be required. 

F. Only one other residential unit shall be permitted on a lot with a junior accessory dwelling unit. If the owner oc-
cupies the primary residential unit, the owner may rent the junior accessory dwelling unit to one party. If the 
owner occupies the junior accessory dwelling unit, the owner may rent the primary residential unit to one party. 
The owner may rent both the primary residential unit and the junior accessory dwelling unit together to one party 
who may not further sublease any unit(s) or portion(s) thereof. The owner shall be a signatory to any lease for the 
rented unit, for which the city may reasonably require a copy of to verify compliance with this chapter, and shall 
be the applicant for any permit issued under this chapter. 

G. The junior accessory dwelling unit shall not be sold or held under a different legal ownership than the primary 
residence, nor shall the lot containing the junior dwelling unit be subdivided. 
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H. The resident owner shall install address signs that are clearly visible form the street during both daytime and eve-
ning hours and which plainly indicate that two separate units exist on the lot, as required by the fire marshal. The 
resident owner shall obtain the new street address for the junior accessory dwelling unit form the engineering de-
partment. 

I. Except as modified by this chapter, all other regulations embodied in the zoning of the property for main dwell-
ings shall apply to the development of junior accessory units. 

J. The owner of the lot on which the junior accessory dwelling unit is located shall participate in the city’s monitor-
ing program to determine rent levels of the junior accessory dwelling unit being rented. 

K. The junior accessory dwelling unit shall comply with the other zoning and building requirements generally appli-
cable to residential construction in the applicable zone where the property is located. 

L. A restrictive covenant shall be recorded against the lot containing the junior accessory dwelling unit with the 
Alameda County recorder’s office prior to the issuance of a building permit form the building division stating 
that: 

The property contains an approved junior accessory dwelling unit pursuant to Chapter 18.106 of the Plea-
santon Municipal Code and is subject to the restrictions and regulations set forth in that Chapter. These re-
strictions and regulations generally address subdivision and development prohibitions, owner occupancy 
and lease requirements, limitations on the size of the junior accessory dwelling unit, parking requirements, 
and participation in the city’s monitoring program to determine rent levels of the junior accessory dwelling 
unit being rented. Current restrictions and regulations may be obtained from the city of Pleasanton planning 
division. These restrictions and regulations shall be binding upon any successor in ownership of the prop-
erty. 

(Ord. 2179 § 2, 2018; Ord. 2161 § 1, 2017) 

 


