EXHIBIT A
DRAFT CONDITIONS OF APPROVAL

PUD-109, H. James Knuppe

273 Spring Street
December 9, 2015

PROJECT SPECIFIC CONDITIONS OF APPROVAL

Planning Division

1.

The proposed Planned Unit Development Rezoning and Development Plan shall
conform substantially to the project plans and color palette, Exhibit B, dated “Received
November 3, 2015,” on file with the Planning Division, except as modified by the
following conditions of approval. Minor changes to the plans may be allowed subject to
the approval of the Director of Community Development if found to be in substantial
conformance to the approved exhibits.

The Planned Unit Development Development Plan shall lapse two years from the
effective date of approval unless a building permit is obtained and construction diligently
pursued or the City has approved a time extension.

The permitted and conditionally permitted uses for the Planned Unit Development shall
be those of the C-C Central Commercial District.

Unless otherwise specified in the conditions of approval, the site development
standards for the Planned Unit Development shall be those of the C-C Central
Commercial District.

No additions or expansions are permitted to any residential unit within the project area.
Future building and/or site improvements not covered by this development plan
approval will be subject to City review and approval prior to any changes to the building
and/or site.

The garages and driveways shall not be modified or used for storage in a manner that
would interfere with the ability to park one car within the garage and one car in the
driveway and each resident shall utilize the garages and driveways for the parking of
vehicles. In addition, boats, trailers, campers, motor homes, and other recreational
vehicles shall not be parked or stored on-site. The property owner or manager shall be
responsible for enforcing these restrictions, which shall be stated clearly in all leases.

Prior to issuance of a building permit, the City Council shall approve an in-lieu
parking agreement for seven parking spaces in accordance with Municipal Code
provisions to provide the Code-required parking spaces for this project. The
applicant shall pay the applicable surface rate in-lieu parking fees prior to issuance
of a building permit for the project.



10.

11.

12.

Prior to issuance of a building permit, the applicant shall submit a growth
management application for Zoning Administrator review and action. The growth
management approval shall be granted prior to issuance of a building permit.

The project developer shall provide a construction plan with the building permit plan set
for review and approval by the Director of Community Development and Chief Building
Official before issuance of a building permit. The construction plan shall show the
proposed location of materials and equipment storage, scaffolding, safety measures to
protect the public from construction activities, temporary fencing, construction trailers,
parking of construction vehicles, location of portable toilets, etc. Said plan shall be
designed to minimize the loss of public parking spaces and, if any need to be lost, to
minimize the length of the time they are used for construction-related activities.

The final landscape and irrigation plan shall be submitted to and approved by the Director
of Community Development as part of the building permit plan set prior to issuance of a
building permit. Plant species shall be drought tolerant in nature with an irrigation system
that maximizes water conservation (e.g., drip system). The landscaping and irrigation
indicated on the approved plans shall be installed before each house final, and reviewed
and approved by the Planning Division.

The project shall comply with the State of California Model Water Efficient Landscape
Ordinance and Bay Friendly Basics Landscape Checklist. Prior to issuance of a Building
Permit, the applicant shall submit the following documentation to the Planning Division:

a. Landscape Documentation Package, which includes date; project
applicant/contact information; project address; total landscape area; project type
(new, rehabilitated, public, private, cemetery, homeowner-installed); water supply
type (potable, recycled, well, greywater, combination of potable/greywater); and
applicant signature/date with the statement that “| agree to comply with the
requirements of the prescriptive compliance option of the Water Efficient
Landscape Ordinance.”

b. Landscape Plan documenting: incorporation of compost at a rate of at least 4
cubic yards/1,000 square feet; compliance with the plant material criteria;
compliance with the turf criteria; compliance with the irrigation system criteria;
and installation of private sub-meters if the project is non-residential with a
landscape area of 1,000 square feet or greater.

Prior to issuance of a building permit, the applicant shall submit revised exterior lighting
fixtures for Planning Division review and approval. The revised fixtures shall be
architecturally compatible with the Mission Revival architectural style of the project to
the satisfaction of the Director of Community Development. All exterior lighting including
landscape lighting shall be directed downward and designed or shielded so as to not
shine onto neighboring properties. The project/building developer shall submit a final
lighting plan including photometrics and drawings and/or manufacturer’s specification
sheets showing the size and types of light fixtures. The lighting plan shall be subject to
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13.

14.

15.

16.

the review and approval by the Director of Community Development prior to issuance of
building permits for the project.

The leases of all residential units shall indicate the following:

a. That the property is in an area subject to noise, activity, and traffic impacts
associated with a Downtown location.

b. The adjacency of the Union Pacific Railroad and possible noise, including noise
from train whistles and horns, and vibration impacts from said railroad.

c. That boats, trailers, campers, motor homes, and other recreational vehicles are
prohibited from being parked or stored on-site.

d. That the garages and driveways shall not be modified or used for storage in a
manner that would interfere with the ability to park one cars within the garage
and one car within the driveway, and that each resident shall utilize the garages
for the parking of vehicles.

Prior to issuance of a building permit, the applicant shall revise the project plans to
show all windows shall be recessed approximately two inches from the outside face of
wall not including the trim around the windows. Vinyl clad windows shall be utilized on
all windows. The windows shall have a similar frame and sash thickness as found on a
traditional wood-framed/sashed window unless the required noise mitigation for this
project prevents compliance with this requirement. In addition, window mullions shall be
raised and located on both sides of the glass unless the required noise mitigation for
this project prevents compliance with this requirement. Manufacturer’s specification
sheets, details, and sections of the windows, and window treatments (sills, trim, etc.)
shall be shown on the building permit plans and shall be subject to review and approval
by the Director of Community Development prior to issuance of a building permit.

All proposed mechanical units, air conditioning equipment, blowers, make-up air units,
ducts, etc. shall be shown on the building permit plans. The project developer shall
effectively screen from view all ducts, blowers, air conditioning equipment, and any
other mechanical equipment, whether on the structure, on the ground, or on the roof,
with materials architecturally compatible with the building. Screening details shall be
shown on the plans submitted for issuance of building permits, the adequacy of which
shall be determined by the Director of Community Development. All required screening
shall be provided prior to occupancy.

Prior to receiving a foundation inspection for each structure, the applicant shall submit a
pad elevation certification prepared by a licensed land surveyor or registered civil
engineer to the Chief Building Official and Director of Community Development,
certifying that the pad elevations and building locations (setbacks) are pursuant to the
approved plans.
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17.

18.

19.

20.

21.

22.

23.

24.

25.

26.

27.

All trash and refuse shall be contained completely within the approved trash enclosure.
Trash containers shall be stored within the trash enclosure at all times, except when
being unloaded. The trash enclosure shall be sized to accommodate trash, recycling,
and green waste containers.

If allowed by the utility company, the applicant shall move the transformer north so that
it is adjacent to the trash enclosure. The final location of pad-mounted transformers
shall be subject to approval by the Director of Community Development prior to
issuance of permits by the Building and Safety Division. Such transformers shall be
screened by landscaping to the satisfaction of the Director of Community Development.
All transformers shall be shown on the plans submitted for issuance of building permits.

Prior to installation, the applicant shall submit a sample of the stucco wall finish for
review and approval by the Director of Community Development.

Prior to issuance of a building permit, the applicant shall submit a detail of the balcony
railing. The balcony railing shall be subject to the review and approval by the Director of
Community Development.

The applicant to revise the plans submitted for building permit to show the location of a
third building mounted sign for the potential third tenant of the commercial/office
building. This sign shall conform to the same design details of the other two building
mounted signs approved with this application. The final third sign location shall be
subject to the review and approval of the Director of Community Development.

The applicant shall revise the plans submitted for building permit to show the removal of
the proposed monument sign from the project.

The applicant shall revise the plans submitted for building permit to reduce the width of
the entrance driveway and curb cut from 25 feet to 20 feet.

Prior to issuance of a building permit, the applicant shall submit a revised grading plan
that includes grading and retaining wall information for the entire project site.

Prior to issuance of a building permit, the applicant shall submit a payment in the
amount of $18,600 to the City’s Urban Forestry Fund.

Prior to issuance of a building permit, the applicant shall contribute $2,500 per new unit
to the Bernal Property Reserve Fund.

The entirety of the approximately 975-square-foot ground-floor retail space shall be
leased only to a retail or restaurant tenant.

Traffic Engineering

28. The proposed raised planter on Spring Street adjacent to the retail building shall be a
maximum height of 3 feet, including plantings, for sight distance purposes.
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Engineering Division

29.

30.

31.

32.

Prior to final inspection, each of the residential units and the landscaping irrigation shall
each connect independently by a separate water meter and service lateral to the City
water main located within Spring Street.

Prior to final inspection, each of the five units shall connect to a private sanitary sewer
main located within the private driveway. The private sanitary sewer main shall connect
to the City sanitary sewer main located within Spring Street.

Prior to issuance of a building permit, the developer shall dedicate an emergency
vehicle access easement across the private driveway that is acceptable to the Fire
Marshal and City Engineer.

The developer’s engineer shall design the water and sanitary sewer system to meet the
City Standards and Specifications and Municipal Code.

Prior to issuance of a building permit, if possible, the developer shall relocate any
existing off-site stormwater drainage conveyed to and from their properties entirely onto
the subject parcel. If this cannot occur, then the applicant shall enter into an
encroachment agreement with adjacent property owners agreeing to the
encroachments of existing off-site stormwater drainage conveyed to and from their
properties.

Prior to final inspection, the developer shall reconstruct any deficient sidewalk which
may be a tripping hazard or pose other safety issues along the project frontage.

The driveway shall be installed to curb with base rock prior to framing or combustible
storage on-site.

The proposed driveway shall be designated as a fire lane with no parking and marked in
accordance with LPFD specifications.

STANDARD CONDITIONS

Community Development Department

37.

38.

The applicant shall submit a refundable cash bond for hazard and erosion control. The
amount of this bond will be determined by the Director of Community Development.
The cash bond will be retained by the City until all the permanent landscaping is
installed for the development unless otherwise approved by the department.

The applicant shall submit a written dust control plan or procedure as part of the
building permit plans.
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39.

40.

4].

42.

If any prehistoric or historic artifacts, or other indication of cultural resources are found
once the project construction is underway, all work must stop within 20 meters (66 feet)
of the find. A qualified archaeologist shall be consulted for an immediate evaluation of
the find prior to resuming groundbreaking construction activities within 20 meters of the
find. If the find is determined to be an important archaeological resource, the resource
shall be either avoided, if feasible, or recovered consistent with the requirements of the
State CEQA Guidelines. In the event of discovery or recognition of any human remains
in any on-site location, there shall be no further excavation or disturbance of the site or
any nearby area reasonably suspected to overlie adjacent remains until the County
coroner has determined, in accordance with any law concerning investigation of the
circumstances, the manner and cause of death and has made recommendations
concerning treatment and dispositions of the human remains to the person responsible
for the excavation, or to his/her authorized representative. A similar note shall appear
on the improvement plans.

The applicant shall pay any and all fees to which the property may be subject prior to
issuance of building permits. The type and amount of the fees shall be those in effect at
the time the building permit is issued.

This approval does not guarantee the availability of sufficient water capacity to serve the
project. Prior to the issuance of a grading permit, issuance of a building permit, or utility
extension approval to the site, whichever is sooner, the applicant shall submit written
verification from Zone 7 Water Agency or the City of Pleasanton’s Utility Planning
Division that water is available for the project. To receive the verification, the applicant
may need to offset the project’s water demand.

The applicant shall pay the applicable Zone 7 and City connection fees and water meter
cost for any water meters, including irrigation meters. Additionally, the applicant shall
pay any applicable Dublin San Ramon Services District (DSRSD) sewer permit fee prior
to issuance of a building permit.

Planning Division

43.

44.

To the extent permitted by law, the applicant shall defend (with counsel reasonable
acceptable to the City), indemnify and hold harmless the City, its City Council, its
officers, boards, commissions, employees and agents from and against any claim
(including claims for attorney’s fees), action, or proceeding brought by a third party
against the indemnified parties and the applicant to attack, set aside, or void the
approval of the project or any permit authorized hereby for the project, including (without
limitation) reimbursing the City its attorney’s fees and costs incurred in defense of the
litigation. The City may, in its sole discretion, elect to defend any such action with
attorneys of its choice.

The applicant shall obtain all required City permits prior to construction.
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45.

46.

47.

48.

49.

50.

51.

The applicant shall work with the Pleasanton Unified School District (PUSD) to develop
a program to offset this project’s long term effect on school facility needs in Pleasanton
in addition to the school impact fees required by State law. This program shall be
designed to fund school facilities necessary to offset this project’s reasonably related
effect on the long-term need for expanded school facilities. The method and manner for
the provision of these funds and/or facilities shall be approved by the PUSD and in
place prior to building permit issuance. Written proof of compliance with this condition
shall be provided by the applicant to the City, on a form generated by the PUSD, prior to
building permit issuance.

Prior to issuance of a building permit, the applicant shall pay the required commercial
development school impact fee as prescribed by State law and as adopted by the
Pleasanton Unified School District.

The development shall comply with the current City of Pleasanton’s Garbage Service’s
recycling and composting programs.

The electrical plan for the residential units shall provide telecommunications
infrastructure consistent with state-of-the-art methods (e.g. cabling for DSL, broadband,
or wireless service, wiring for total room access, etc.) in effect at the time that building
permit(s) are issued. The plan shall be part of the building permit plan set.

A minimum of one appliance or system meeting Energy Star standards shall be installed
as part of the project. The proposed appliances shall be stated on the plans submitted
for the issuance of a building permit.

Water conservation devices such as low-flow faucets, toilets, shower fixtures, etc., shall
be installed as part of the project. The water conservation devices shall be stated on
the plans submitted for the issuance of a building permit.

The applicant/building developer shall submit a final list of the green building measures
used in the design of the residential units covered by this approval to the Planning
Division for the review and approval by the Director of Community Development prior to
the building permit submittal. The residential units shall be designed to achieve a
“certified rating” of a minimum of 50 total points, achieving at least the minimum points
in each category, using BuildltGreen’s current GreenPoints rating system.
Notwithstanding the foregoing, the State of California’s Green Building Standards Code,
“CALGreen”, as amended, shall also apply.

a. The green building measures shall be shown on one of the first two pages of the
plans submitted for issuance of a building permit. Each point identified shall have a
notation indicating the sheet the point can be found, and each sheet shall note
where the point is located. All proposed green building measures shall be shown
throughout the plan set, as appropriate, as determined by the Director of Community
Development.
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52.

53.

54.

55.

56.

b. A special inspection by from the Planning Division shall be coordinated with regards
to landscaping, irrigation, and exterior materials. All of the green building measures
indicated on the approved checklist shall be inspected and approved by either the
City of Pleasanton, a third party rater, or the applicants shall provide written
verification by the project engineer, architect, landscape architect, or designer.

The residential units shall be constructed to allow for future installation of a Photovoltaic
(PV) system and solar water heating systems. The new commercial/office building shall
also be constructed to allow for future installation of a Photovoltaic (PV) system. The
project applicant shall comply with the following requirements for making the dwellings
and commercial/office building photovoltaic-ready and/or solar-water-heating-ready:

a. Electrical conduit and cable pull strings shall be installed from the roof/attic area to
the building’s main electrical panels;

b. An area shall be provided near the electrical panel for the installation of an “inverter”
required to convert the direct current output from the photovoltaic panels to
alternating current;

c. Engineer the roof trusses to handle an additional load as determined by a structural
engineer to accommodate the additional weight of a prototypical photovoltaic system
beyond that anticipated for roofing.

d. Plumbing shall be installed for solar-water heating; and
e. Space shall be provided for solar-heating tank.

These measures shall be shown on the building permit plan set submitted to the
Director of Community Development for review and approval before issuance of the first
building permit.

Only gas fireplaces, pellet fueled wood heaters or EPA certified wood-burning
appliances may be installed.

The applicants shall provide garage doors on the garages of the dwellings covered by
this approval. The door design and material shall be to the satisfaction of the Director of
Community Development.

All conditions of approval shall be attached to all permit plan sets submitted for review
and approval, whether stapled to the plans or located on a separate plan sheet.

Planning Division approval is required before any changes are implemented in site
design, grading, building design, building colors or materials, green building measures,
landscape material, etc.
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57.

58.

59.

60.

61.

62.

63.

64.

65.

66.

Prior to occupancy, the landscape architect or landscape designer shall certify in writing
to the Director of Community Development that the landscaping has been installed in
accordance with the approved landscape and irrigation plans with respect to size,
number, and species of plants and overall design concept.

Before project final, all landscaping shall be installed, review, and approved by the
Planning Division.

The developer is encouraged to use reclaimed gray water, rain water, etc., for
landscape irrigation. If used, the details shall be shown on the permit plan set to the
satisfaction of the Director of Community Development before issuance of a building
permit.

The applicant is encouraged to use best management practices for the use of pesticides
and herbicides.

The applicant must provide to the Director of Community Development a building height
certification performed by a licensed land surveyor or civil engineer. Said certification
must allow for the installation of finished roof materials and must meet the approved
building height.

The applicant shall comply with the recommendations of the tree report prepared for the
applicant by HortScience, dated November 3, 2015. No tree trimming or pruning other
than that specified in the tree report shall occur. The applicant shall arrange for the
horticultural consultant to conduct a field inspection prior to issuance of City permits to
ensure that all recommendations have been properly implemented. The consultant
shall certify in writing that such recommendations have been followed.

The applicant shall post cash, letter of credit, or other security satisfactory to the
Director of Community Development in the amount of $5,000 for each tree required to
be preserved, up to a maximum of $25,000. This cash bond or security shall be
retained for one year following completion of construction and shall be forfeited if the
trees are destroyed or substantially damaged. No trees shall be removed other than
those specifically designated for removal on the approved plans or tree report.

The permit plan check package will be accepted for submittal only after the ordinance
approving the PUD development plan becomes effective, unless the project developer
submits a signed statement acknowledging that the plan check fees may be forfeited in
the event that the ordinance is overturned or that the design is significantly changed. In
no case will a permit be issued prior to the effective date of the ordinance.

The approved building materials and colors shall be stated on the plans submitted for
issuance of building permits.

All demolition and construction activities, inspections, plan checking, material delivery,
staff assignment or coordination, etc., shall be limited to the hours of 8:00 a.m. to
5:00 p.m., Monday through Friday. No construction shall be allowed on State or
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67.

68.

69.

70.

Federal Holidays, Saturdays or Sundays. The Director of Community Development
may allow earlier “start-times” or later “stop-times” for specific construction activities
(e.g., concrete pouring), if it can be demonstrated to the satisfaction of the Director of
Community Development that the construction noise and construction traffic noise will
not affect nearby residents or businesses. All construction equipment must meet
Department of Motor Vehicles (DMV) noise standards and shall be equipped with
muffling devices. Prior to construction, the applicant shall post on the site the allowable
hours of construction activity.

All excess soil from the site shall be off-hauled from the site and disposed of in a lawful
manner. No temporary stockpiling of dirt on this site shall occur without specific review
and approval by the Planning Division.

Campers, trailers, motor homes, or any other similar vehicle are not allowed on the
construction site except when needed as sleeping quarters for a security guard.

A construction trailer shall be allowed to be placed on the project site for daily
administration/coordination purposes during the construction period.

Portable toilets used during construction shall be kept as far as possible from existing
residences and shall be emptied on a regular basis as necessary to prevent odor.

Landscaping

71.

72.

The applicant shall enter into an agreement with the City, approved by the City Attorney,
which guarantees that all landscaping included within the project area will be maintained
at all times in a manner consistent with the approved landscape plan for this
development. Said agreement shall run with the land for the duration of the existence of
the structures located on the subject property.

The project developer shall provide root control barriers and four inch perforated pipes
for parking lot trees, street trees, and trees in planting areas less than ten feet in width,
as determined necessary by the Director of Community Development at the time of
review of the final landscape plans.

Engineering Division

73.

74.

75.

A “Conditions of Approval” checklist shall be completed and attached to all plan checks
submitted for approval indicating that all conditions have been satisfied.

All existing septic tanks or holding tanks shall be properly abandoned, pursuant to the
requirements of the Alameda County Department of Health Services prior to the start of
grading operations, unless specifically approved by the City Engineer.

The haul route for all materials to and from this development shall be approved by the
City Engineer prior to the issuance of a permit, and shall address the need to schedule
major truck trips and deliveries during off peak travel times, to avoid peak travel
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76.

77.

78.

79.

80.

81.

82.

83.

84.

congestion. It shall also include the provision to monitor the street surfaces used for the
haul route so that any damage and debris attributable to the haul trucks is identified and
corrected at the expense of the project applicant or developer.

All dry utilities (electric power distribution, gas distribution, communication service,
Cable television, street lights and any required alarm systems) required to serve
existing or new development shall be installed in conduit, underground in a joint utility
trench unless otherwise specifically approved by the City Engineer.

Any damage to existing street improvements during construction on the subject property
shall be repaired to the satisfaction of the City Engineer at full expense to the project
developer and includes but is not limited to slurry seal, overlay, restoration of
landscaping and irrigation system, signing, striping, pavement marking or street
reconstruction if deemed warranted by the City Engineer.

This approval does not guarantee the availability of sufficient water and/or sewer
capacity to serve the project.

There shall be no direct roof leaders connected to the street gutter or storm drain
system, unless otherwise approved by the City Engineer.

The project developer and/or the project developer’s contractor(s) shall obtain an
encroachment permit from the City Engineer prior to moving any construction
equipment onto the site.

The project developer shall submit a final grading and drainage plan prepared by a
licensed civil engineer depicting all final grades and drainage control measures,
including concrete-lined V-ditches, to protect all cut and fill slopes from surface water
overflow. This plan shall be subject to the review and approval of the City Engineer
prior to the issuance of a subdivision grading permit.

The project developer shall include erosion control measures on the final grading plan,
subject to the approval of the City Engineer. The project developer is responsible for
ensuring that the contractor is aware of such measures. All cut and fill slopes shall be
revegetated and stabilized as soon as possible after completion of grading, in no case
later than October 15. No grading shall occur between October 15 and April 15 unless
approved erosion control measures are in place, subject to the approval of the City
Engineer. Such measures shall be maintained until such time as a permanent
landscaping is in place.

Storm drainage swales, gutters, inlets, outfalls, and channels not within the area of a
dedicated public street or public service easement approved by the City Engineer shall
be privately maintained by the property owners or through an association approved by
the City.

All retaining walls along the street shall be placed behind the Public Service Easement
(PSE), unless otherwise approved by the City Engineer.
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85.

86.

87.

88.

A detailed grading and drainage plan prepared by a licensed Civil Engineer including all
supporting information and design criteria (including but not limited to any peer review
comments), storm drain treatment calculations, hydromodification worksheets, etc.,
shall be submitted as part of the improvement plans.

The minimum grade for the gutter flowline shall be set at one percent where practical,
but not less than .75% unless otherwise approved by the City Engineer.

The applicant/developer shall pay the applicable in-lieu park dedication fees prior to
issuance of a building permit.

All existing service drops (PG&E Pac Bell and Cable TV) to existing homes and new
services to proposed units within this development shall be installed underground in
conduit to the nearest “utility approved” riser pole.

Building

89.

90.

91.

92.

All retaining walls higher than four feet from the top of the wall to the bottom of the
footway shall be constructed of reinforced concrete, masonry, or other material as
approved by the Director of Community Development, or shall be an approved crib wall
type. Calculations signed by a registered civil engineer shall accompany the wall plans.

At the time of building permit plan submittal, the applicant shall submit a final grading
and drainage plan prepared by a licensed civil engineer depicting all final grades and
on-site drainage control measures to prevent stormwater runoff onto adjoining
properties.

Prior to issuance of a business license, the applicant shall contact the Building and
Safety Division and the Fire Marshal to ensure that the proposed use of the tenant
space meets Building and Fire Code requirements. If required, the applicant shall
obtain all appropriate City permits.

Prior to issuance of building or demolition permits, the applicant shall submit a waste
management plan to the Building and Safety Division. The plan shall include the
estimated composition and quantities of waste to be generated and how the project
developer intends to recycle at least 75 percent of the total job site construction and
demolition waste measured by weight or volume. Proof of compliance shall be provided
to the Chief Building Official prior to the issuance of a final building permit. During
demolition and construction, the project developer shall mark all trash disposal bins
“trash materials only” and all recycling bins “recycling materials only.” The project
developer shall contact Pleasanton Garbage Service for the disposal of all waste from
the site.
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96.

97.

98.

99.

The project developer shall keep the site free of fire hazards from the start of lumber
construction until the final inspection.

Prior to any construction framing, the project developer shall provide adequate fire
protection facilities, including, but not limited to a water supply and water flow in
conformance to the City's Fire Department Standards able to suppress a major fire.

All fire sprinkler system water flow and control valves shall be complete and serviceable
prior to final inspection. Prior to the occupancy of a building having a fire alarm system,
the Fire Department shall test and witness the operation of the fire alarm system.

All commercial, industrial, and multi-family residential occupancies shall have valve
tamper and water flow connected to an Underwriters Laboratory (UL) listed Central
Station Service. Fire Department plan check includes specifications, monitoring
certificate(s), installation certificate and alarm company U.L. certificate. Fire alarm
control panel and remote annunciation shall be at location(s) approved by the Fire
Prevention Bureau. All systems shall be point identified by individual device and
annunciated by device type and point.

The Fire Prevention Bureau reviews building/civil drawings for conceptual on-site fire
mains and fire hydrant locations only. Plan check comments and approvals DO NOT
INCLUDE:

» Installation of the on-site fire mains and fire hydrants. Specific installation drawings
submitted by the licensed underground fire protection contractor shall be submitted
to the Fire Prevention Bureau for approval.

» Backflow prevention or connections to the public water mains.

Electrical conduit shall be provided to each fire protection system control valve including
all valve(s) at the water connections. The Livermore-Pleasanton Fire Department
requires electronic supervision of all valves for automatic sprinkler systems and fire
protection systems.

Address numbers shall be installed on the front or primary entrance for all buildings.
Minimum building address character size shall be 12 inches high by 1-inch stroke. If
building is located greater than 50 feet from street frontage, character size shall be 16
inches high by 1 % inches stroke minimum. Where multiple access is provided, address
or tenant space number shall be provided on each access and/or warehouse door and
character size shall be no less than 4 inches high by %-inch stroke. In all cases address
numerals shall be of contrasting background and clearly visible in accordance with the
Livermore-Pleasanton Fire Department Premises Identification Standards. This may
warrant field verification and adjustments based upon topography, landscaping or other
obstructions. conditions of approval checklist shall be completed and attached to all
plan checks submitted for approval indicating that all conditions have been satisfied.
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100. The following items will be provided prior to any construction above the foundation or
slab. NOTE: Periodic inspections will be made for compliance.

a. Emergency vehicle access will be required to be provided to the site (tract), including
the area where construction is occurring.

b. Multi-family residential developments: Projects having more than 100 dwelling units
shall be equipped throughout with two separate and approved fire apparatus access
roads.

c. Emergency vehicle access shall be a minimum of 20 feet in clear width. A clear
height free of obstructions (power, cable, telephone lines, tree limbs, etc.) is
required. This clearance shall be a minimum of 13 feet-6 inches. Inside turning
radius of 45 feet and outside turning radius of 55 feet shall be provided.

d. Buildings or portions of buildings or facilities exceeding 30 feet (9144 mm) in height
above the lowest level of fire department vehicle access shall be provided with
approved fire apparatus access roads capable of accommodating fire department
aerial apparatus. Fire apparatus access roads shall have a minimum unobstructed
width of 26 feet in the immediate vicinity of any building or portion of building more
than 30 feet (9144 mm) in height. At least one of the required access routes meeting
this condition shall be located within a minimum of 15 feet (4572 mm) and a
maximum of 30 feet (9144 mm) from the building, and shall be positioned parallel to
one entire side of the building.

e. The carrying capacity of the access route(s) shall be 69,000 pounds under all
weather conditions.

f. Designated construction material storage and construction worker parking shall not
obstruct the emergency vehicle access route(s).

g. On-site fire hydrants shall be in service. Fire hydrants shall be flushed and all valves
open.

Urban Stormwater

101. The project shall comply with the “Alameda Countywide NPDES Permit #CAS612008
dated October 14, 2009 and amendments to this permit” issued the by California
Regional Water Quality Control Board, San Francisco Bay Region, a copy of which is
available at the Community Development Department, Public Works/Engineering
section at City offices, Alameda County Clean Water Program and at State Water
Board:

- (http://www.waterboards.ca.gov/sanfranciscobay/water_issues/programs/stormwater
/Municipal/index.shtml.; and

PUD-109, 273 Spring Street Planning Commission
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- http://www.waterboards.ca.gov/sanfranciscobay/board_info/agendas/2007/march/ala
meda%20final%200rder%20r2-2007-0025.pdf)

102. The project shall also comply with the “Construction General Permit” by the California
Regional Water Quality Control Board, San Francisco Bay Region.

http://www.waterboards.ca.gov/water issues/programs/stormwater/construction.shtml

A. Design Requirements
103. The NPDES Permit design requirements include, but are not limited to, the following:

a) Source control, sight design measures, and design and implementation of
stormwater treatment measures are required when commercial, industrial or
residential development creates and replaces 10,000 square feet or more of
impervious surface, including roof area, streets and sidewalk.

b) Hydro-modification standards are required when a new development or
redevelopment project creates and replaces total impervious area of one acre or
more.

c) The NPDES Permit requires a proactive Diazinon pollutant reduction plan (aka
Pesticide Plan) to reduce or substitute pesticide use with less toxic alternatives.

d) The NPDES Permit requires complying with the Copper Pollutant Reduction Plan
and the Mercury Pollutant Reduction Plan.

104. The following requirements shall be incorporated into the project:

a) The project developer shall submit a final grading and drainage plan prepared by a
licensed civil engineer depicting all final grades and on-site drainage control
measures including bio-swales. Irrigated bio-swales shall be redesigned as needed
to the satisfaction of the City Engineer to optimize the amount of the stormwater
running off the paved surface that enters the bio-swale at its most upstream end.
This plan shall be subject to the review and approval of the City Engineer prior to the
issuance of any building permits.

b) The project developer shall submit sizing design criteria to treat stormwater runoff
and for hydromodification, if required, at the time of PUD plan submittal and an
updated detailed copy of calculations with subsequent submittals.

c) Landscaping shall be designed to minimize irrigation and runoff, promote surface
infiltration where appropriate and acceptable to the project soils engineer, and
minimize the use of fertilizers and pesticides that can contribute to stormwater
pollution.
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I.  Structures shall be designed to prohibit the occurrence and entry of pests into
buildings, thus minimizing the need for pesticides.

II.  Where feasible, landscaping shall be designed and operated to treat
stormwater runoff. In areas that provide detention of water, plants that are
tolerant of saturated soil conditions and prolonged exposure to water shall be
specified. Soil shall be amended as required. (See planting guide line by
Alameda County Clean Water Program.)

lll.  Plant materials selected shall be appropriate to site specific characteristics
such as solil type, topography, climate, amount and timing of sunlight,
prevailing winds, rainfall, air movement, patterns of land use, ecological
consistency and plant interactions to ensure successful establishment.

IV.  Landscaping shall also comply with City of Pleasanton ordinances and
policies regarding water conservation.

d) Trash areas, dumpsters and recycling containers shall be enclosed and roofed to
prevent water run-on to the area and runoff from the area and to contain litter and
trash, so that it is not dispersed by the wind or runoff during waste removal. These
areas shall not drain to the storm drain system, but to the sanitary sewer system and
an area drain shall be installed in the enclosure area, providing a structural control
such as an oil/water separator or sand filter. No other area shall drain into the trash
enclosure; a ridge or a berm shall be constructed to prevent such drainage if found
necessary by the City Engineer/Chief Building Official. A sign shall be posted
prohibiting the dumping of hazardous materials into the sanitary sewer. The project
developer shall notify the Dublin-San Ramon Services District (DSRSD) upon
installation of the sanitary connection; a copy of this notification shall be provided to
the Planning Department.

e) All paved outdoor storage areas shall be designed to minimize pollutant runoff. Bulk
materials stored outdoors that may contribute to the pollution of stormwater runoff
must be covered as deemed appropriate by the City Engineer/Chief Building Official
and as required by the State Water Board.

f) All metal roofs, if used, shall be finished with rust-inhibitive paint.
g) Roof drains shall discharge and drain away from the building foundation. Ten

percent of the stormwater flow shall drain to landscaped area or to an unpaved area
wherever practicable.
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B. Construction Requirements

http://lwww.waterboards.ca.gov/water issues/programs/stormwater/docs/finalconstpermit.pdf

Stormwater

104. The project developer is responsible for implementing the following Best Management
Practices (BMPs). These, as well as any other applicable measure, shall be included in
the SWPPP and implemented as approved by the City.

a) The project developer shall include erosion control/stormwater quality measures on
the final grading plan which shall specifically address measures to prevent soll, dirt,
and debris from entering the storm drain system. Such measures may include, but
are not limited to, hydroseeding, hay bales, sandbags, and siltation fences and are
subject to the review and approval of the City Engineer/Chief Building Official. If no
grading plan is required, necessary erosion control/stormwater quality measures
shall be shown on the site plan submitted for an on-site permit, subject to the review
and approval of the Building and Safety Division. The project developer is
responsible for ensuring that the contractor is aware of and implements such
measures.

b) All cut and fill slopes shall be revegetated and stabilized after completion of grading,
but in no case later than October 15. Hydroseeding shall be accomplished before
September 15 and irrigated with a temporary irrigation system to ensure that the
grasses are established before October 15. No grading shall occur between
October 15 and April 15 unless approved erosion control/stormwater quality
measures are in place, subject to the approval of City Engineer/Chief Building
Official. Such measures shall be maintained until such time as permanent
landscaping is place.

c) Gather all sorted construction debris on a regular basis, place it in the appropriate
container for recycling, and empty at least on a weekly basis. When appropriate,
use tarps on the ground to collect fallen debris or splatters that could contribute to
stormwater runoff pollution.

d) Remove all dirt, gravel, rubbish, refuse, and green waste from the street pavement
and storm drains adjoining the site. Limit construction access routes onto the site
and place gravel on them. Do not drive vehicles and equipment off paved or
graveled areas during wet weather. Broom sweep the street pavement adjoining the
project site on a daily basis. Scrape caked-on mud and dirt from these areas before
sweeping.

e) Install filter materials (such as sandbags, filter fabric, etc.) at the storm drain inlet
nearest the downstream side of the project site in order to retain any debris or dirt
flowing in the storm drain system. Maintain and/or replace filter materials to ensure
effectiveness and to prevent street flooding.
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C.

f)

g9)

h)

)

k)

Create a contained and covered area on the site for the storage of cement, paints,
oils, fertilizers, pesticides, or other materials used on the site that have the potential
of being discharged into the storm drain system through being windblown or in the
event of a material spill.

Never clean machinery, equipment, tools, brushes, or rinse containers into a street,
gutter, or storm drain.

Ensure that concrete/gunite supply trucks or concrete/plaster operations do not
discharge wash water into street, gutters, or storm drains.

Equipment fueling area: Use off-site fueling stations as much as possible. Where on-
site fueling occurs, use designated areas away from the storm drainage facility, use
secondary containment and spill rags when fueling, discourage “topping off” of fuel
tanks, place a stockpile of absorbent material where it will be readily accessible, and
check vehicles and equipment regularly for leaking oils and fuels. Dispose rags and
absorbent materials promptly and properly.

Concrete wash area: Locate wash out areas away from the storm drains and open
ditches, construct a temporary pit large enough to store the liquid and solid waste,
clean pit by allowing concrete to set, breaking up the concrete, then recycling or
disposing of properly.

Equipment and vehicle maintenance area: Use off-site repair shop as much as
possible. For on-site maintenance, use designated areas away from the storm
drainage facility. Always use secondary containment and keep stockpile of cleanup
materials nearby. Regularly inspect vehicles and equipment for leaks and repair
quickly or remove from the project site. Train employees on spill cleanup
procedures.

Operation Requirements

The Permit’s operation and maintenance requirements include but are not limited to the
following: The operation and maintenance of treatment measures including but not limited to
bio-swales, lawns, landscaped areas with deep-rooted plants, oil/water separator, filterra units,

etc.

105.

All projects, unless otherwise determined by the City Engineer or Chief Building Official,
shall enter into a recorded Stormwater Treatment Measures Inspection and
Maintenance Agreement for ongoing maintenance and reporting of required stormwater
measures. These measures may include, but are not limited to:

a)

A mechanism shall be created, such as a maintenance agreement to be responsible
for maintaining all facilities on the site including stormwater treatment measures.
These maintenance responsibilities shall include implementing the maintenance
plan, which is attached to the Stormwater Treatment Measures Inspection and

PUD-109, 273 Spring Street Planning Commission
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f)

9)

h)

Maintenance Agreement. This document shall be reviewed by the City Attorney’s
Office and recorded with the final map.

On-site storm drain inlets clearly marked and maintained with the words “No
Dumping — Drains to Bay.”

Proper maintenance of landscaping, with minimal pesticide and fertilizer use.

Ensure wastewater from vehicle and equipment washing operations is not
discharged to the storm drain system.

Ensure that no person shall dispose of, nor permit the disposal, directly or indirectly,
of vehicle fluids, hazardous materials or rinse water from cleaning tools, equipment
or parts into storm drains.

Clean all on-site storm drains at least twice a year with one cleaning immediately
prior to the rainy season. The City may require additional cleanings.

Regularly but not less than once a month, sweep driveways, sidewalks and paved
areas to minimize the accumulation of litter and debris. Corners and hard to reach
areas shall be swept manually. Debris from pressure washing shall be trapped and
collected to prevent entry into the storm drain system. Wastewater containing any
soap, cleaning agent or degreaser shall not be discharged into the storm drain.

Vegetated swales with grasses shall be mowed and clippings removed on a regular
basis.

CODE REQUIREMENTS

(Applicants/Developers are responsible for complying with all applicable Federal, State and
City codes and regulations regardless of whether or not the requirements are part of this list.
The following items are provided for the purpose of highlighting key requirements.)

Planning

106.

Building

The project shall meet all requirements of the City’s Growth Management Plan, as
determined by the Director of Community Development.

107. The project developer shall submit a building survey and/or record of survey and a site
development plan in accordance with the provisions of Chapter 18.68 of the Municipal
Code of the City of Pleasanton. These plans shall be approved by the Chief Building
and Safety Official prior to the issuance of a building permit. The site development plan
shall include all required information to design and construct site, grading, paving,
drainage, and utilities.
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108.

109.

110.

111.

1
=
D

112.

113.

114.

115.

116.

The project developer shall post address numerals on the building so as to be plainly
visible from all adjoining streets or driveways during both daylight and night time hours.

The buildings covered by this approval shall be designed and constructed to meet Title
24 state energy requirements.

All building and/or structural plans must comply with all codes and ordinances in effect
before the Building and Safety Division will issue permits.

Any tenant improvement plans shall be submitted to the Building and Safety Division for
review and approval.

All construction shall conform to the requirements of the California Fire Code currently
in effect, City of Pleasanton Building and Safety Division and City of Pleasanton
Ordinance 2015. All required permits shall be obtained.

Automatic fire sprinklers shall be installed in all occupancies in accordance with City of
Pleasanton Ordinance 2015. Installations shall conform to NFPA Pamphlet 13 for
commercial occupancies NFPA 13D for residential occupancies and NFPA 13R for
multifamily residential occupancies.

Fire alarm system shall be provided and installed in accordance with the CFC currently
in effect, the City of Pleasanton Ordinance 2015 and 2002 NFPA 72 - National Fire
Alarm Code. Notification appliances and manual fire alarm boxes shall be provided in all
areas consistent with the definition of a notification zone (notification zones coincide
with the smoke and fire zones of a building). Shop drawings shall be submitted for
permit issuance in compliance with the CFC currently in effect.

City ordinances require that all new and existing occupancies be provided with an
approved key box from the Knox Company as specified by the Fire Department. The
applicant is responsible for obtaining approval for location and the number of boxes
from the Fire Prevention Bureau. Information and application for Knox is available
through the Knox Company website or the Fire Prevention Bureau. Occupant shall be
responsible for providing tenant space building access keys for insertion into the Knox
Box prior to final inspection by the Fire Department. Keys shall have permanent
marked tags identifying address and/or specific doors/areas accessible with said key.

Underground fire mains, fire hydrants and control valves shall be installed in
conformance with the most recently adopted edition of NFPA Pamphlet 24, "Outside
Protection".

* The underground pipeline contractor shall submit a minimum of three (3) sets of
installation drawings to the Fire Department, Fire Prevention Bureau. The plans
shall have the contractor's wet stamp indicating the California contractor license
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117.

118.

119.

120.

{end}

type, license number and must be signed. No underground pipeline inspections will
be conducted prior to issuance of approved plans.

« All underground fire protection work shall require a California contractor's license
type as follows: C-16, C-34, C-36 or A.

+ All field-testing and inspection of piping joints shall be conducted prior to covering of
any pipeline.

Dead-end fire service water mains shall not exceed 500 feet in length and/or have more
than five Fire Department appliances* shall be looped around the site or building and
have a minimum of two points of water supply or street connection. Zone valves shall
be installed as recommended under NFPA, Pamphlet 24 and the Fire Marshal.

*Note: Fire Department appliances are classified as fire sprinkler system risers, fire
hydrants and/or standpipes.

Portable fire extinguisher(s) shall be provided and installed in accordance with the
California Fire Code currently in effect and Fire Code Standard #10-1. Minimum
approved size for all portable fire extinguishers shall be 2A 10B:C.

All buildings undergoing construction, alteration or demolition shall comply with Chapter
14 (California Fire Code currently in effect) pertaining to the use of any hazardous
materials, flame- producing devices, asphalt/tar kettles, etc.

The building (s) covered by this approval shall conform to the requirements of the
California Building Code currently in effect, the California Fire Code currently in effect
and the City of Pleasanton Ordinance 2015. If required plans and specifications for the
automatic fire sprinkler system shall be submitted to the Livermore-Pleasanton Fire
Department for review and approval prior to installation. The fire alarm system,
including water flow and valve tamper, shall have plans and specifications submitted to
Fire Prevention for review and approval prior to installation. All required inspections and
witnessing of tests shall be completed prior to final inspection and occupancy of the
building(s).
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EXHIBIT C
THE CITY OF

June 4, 2014
VIA E-MAIL
charles@charleshuffarchitect.com
Charles Huff
Architect

4441 Railrcad Avenue, Suite B
Pleasanton, CA 94566

Subject: Preliminary Application Comments - File No. P14-0803
Proposed Planned Unit Development for Mixed Use Project
273 Spring Street

APN: 094-0110-023
Dear Mr. Huff;

Thank you for submitting a Preliminary Review application for the purpose of creating a new
Planned Unit Development (PUD) to allow for the construction of a new two-story commercial
building and five new townhomes at 273 Spring Street, dated received on May 5, 2014,

The Preliminary Review process provides the City and other pertinent agencies an opportunity
to provide comments and direction early on in the development review process. These
comments are intended to help applicants and property owners design projects in conformance
with City plans and policies. Accordingly, based on the Preliminary Review of your project, the
following comments should be addressed in any formal development application submittal to the
City:

Planning Division Comments, Eric Luchini (925) 831-5612, eluchini@cityofpleasantonca.gov

At this time, staff has not made a determination if it would support the request as proposed as
additional information and more detailed plans are necessary with a formal application
submittal. Please note, the PUD process includes a 1,000 foot radius noticing requirement. The
notice would also be sent to the Pleasanton Downtown Association, Pleasanton Heritage
Association and the Downtown Improvement Association. Accordingly, staff recommends
contacting those groups in advance.

1. Compatibility and Aesthetics. Generally speaking, staff is concerned that the proposed
density coupled with the height and massing of the proposed residential units are
incompatible with the neighborhood, which is comprised primarily of one-story commercial
and single-family detached homes. While the PUD zoning provides flexibility in the typical
site development standards and is encouraged to facilitate in-fill development projects, said
projects must still provide a level compatibility with the surrounding area that is measured in

COMMUNITY DEVELOPMENT P. O. BOX 520, Pleasanton, CA 94566-0802
Planning Building & Safety Engincering Traffic Inspection
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Charles Huff

Preliminary Application Comments — P14-0803
June 4, 2014

Page 2 of 5

a variety of ways, including visual aesthetics, architectural style and quality, massing, height,
materials, etc. Based on the limited information provided with the preliminary application, the
proposed project, which includes five, three-story tall townhomes on a relatively small lot
and significantly reduced setbacks appears to be out of character and overly imposing on
the neighborhood. The Downtown Specific Plan Land Use Policy No. 1 states, "A major
attraction of the Downtown is the smalt and pedestrian scale of historic buildings. Existing
buildings on Main Street generaily do not exceed two stories. This height establishes a scale
of development which should be generally followed throughout the Downtown Commercial
area. In order to preserve the historic character of the Downtown, new or remodeled
buitdings within the Downtown Commercial area should be limited to two stories, except
three-story buildings may be allowed on a case-by-case basis provided (1) the buildings are
pedestrian in scale, and include features such as first-story storefront windows, recessed
entries, building details, and awnings; (2) buildings are designed to minimize their three-
story appearances through use of techniques such as dormer windows, stepping back upper
floors, and using design features between building levels to assist in maintaining an overall
horizontal design character to the buildings: and (3) buildings must conform with the City
Municipal Code height limits.” In more detai!, the Downtown Specific Plan Land Use Policy
No. 15 refers to Municipal Code Section 18.84 limiting building heights in residential areas
and future PUD's in the Downtown o two stories and no more than 30 feet. Similarly, the
Downtown Design Guidelines encourage two-story homes that use techniques such as hip
roofs and dormers to minimize height and lessen the impact on the predominantly single-
story residences in the area. The Guidelines also require new homes to be the same or
lower height than other existing homes in the neighborhood. Accordingly, staff recommends
reducing the building heights and massing of the residential units, as well as incorporating
the specified architectural elements described above.

2. Architectural Styling. On any formal application, identify the architectural styling that the
new residential units are based on and that is complimentary to the surrounding area. The
design features of that specific styling shall be required to be applied to all four sides of each
unit, not just the front elevation as currently depicted with the preliminary application.
Moreover, staff strongly encourages revisions and improvements to the design and detailing
for the proposed commercial building. As proposed, the commercial building fails to meet
the architectural standards of the existing commercial buildings within the Downtown and
the standards prescribed by the Downtown Design Guidelines.

3. General Plan and Specific Plan Consistency. The General Plan and Downtown Specific
Plan land use designations for the site are Retail, Highway, and Service
Commercial/Business and Professional Office and Downtown Commercial, respectively. The
proposed residential uses are permissible provided commercial space consistent with
Downtown Specific Plan is also provided. As proposed, the size of the commercial building
is not consistent with the Downtown Specific Plan and must be substantially enlarged for
staff to support the proposal. To accomplish this, staff recommends the first residential unit
be eliminated from the proposal, which would allow adequate on-site area to expand the

commercial building to a more appropriate and functional size and achieve consistency with
the Downtown Specific Plan,
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Preliminary Application Comments — P14-0803
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Page 30of §

4. Planned Unit Development. The zoning designation for the site is C-C (Central
Commercial, Downtown Revitalization, and Core Area Overlay Districts. The proposal would
require submittal of a formal PUD rezoning and development plan application.

Please see the following links for more information on the submittal requirements for a PUD,
as well as the development review application and impervious surface/stormwater forms:

httg:ﬂwww.cutyofgleasantonca.govlgdflglan-glannedunit.gdf
hltg:ﬁwww.cityofgleasantonca.govlgdfidevagg.gdf

httg:llwww.cityofpleasanlonca.govlbusinessiplannianStormWa_tLer.htmi

Please note that in addition to the submittal requirement information provided in the link
above, any formal application and plans should also provide at a minimum the following
information:

All existing tree locations, sizes, species, driplines and those to be saves/removed
All property lines

All drive aisles and back-up movement templates

All architectural details including window types, window trim and sills, cornices, efc.
All AC unit locations for residential units and HVAC for commercial building

A comprehensive master sign program for the commercial buitding

5. Demolition. The existing structure was built in 1966 and is not recognized as a historic
struclure by the City. However, per the Pleasanton Municipal Code, a certificate or
appropriateness would need to be issued by the Planning Commission to demolish the
existing building. The certificate of appropriateness could be processed concurrently with
any formal application. Staff would support the demolition of the existing building.

6. Circulation. Staff has concerns related to “Unit D". As proposed, it does not appear to have
adequate vehicle backup area, On any formal application, provide a drawing showing the
necessary backup movements required for vehicles to exit the garage for this unit, turn
around, and then proceed toward Spring Street. It must be demonstrated that a vehicle of
average size can make safe and typical vehicular movements from the unit.

7. Parking/Parking In-lieu. Clarify if you intend to provide on-site parking for both the
proposed commercial and residential uses or if you will be providing on-site parking for the
proposed residential uses only and paying the in-lieu fee for the proposed commercial use.
Additionally indicate how you intend to address guest parking on-site for the residentia)
units.

8. Floor Plans. Provide accurate and consistent floor plans with any formal application. The
floor plan for “Unit D" is inconsistent with the provided elevation,

9. Trash Service/Enclosure. Clarify how both the commercial and residential uses will receive
trash service including the location and/or storage areas for any receplacles and designated
pick-up areas. Also provide documentation from the trash service provider indicating their
willingness to accept the proposed trash service plan.

10. Fencing. Include a fencing plan with any formal application.
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11.

12.

13.

Arborist Report. Submit an arborist report prepared by a certified arborist acceptable to the
City (list enclosed). The report must specify the precise location, trunk with accurate dripline,
size, and species of all existing trees on-site with a diameter of 6-inches or larger, plus any
tree off-site with driplines that overhang onto the site. The report must determine the heaith
of the existing trees, the value of the trees, the effects of the proposed development on the
trees, and recommendations for any special precautions necessary for their preservation.
Any trees proposed to be removed or pruned to accommodate the development must be
clearly indicated in the report and on the site plans.

Tentative Map. Staff recommends separate submittal of a tentative map to be processed
independently if the residential units are to be located on individual parcels for individual
ownership. Pursuant to Pleasanton Municipal Code Section 18.68.130(D), to subdivision
map may be processed concurrently with a Planned Unit Development application.

CEQA. Staff does not have enough information to determine the appropriate CEQA
process for this proposal. That determination will be made upon submittal of any formal
application when more detail is provided. Any formal application must include submittal of

the required environmental assessment form and corresponding fee of $25.00. The form
may be accessed using the following link:

hitp://www.cityofpleasantonca.gov/pdf/envirapp. pdf

Traffic Div. Comments, Mike Tassano (925) 931-5670, MTassano@pcityofpleasantonca.gov

14.

Driveways, Sidewalks, and Sight Distance. To ensure traffic safety and adequate sight
distance, the existing driveway should be widened to 25 feet. It is also recommended that
the existing sidewalk be widened to a minimum of 5 feet.

Engineering Div. Comments, Kaushik Bhatt (925) 931-5664, KBhatt@cityofpleasantonca.gov

15.

Civil Drawings. Provide full site civil and utility drawings with any formal application,
including grading and utility plans. Please note:

a. All water services will be private up to Spring Street with all water meters being located
on Spring Street.

b. Ail sewer services will be private up to Spring Street.

c. All on-site water, sewer, and storm drain(s) shall be maintained by a maintenance
association or homeowners association.

d. All new water and sewer connection fees shall apply.

Utility Eng. Comments, Abbas Masjedi (925) 931-5644, AMasjedi@cityofpleasantonca.gov

16.

Form. Complete and submit the required impervious surface/stormwater form as part of any
formal application. The form may be accessed using the link below:

hiip:/iwww cityofpleasantonca.qov/business/planning/StormWater.himl
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Please note the proposal shall comply with the current NPDES requirements including, but
not limited to Storm Water Treatment, Low Impact Development, Copper Control, etc. Plans

shall be required to show down spout focations and landscape stormwater treatment
locations.

Fire Department Comments, Ryan Rucker (925) 454-2330, RRucker@Ipfire.org

17.Service Access Issue. The Fire Department is concerned with the inability to provide
adequate rescue service due lo a lack of access created by relatively small building
separation distances and property line setbacks, as well as a lengthy and narrow access
driveway. It is recommended thal these concerns are taken into account and the site plan is
revised to improve these issues to an acceptable level.

18. Sprinklers. Please note fire sprinklers will be required for all of the structures.

19. Fire Protection Measures. Please note all doorways and windows must meet all required
fire protection rating requirements, especially given the close proximity of the residentiat
units to one another. Additionally, built-up eaves and rescue windows shall be required.

Police Department Comments, Archie Chu (925) 931-5100, AChu@cityofpleasantonca.gov

20. Lighting and Fencing Plan. Any formal application should include a lighting and fencing
plan.

Please note that upon submittal and review of a formal application for this proposal, additional
information may be required. You will receive a list of the requested items as part of the
development review process.

If you have any questions or would like to schedule a meeting to discuss the information
detailed in this letter, please do not hesitate to contact me at (925) 931-5612.

Sin::z‘ejy, |

s

Associate Planner
Enclosure — City Arborist List
/

cc Jim Knuppe, JimKnuppe@gmail.com
File

X IEncLuchni/P 14-080327 3SpringStreetPrelimCommentLetter 06.04-14



THE CITY OF

PLEASANTON.

August 1, 2014

VIA E-MAIL
charles@charleshuffarchitect.com

Charles Huff

Architect

4441 Railroad Avenue, Suite B
Pleasanton, CA 94566

Subject: Preliminary Review Application Comments (Second Review) — File No. P14-0803
Proposed Planned Unit Development for Mixed Use Project
273 Spring Street

Dear Mr. Huff:

It was a pleasure 1o meet with you and your clients on July 15, 2014. Thank you for submitting a
revised set of plans in response to our prior correspondence dated June 4, 2014, for the above-
referenced Preliminary Review application at 273 Spring Street. The proposal includes the
establishment of a new Planned Unit Development (PUD) to allow for the construction of two new two-
story commercial buildings and five new townhomes on the subject site.

The Preliminary Review process provides the City and other pertinent agencies an opportunity to
provide comments and direction early on in the development review process. These comments are
intended to help applicants and property owners design projects in conformance with City plans and
policies. Accordingly, based on the second Preliminary Review of your project, the following
comments should be addressed in any formal development application submittal to the City:

Planning Division Comments, Eric Luchini (925) 931-5612, eluchini@cityofpleasantonca.gov

Staff supports the development of housing in and areund downtown, particularly on underutilized lots
such as the subject site. In addition, staff appreciates the time and effort you have spent revising the
design of the project to-date to better conform to the requirements of the Downtown Specific Plan.
However, staff remains concerned with two significant components of the proposed project, as
summarized below:

1. Land Uses. As proposed, staff is concerned that there would be a lack of public support for the
project because it does not conform to the land use designation for the site in the Downtown
Specific Plan. The land use designation for the site is “Downiown Commercial,” which requires
ground floor commercial uses and allows upper-floor residential uses. Ground floor residential
uses are not permitied. To bring the project into conformance with the Downtown Specific Plan,
the project would need to have no ground floor residential uses, A small amount of ground floor
residential uses in the back of the property may be palatable to the community, but in the case of
the current proposal, the vast majority of ground floor uses (in terms of square footage) are
residential. We recommend relocating at least one of the existing residential units to the second
floor of one of the proposed commercial buildings, allowing for an expansion of the ground floor of

COMMUNITY DEVELOPMENT P. O. BOX 520, Pleasanton, CA 94566-0802
Planning Building & Safety Engineering Traffic Inspection

200 Oid Bernal Ave. 200 Old Bernal Ave, 200 Old Bernal Ave 200 Old Bernal Ave. 157 Main Street
(925) 931-5600 (925) 931-5300 {925) 931-5650 (925) 931-5650 (925) 931-5680

Fax. 931-5483 Fax: 931-5478 Fax: 931-5479 Fax: 931-5479 Fax; 931-5484
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that commercial building (or eliminating at least one of the residential units entirely to expand
commercial space). If you decide to proceed with the project as currently proposed, General Plan
and Specific Plan amendments would be required, and final approval of such a request would be
uncertain.

2. Parking. Staff has concerns with the lack of on-site parking provided, specifically, the lack of
guest parking for the residential units and the commercial uses. While paying the in-lieu fee for the
proposed commercial use remains an option, the existing site currently provides significant on-site
parking and elimination of all but two to three on-site spaces to accommodate a project
inconsistent with the General Plan and Downtown Specific Plan is difficult for staff to support and
defend against expected criticism from the public, Planning Commission, and City Council.
Accordingly, staff recommends providing more on-site residential guest and commercial area
parking, and reducing the reliance upon the in-lieu mechanism, which staff does not feel it could
support at this time. Please note, pursuant to Pleasanton Municipal Code Sections 18.88.120,
should you desire to pursue in-lieu parking, the City Council will need to make a determination as
to whether: (1) surface or structure parking rates would apply; and (2) special circumstances exist
to allow more than 50% of the required parking spaces to be in-lieu.

In addition to the concerns expressed above, the following items remain of concern to staff based on
the revised ptans and must be addressed.

3. Compatibility and Aesthetics. Generally speaking, staff is concerned that the proposed density
coupled with the height and massing of the proposed residential units are incompatible with the
neighborhood, which comprises primarily one-story commercial and single-family detached
homes. While the proposed PUD zoning would provide flexibility in the typical site development
standards and is encouraged to allow for the creative design of in-fill development projects, PUD
projects must still provide compatibility with the surrounding area, taking into account a variety of
factors, including: aesthetics, architectural style and quality, massing, height, materials, etc. Based
on the limited information provided with the preliminary application, the proposed project, which
includes five, three-story tall townhomes on a relatively small lot with significantly reduced
setbacks appears to be out of character and overly imposing on the neighborhood. The Downtown
Specific Plan states, “A major attraction of the Downtown is the small and pedestrian scale of
historic buildings. Existing buildings on Main Street generally do not exceed two stories. This
height establishes a scale of development which should be generally followed throughout the
Downtown Commercial area.” Downtown Specific Plan Land Use Policy No. 1 states: “In order to
preserve the historic character of the Downtown, new or remodeled buildings within the Downtown
Commercial area should be limited to two stories, except three-story buildings may be allowed on
a case-by-case basis provided (1) the buildings are pedestrian in scale, and inciude features such
as first-story storefront windows, recessed entries, building details, and awnings; (2) buildings are
designed to minimize their three-story appearances through use of techniques such as dormer
windows, stepping back upper floors, and using design features between building levels to assist
in maintaining an overall horizontal design character to the building; and (3) buildings must
conform with the City Municipal Code height limits.” Downtown Specific Plan Land Use Policy No.
15 refers to Municipal Code Section 18.84 limiting building heights in residential areas and future
PUDs in the Downtown to two stories and no more than 30 feet. Similarly, the Downtown Design
Guidelines encourage two-story homes that use techniques such as hip roofs and dormers to
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minimize height and lessen the impact on the predominantly single-story residences in the area.
The Guidelines also require new homes to be the same or lower height than other existing homes
in the neighborhood. Accordingly, staff recommends reducing the building heights and massing of
the residential units, as well as incorporating the specified architectural elements described above.

4. Architectural Styling. On any formal application, identify the architectural styling that would be
employed on the new residential units and that would be complementary to the surrounding area.
The design features of that specific styling shall be required to be applied to all four sides of each
unit, not just the front elevation, as currently depicted with the preliminary application.

Moreover, staff strongly encourages revisions and improvements to the design and detailing for
the proposed commercial buildings. As proposed, the commercial buitdings fail to meet the
architectural standards of the existing commercial buildings within the Downtown and the
standards prescribed by the Downtown Design Guidelines.

5. Planned Unit Development. The zoning designation for the site is C-C {Central Commercial,
Downtown Revitalization, and Core Area Overlay Districts). The proposal would require submittal
of a formal PUD rezoning and development plan application.

Please see the following links for more information on the submittal requirements for a PUD, as
well as the development review application and impervious surface/stormwater forms:

httg:llwww.cityofgleasantonca.govlgdflglan-glannedunil.gdf
hitp:/iwww. cityofpleasantonca.gov/pdf/devapp.pdf

httg:llwww.cityofgleasantonca.govlbusinesslglanningIStormWater.html

Please note that in addition to the submittal requirement information provided in the links above,
any formal application and plans should also provide at a minimum the following information:

* All existing tree locations, sizes, species, driplines and trees to be saved/removed (see
“Arborist Report,” below)

All property lines

All drive aisles and back-up movement templates

All architectural details including window types, window trim and sills, cornices, etc.

All AC unit locations for residential units and HVAC for commercial buildings

A comprehensive master sign program for the commercial building

6. Demolition. The existing struclure was built in 1966 and is not recognized as a historic structure
by the City. However, per the Pleasanton Municipal Code, a certificate of appropriateness would
need to be issued by the Planning Commission to demolish the existing building. The certificate of
appropriateness could be processed concurrently with any formal application. Staff would support
the demolition of the existing building.

7. Circulation, Staff has concerns related to "Unit D", As proposed, it does not appear o have
adequate vehicle backup area. On any formal application, provide a drawing showing the
necessary backup movements required for vehicles to exit the garage for this unit, turn around,
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10.

1.

12.

13.

and then proceed toward Spring Street. It must be demonstrated that a vehicle of average size
can make safe and typical vehicular movements from the unit.

Floor Plans. Provide accurate and consistent floor plans with any formal application. The floor
plan for “Unit D" is inconsistent with the provided elevation.

Trash Service/Enclosure. Clarify how both the commercial and residential uses will receive trash
service, including the location and/or storage areas for any receptacles and designated pick-up
areas. Also provide documentation from the trash service provider indicating their willingness to
accept the proposed {rash service plan.

Fencing. Include a fencing plan with any formal application.

Arborist Report. Submit an arborist report prepared by a certified arborist acceptable to the City
(list enclosed). The report must specify the precise location, trunk with accurate dripline, size, and
species of all existing trees on-site with a diameter of 6-inches or larger, plus any tree off-sile with
driplines that overhang onto the site. The report must determine the health of the existing trees,
the value of the trees, the effects of the proposed development on the trees, and
recommendations for any special precautions necessary for their preservation. Any trees
proposed to be removed or pruned to accommodate the development must be clearly indicated in
the report and on the site plans.

Tentative Map. Staff recommends separate submittal of a tentative map to be processed
independently if the residential units are to be located on individual parcels for individual
ownership. Pursuant to Pleasanton Municipal Code Section 18.68.130(D), a subdivision map may
not be processed concurrently with a Planned Unit Development application.

CEQA. Staff does not have enough information to determine the appropriate CEQA process for
this proposal (CEQA review, including public review of a draft CEQA document, may be required if
General Plan and Specific Plan amendments and a rezoning are requested). That determination
will be made upon submittal of any formal application when more detail is provided. Any formal
application must include submittal of the required environmental assessment form and
corresponding fee of $25.00. The form may be accessed using the following link:

httg:llwww.cityofgleasanlonca.govlgdflenviragg.gdf

Traffic Div. Comments, Mike Tassano (925) 931-5670, MTassano@cityofpleasantonca.gov

14.

Driveways, Sidewalks, and Sight Distance. To ensure traffic safety and adequate sight
distance, the existing driveway should be widened to 25 feet. It is also recommended that the
existing sidewalk be widened to a minimum of 5 feet.

Engineering Div. Comments, Kaushik Bhatt (925) 931-5664, KBhatt@cityofpleasantonca.gov

15.

Civil Drawings. Provide full site civil and utility drawings with any formal application, including
grading and utility plans. Please note:



Charles Huff — Preliminary Review Application Comments (P14-0803)
Page 5
August 1, 2014

a. All water services will be private up to Spring Street with all water meters being located on
Spring Street.
b. All sewer services will be private up to Spring Street.

c. All on-site water, sewer, and storm drain(s) shall be maintained by a maintenance association
or homeowners association.

d. All new water and sewer connection fees shall apply.
Utility Eng. Comments, Abbas Masjedi (925) 931-5644, AMasjedi@cityofpleasantonca.gov

16. Form. Complete and submit the required impervious surface/stormwaler form as part of any
formal application. The form may be accessed using the link below:

httQ:ﬂwww.cityofgleasantonca.govlbusinesslglanninngtormWater.html

Please note the proposal shall comply with the current National Poliutant Discharge Elimination
System (NPDES) requirements including, but not limited to Storm Water Treatment, Low Impact
Development, Copper Control, etc. Plans shall be required to show down spout locations and
landscape stormwater treatment locations.

Fire Department Comments, Ryan Rucker (925) 454-2330, RRucker@ipfire.org

17. Service Access Issue. The Fire Department is concerned with the inability to provide adequate
rescue service due to a lack of access created by relatively small building separation distances
and property line setbacks, as well as a lengthy and narrow access driveway. It is recommended
that these concerns are taken into account and the site plan is revised to improve these issues to
an acceptable level.

18. Sprinklers. Please note that fire sprinklers will be required for all of the structures.

19. Fire Protection Measures. Please note that all doorways and windows must meet required fire
protection rating requirements, especially given the close proximity of the residential units to one
another. Additionally, built-up eaves and rescue windows shall be required.

Police Department Comments, Archie Chu (925) 931-5100, AChu@scityofpleasantonca.gov

20. Lighting and Fencing Plan. Any formal application should include a lighting and fencing plan.

Please note that upon submittal and review of a formal application for this proposal, additional

information may be required. You will receive a list of the requested items as part of the development
review process.

If you have any questions or would like to schedule a meeting to discuss the information detailed in
this letter, please do not hesitate to contact me at (925) 931-5612.
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Enclosure — City Arborist List

/
cc Jim Knuppe, JimKnuppe@gmail.com

Mike Knuppe, rasSa@acl.com
File

X:fEricLuchini/P14-0803273SpringStreelPrelimCommeniLetier2 08-01-14
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Tree Assessment

Tree No. Species

11

13

172

Coast redwood
Coast redwood
Coast redwood
California black
walnut

Canary Island date

palm
Mexican fan palm

Mexican fan palm
Modesio ash

Tree of heaven
English walnut

Black locust

Tree of heaven

Tree of heaven

273 Spring St.
Pleasanion, CA

October 12, 2015

Trunk
Diameter
{in.)

27
21
17
22
24

18
17
24

1511
24

16,12

24

Heritage
Tree?

Yes
Yes
Yes
Yes
Yes

Yes
Yes
Yes

Yes
Yes

Yes

Yes

No

Condition
1=poor
S=excellent

Suitability for
Preservation

Low
Low
Low
Low
High
High
High
Moderate

Low
Moderate

Low

Low

Low

EXHIBIT E

I
HOERT )\rllH{L

Comments

In very small planier; lifting asphall, brown needtes; no central
leader, thin crown, epicormic

In very small planier; lifting asphalt; brown needles: thin crown,
epicormic

In very small planter, lifting asphall. brown needles: crook at top;
thin crown, epicormic.

Mutltiple attachments al 4, topped.; upper crown in southeast stem
is dead

28’ brown frunk height, bulge at base

25" brown trunk height. good tree; recenily skinned.

70° brown trunk height

Off-site; no tag, cannol see majority of tree; decay at 20 feet
recenily pruned.

Engulfed in ivy; codominanl trunks at base. at top of walt.

Cif-site; no 1ag, cannot see majority of free, recently pruned; poorly
pruned in past

Declining; drought stressed, growing belween fence and wall in
very small space; 16" uprighl stem is good, pruning wounds, barely
exiends into property

Mulliple attachments at 12°, history of branch failure; dead wood:
bee hive, sun scald

Growing between fence and wall, at iop of wall; crook in trunk; thin
crown, exlensive dieback; sun scald
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Introduction and Overview

Jim Knuppe is pianning to redevelop the site at 273 Spring St. in Pleasanton, CA.
Current site use consists of a narrow building at the back of the lot and paved parking
near Spring St. HortScience, Inc. was asked to prepare an Arborist Report for the site
as part of the development application to the City of Pleasanton.

This report provides the following information:

1. An evaluation of the health and structural condition of the trees within the
proposed project area based on a visual inspection from the ground,

2. An assessment of the development impacts to the trees based on the drawings
provided by the client.

3. An appraisal of value of the trees according to the procedures described in the
Guide for Plant Appraisal (Council of Tree and Landscape Appraisers).

4. Guidelines for tree preservation during the design, construction and maintenance
phases of development.

Assessment Methods
Trees were assessed on October 30, 2014. The assessment included all irees within
and adjacent to proposed construction areas measuring 8” and greater in diameter. The
assessment procedure consisted of the following steps:

1. Identifying the tree as to species;

2. Tagging each tree with a numerically coded metal tag and recording its

location on & map;

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

4. Evaluating the health and structural condition using a scale of 1 = 6;

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

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

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

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

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

5. Rating the suitability for preservation as *high”, “moderate” or “low”.

Suitability for preservation considers the health, age and structural condition

of the tree species, and its potential to remain an asset to the site.

High: Trees with good health and structural stability that have the
potential for longevity at the site.
Moderate: Trees with somewhat declining health and/or structural

defects than can be abated with treatment. The tree will
require more intense management and monitoring, and may
have shorter life span than those in ‘high’ category.

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



A B B B BN B I O N N E T EEEERE W

Arborist Report
273 Spring Street, Pleasanton, November 10, 2014 Page 2

City of Pleasanton Urban Tree Protection Requirements
The Pleasanton Municipal Code Chapter 17.16 controls the removal and preservation of
Heritage trees within the city. Heritage trees are defined as:

1.
2.

3.
4,

5.

Any single-trunked tree with a circumference of 55 inches or more measured
four and one-half feet above ground level;

Any multi-trunked tree of which the two largest trunks have a circumference of
55 inches or more measured four and one-half feet above ground level;

Any tree 35 feet or more in height;

Any tree of particular historical significance specifically designated by official
action;

A stand of trees, the nature of which makes each dependent upon the other
for survival or the area’s natural beauty.

Heritage trees may not be removed, destroyed or disfigured without a permit.

Description of Trees

Fourteen (14) trees, representing nine (9) species, were evaluated (Table 1). Three trees
were growing off-site (#8, 10 and 12). Descriptions of each tree are found in the Tree
Assessment Form and approximate locations are plotted on the Tree Assessment Map
(see Attachments).

Table 1. Condition ratings and frequency of occurrence of trees

273 Spring $t., Pleasanton, CA

Common Name Scientific Name Condition Total

Poor Fair Good
(1-2) (3 (@4-5)

Tree of heaven Ailanthus altissima - 3 - 3
Modesto ash Fraxinus velutina ‘Modesio’' - - 1 1
California black walnut Juglans hindsii 1 - - 1
English walnut Juglans regia - - 1 1
Glossy privet Ligustrum lucidum - 1 - 1
Canary Island date palm  Phoenix canariensis - - 1 1
Black locust Robinia pseudoacacia - 1 - 1
Coast redwood Sequoia sempervirens - 3 - 3
Mexican fan palm Washingtonia robusta - - 2 2
Total 1 8 5 14

Three (3) trees of heaven were assessed. The trees of heaven were in fair condition but
seemed to be declining with narrow canopies and dead wood. Trunk diameters ranged in
size from 8 to 24", The 24" diameter tree of heaven (#13) located in the center of the Iot
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had a large spreading crown that had been harshly pruned off over the neighbor's
property to the east (Photo 1).

Three (3) mature coast redwoods were located on the west side of the property near
Spring Street. Trunk diameters ranged from 17 to 27". Asphalt extended to the trunks of
all trees, and asphalt around trees had been lifted by roots. Coast redwoods were in fair
condition with dry needles and epicormic growth, an indication of water stress (Photo 2).
Trees’ conditions would likely improve with regular irrigation.

ot BT

Photo 1 - Tree of Heaven #13 was in Photo 2 - Coast redwoods #1-3 had
fair condition but appeared to be discolored vegetation and epicormic
declining. growth indicative of water stress,

Two (2) Mexican fan palms were located near the
center of the lot. Tree #6 was approximately 35’ tall
and #7 was approximately 75' tall. Both were in
excellent condition.

The remaining species were represented by one (1)
tree each and included the following:

e Canary Island date palm in good condition
(Photo 3);

California black walnut in poor condition;
An off-site Modesto ash;

An off-site English walnut;

An off-site glossy privet.

A total of 12 of the trees evalualed qualified as
Herilage trees. Heritage status of individual trees is
provided in the Tree Assessment Form.

Photo 3 - Canary Island date palm #5
was in good condition.
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Suitability for Preservation

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

Our goal is 1o identify trees that have the potential for long-term health, structural stability
and longevity. Evaluation of suitability for preservation considers several factors:

= Tree health
Healthy, vigorous trees are better able to tolerate impacts such as root injury,
demolition of existing structures, changes in soil grade and moisture, and soil
compaction than are non-vigorous trees. For instance California black walnut #4
would not tolerate construction impacts as well as a healthier California black
walnut.

= Structural integrity
Trees with significant amounts of wood decay and other structural defects that
cannot be corrected are likely to fail. Such trees should not be preserved in
areas where damage to people or property is likely. Tree of heaven with a
history of branch failure is likely to experience future branch failures.

* Species response
There is a wide variation in the response of individual species to construction
impacts and changes in the environment. In general, coast redwoods are
relatively tolerant of construction impacts and site changes while California black
walnut is intolerant of site disturbance.

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

= [nvasiveness
Species that spread across a site and displace desired vegetation are not always
appropriate for retention. This is particularly true when indigenous species are
displaced. The California Invasive Plant Inventory Database (hitp:/www.cal-
ipc.oralpaff) lists species identified as being invasive. Pleasanton is part of the
Central West Floristic Province. Tree of heaven is listed as having a moderate .
invasiveness rating. Mexican fan palm and Canary Island date palm have a
limited invasiveness rating.

Each tree was rated for suitability for preservation based upon its age, health, structural
condition and ability to safely coexist within 2 development environment. Table 2
{following page} provides a summary of suitability ratings. Suitability ratings for individual
trees are provided in the Tree Assessment Forms (see attachments).

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

High  These are trees with good health and structural stability that have the
potential for longevity at the site. Three trees were of high suitability
for preservation: Mexican fan palms #6 and 7 and Canary Island
date palm #5.

Moderate  Trees in this category have fair health and/or structural defects that
may be abated with treatment. These trees require more intense
management and monitoring, and may have shorter life-spans than
those in the “high” category. Six trees were of moderate suitability
for preservation: three coast redwoods, Modesto ash #8, English
walnut #10 and glossy privet #12.

Low Trees in this category are in poor health or have significant defects in
structure that cannot be abated with treatment. These trees can be
expected to decline regardless of management. The species or
individual tree may possess either characteristics that are
undesirable in landscape settings or be unsuited for use areas. Five
trees were of low suitability for preservation: three irees of heaven,
California black walnut #4 and black locust #11.

Evaluation of Impacts and Recommendations

Appropriate tree retention develops a practical match between the location and intensity
of construction activities and the quality and health of trees. The Tree Assessment
Form was the reference point for tree health and condition. | referred to a plan titled
“Spring Street Townhomes” created by Charles Huff (Architect) to estimate the impacts to
trees from the proposed changes.

The plan proposes to construct 5 three-story townhomes, a commercial retail building, a
small garden space and paved driveway area. Due to the density of construction, on-site
tree preservation will be limited.

Nine trees will be removed to accomplish the planned construction, three off-site trees
can be preserved but will require pruning for clearance, and two palm trees can be
transplanted to the future garden area.

Nine trees will be removed. Redwoods #1-3 will be removed for the commercial retail
building. Trees #4, 7, 9, 11 and 172 will be removed for the driveway construction.
Trees #9, 11 and 172 are property line trees and may be off-site trees. Tree #13 will be
removed to build one of the townhomes. Of these nine trees, only tree #7 had a high
suitability for preservation; five trees had a low suitability for preservation. Of these nine
trees, eight trees are Heritage.

Two of the palms (#5 and &) are within construction areas but were highly suitable for
preservation. These trees would be good candidates for transplanting into the garden
space designed near Spring Street. Due to the height of Mexican fan palm #7,
transplanting would be very difficult,

Three off-site trees (#8, 10 and 12) were very difiicult to see in the field assessment.
From what |- could see, these trees appeared healthy and would survive anticipated
impacts; however, the amount of pruning required for construction (with permission of the
trees’ owners) of a three story townhome would likely remove 1/3 of the crown of each
tree.
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Recommendations for preservation are predicated on adherence to the Tree
Preservation Guidelines.

Table 3. Recommended action for trees
273 Spring St., Pleasanton, CA.

Tree  Species Trimk Disposition Comments
No. Diameter’
(in.)
1 Coast redwood 27 Remove  Within commercial retail building
2 Coast redwood 21 Remove  Within commercial retail building
3 Coast redwood 17 Remove  Within commercial retail building
4 California black 22 Remove  Within driveway
walnut
5 Canary Island 24 Transplant ~ Within townhome
date palm
6 Mexican fan 18 Transplant ~ Within driveway
palm
7 Mexican fan 17 Remove  Within driveway
palm
8 Modesto ash 24 Preserve  Off-site; prune for clearance
9 Tree of heaven 15,11 Remove Edge of driveway
10 English walnut 24 Preserve  Off-site; prune for clearance
11 Black locust 16,12 Remove  Edge of driveway
12 Glossy privet 10 Preserve  Off-site; prune for clearance
13 Tree of heaven 24 Remove  Within townhome
172 Tree of heaven 8 Remove  Edge of driveway
Appraisal of Value

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

The value of landscape trees is based upon four factors: size, species, condition and
location.  Size is measured as trunk diameter, normally 54" above grade. A ‘multi-
branched tree which has major branches below 54" above the natural grade is measured
just below the first major trunk fork.

The species factor considers the adaptability and appropriateness of the plant in the Bay
area. The Species Classification and Group Assignment lists recommended species
ratings and evaluations. Condition reflects the health and structural integrity of the
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individual, as noted in the Tree Assessment Form. Location considers the site,
placement and contribution of the tree in its surrounding landscape.

The appraised value of the nine trees recommended for removal is $14,150. The value
of the two trees to be transplanted is $5,200, and the value of the three off-site trees to
be preserved is $7,650. The appraised value of each tree is provided in Table 4.

Table 4. Appraised value of trees
273 Spring St., Pleasanton, CA.

Trunk

22? Species Dia!neter Ap\';arﬁ::ed
(in.)
1 Coast redwood 27 $ 5,150
2 Coast redwood 21 % 3,150
3 Coast redwood 17 $ 2,050
4 California black walnut 22 $ 1,500
5 Canary Island date palm 24 $ 4,700
6 Mexican fan palm 18 $ 500
7 Mexican fan palm 17 $ 800
8 Modesto ash 24 $ 4,150
9 Tree of heaven 15,11 $ 300
10 English walnut 10,6,4 $ 3,100
11 Black locust 16,12 3 700
12 Glossy privet 10 % 400
13 Tree of heaven 24 $ 450
172 Tree of heaven 8 $ 50
Total $ 27,000

Tree Preservation Guidelines

The goal of tree preservation is not merely tree survival during development but
maintenance of tree health and beauty for many years. Impacts can be minimized by
coordinating any construction activities inside the TREE PROTEGTION ZONE.

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

Design recommendations
1. Surveyed trunk locations should be plotted on all plans and forwarded to the
Consulting Arborist for review and comment.

2. Any plan affecting trees should be reviewed by the Consulting Arborist with
regard to tree impacts. These include, but are not limited to, improvement plans,
utility and drainage plans, grading plans, landscape and irrigation plans and
demolition plans.

3. Tree Preservation Guidelines, prepared by the Consulting Arborist, should be
included on all plans.
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4. Underground services including utilities, sub-drains, water, bioretention or sewer

should not run along the northern edge of the property where they would impact
the off-site trees. Where this is unavoidable, special construction techniques
such as hand digging or tunneling under roots shall be employed where
necessary to minimize root injury.

Pre-construction treatments and recommendations

1.

The demolition contractor shall meet with the Consulting Arborist before
beginning work to discuss work procedures and tree protection.

Trees to be preserved may require pruning to provide construction clearance. All
pruning shall be completed by a Certified Arborist or Tree Worker. Pruning shall
adhere to the latest edition of the ANSI Z133 and A300 standards as well as the
Best Management Practices — Tree Pruning published by the International
Society of Arboriculture.

Structures and underground features to be removed along the northern boundary
shall use the smallest equipment. The consuiting arborist shall be on-site during
all operations within 5 feet of the northern boundary of the property to monitor
demolition activity. Extra care to avoid root injury along the northern edge of the
property during demolition will be required.

Recommendations for tree protection during construction

1.

Prior to beginning work, the contractors working in the vicinity of frees to be
preserved are required to meet with the Consulting Arborist at the site to review
all work procedures, access routes, storage areas and tree protection measures.

Any demolition or excavation within the dripline or other work that is expected to
encounter tree roots should be approved and monitored by the Consulting
Arborist. Roots shall be cut by manually digging a trench and cutting exposed
roots with a sharp saw. The Consulting Arborist will identify where root pruning is
required.

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

Any additional tree pruning needed for clearance during construction must be
performed by a Certified Arborist or Certified Tree Worker and not by
construction personnel,

Maintenance of impacted trees

Trees preserved at the 273 Spring St. site will experience a physical environment
different from that pre-development. As a result, tree health and structural stability
should be monitored. Occasional pruning, fertilization, mulch, pest management,
replanting and irrigation may be required. In addition, provisions for monitoring both tree
health and structural stability following construction must be made a priority. As trees
age, the likelihood of branches or entire trees failing will increase. Therefore, annual
inspection for hazard potential is recommended.
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If you have any questions regarding my observations or recommendations, please
contact me.

HortSclence, Inc.

I

Ryan Gilpin, M.S.
Certified Arborist #WE-10268A

Attachments: Tree Assessment Form
Tree Assessment Map
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Tree Assessment Map
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261 Spring Street ‘1))
Pieasanton, CA
Tree Assessment Ay de

HORT fsCiEnCE

Tree No. Species Trunk  Hetitage Condition Sultability for Comments
Diameter Tree? 1=poor Preservation
{in.} S=excellent
1 Coast redwood 27 Yes 3 Moderate In very small planter; lifting asphalt; brown needles; no central
. leader, thin crown, epicormic.
2 Coast redwood 21 Yes 3 Moderate  In very small Planter; liting asphalt; brown needles; thin crown,
epicormic.
3 Coast redwood 17 Yes 3 Moderale  In very small planter, lifting asphalt; brown needles; crook at top;
thin crown, epicormic.
4 California black 22 Yes 2 Low Multiple attachments at 4" topped; upper crown in southeast stem
walnut is dead.
5 Canary Island date 24 Yes 5 High 28’ brown trunk height; bulge at base.
palm
6 Mexican fan paim 18 Yes 5 High 25" brown trunk height; good tree; recently skinned.
7 Mexican fan palm 17 Yes 5 High 70' brown trunk height.
8 Modesto ash 24 Yes 4 Moderate  Off-site; no tag; cannot see majority of tree.
9 Tree of heaven 15,11 Yes 3 Low Engulfed in ivy; codominant trunks at base; at top of wall.
10 English walnut 24 Yes 4 Moderate  Off-site; no tag; cannot see majority of tree.
11 Black locust 16,12 Yes 3 Low Growing between fence and wall in very small space; 16" upright
stem is good; pruning wounds, barely extends into property.
12 Glossy privet 10 No 3 Moderate  Off-site; no tag; cannot see majority of tree,
13 Tree of heaven 24 Yes 3 Low Multiple attachments at 12'; history of branch failure; dead wood.
172 Tree of heaven 8 No 3 Low Growing between fence and wall; at top of wall; crook in trunk; thin
crown,
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|B. FOUNDATION _
T8D BY. Fiy Ash andior Slag In Concreta
No BZ. Radon-Reslstant Construction 0 2
No B3, Foundation Dralnage System 0 2
No B4. Molsture Controlied Crawlspace 0 1
B5. Structural Pest Contrals
[ _No__ "7 [5.1Termte Shiekls and Separated Exterior Wood-lo-Concrets Connections [ | I
| No | B5.2 Plant Trunks, Bases, or Stems at Leas! 36 Inches from the Foundation 0 |
[e. LANDSCAPE
v 13 00% Enler ihe landscene area percentage
f Yes C1. Plants Grouped by Water Neads {Hydrozoning) 1 | 1
| No C2. Thres inches of Mulch in Planting Beds [} I 1
| CJ. Resoturce Efficlent Landscapes
| Yes . €3.1NoInvasive Species Listed by CaklPC 1 1
[ _ 78D | C32Ptanis Chosenand Located to Grow to Natural Size 1
Yes C3.3 Drought Tolerant, Cakiomia Nalive, Mediterranean Species, or Other
| Approprials Species 1 3
ol E CA. Kinimal Turd In Landscape
Yes C4.1 Mo Turf on Siopes Exceeding 10% and No Overhead Sponklers instatied in
Arezs Less Than Eight Feel Wide [} 2
i Yes C4.2 Turf on & Smad Percenlage of Landscaped Aren F]
No C5. Trees 10 Moderate Bullding Temperalure 1 1 1
Yes Cé&. High-EMclency Irigation System 2
Yes C7. One Inch of Compost in the Top Six 1o Twelve Inches of Soll 0 2
No Co. Ralnwater Harvesting System 1 ]
Ho C%. Recycled Wastewatar (rrigation System [ 1
TBD €10, Submetsr or Dedicated Mater lor Landscape Irrigation 2
Ne C11. Landscaps Meets Water Budget 1] 2
C12. Environmentally Preferable Maleriails for Site
No | €12.1 Environmentally Prelerable Matenats for 70% of Non-Plant Lendscape
i Elemenis end Fencing 0 1
{ - No C€12.2 Play Structures and Surfaces Have an Average Recycled Conlent 220% 1
! ) C13. Reduced Light Pollution [
HNo C14. Largs Stslure Trea(s] 1
No C18. Third Party Landsczpe Program Certiticatlon 1
No C186. Maintsnance Contract with Cenlified Professicnal 1
N No C17. Community Garden 2
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D. STRUCTURAL FRAME AND BUALDING ENVELOPE
D1. Opilmal Value Engtnsering
No 01 1 Joists, Raflers, and Studs 8t 24 Inches on Center [ 1 F
No 1.2 Nen-Load Bearing Door and Window Headers Sized lor Load {
No D1.J Advanced Framing Measures [ F-
No 02. Construction Materia! Efiiclencles []
B D3. Enginesred Lumber
“TBD D3.1 Engineered Beams and Headers
8D 0.2 Wood |- Joists or Web Trusses for Floors
No 01.3 Enginered Lumber for Roof Rallers [) 1
No D3.4 Engineered or Finger-Jointed Studs lof Venical Appications [*] 1
Yes D3.5 0S8 lor Sublicor 05 05
You D3 6 0SB lor Watl and Roof Shesthiag 0.5 05
TBO D4. tnsulsted Hoaders 1
D5. FSCCertified Wood
No | D51 Dimensional Lumber, Studs, and Timber 0 | | 8
No ] DS5.2 Panel Products 0 )| |IE]
D8. Solid Wall Systems
= No 6.1 Al Leas| 0% ol Floors ] 1
Nog D6.2 Al Leasl 50% of Exterior Walls 0 1 1
No D6 3 Al Leas! 90% of Roois 0 1 1
TBD 07. Energy Hesis on Roof Trusses 1
Na D8. Overhangs and Gutters 0 1 1
D9. Reduced Polluiton Entering Lhe Home lrom the Garage
No | D9.1Delached Garage 0 | 2 |
No | D9.2 Mitigation Sirategies for Attached Genage 0 [ 11
D10. Struciural Past and Rot Controls
No D10.1 Al Wood Located Al Leas! 12 inches Above the Sod 0 []
No D10.2 Wood Framing Treating With Borales or Faclory-Impregnated, or Wall
Maierials Other Than Wood 0 1
T80 D11, Moisiure-Resistant Materlals In Wel Areas [such as Kichen, Bathrooms, Uity Rooms,
and Basements) 1 1
E. EXTERIOR
No E1. Environmentally Prelsrable Decking 0
No E2. Flashing installation Third-Party Verifled ] F
No _|E3. Raln Scresn Wall System 0 2
Yeag Ed. Durable and Hon-Combustible Cladding Materials 1 1
€G6. Durable Roofing Materials
Yoy ES5.1 Durable end Fire Resislart Roofing Matenals or Assembly 1 1
Yes £5 2 Aoofing Wamanly for Shingie Roofing Y R | R | RIR R
NO ES. Vegetatad Roof [1] 2 2
F. INSULATION
F1.nsulation with 30% Post-Consumer or 60% Postindustrial Recycled Content
No i F11Wals and Floors [ I 1
No | F1.2Ceilings 0 [ 1
FZ. Insutaticn that Mests the COPH Standard Malthod—Residentisl for Low Emissions
No 1 F2.1 Walts and Floors 1] 1 1
Yes i F2.2Cefings 1 ||
F3. Insulation That Does Hot Conialn Flre Retardants
_No F3 1 Cavny Walls and Fioons [ 1
Yes £3.2 Cetlings 1 1
Yes F3.3 Interior and Exierior Insutation 1 1
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G. PLUMBING
G1. Efficiant Distribuiton ¢f Domestic Hot Waler
No G1.1 Insulated Hot Waler Pipes [1] 1
No G1 2 WaterSense Volume 1.imit for Hol Water Distribution 0 1
No G1 J Increased EMciency in Hot Water Distribution 0 2
G2. Install Water-Efficient Fixtures
Yes G2.1 WaterSense Showerheads with Malcriag Compensaten Valve 2 2
Yes G2.2 WaterSense Bathroom Faucels 1 1
Yes G2.3 WalerSense Tolels with @ Maximum Perormance {MaP) Threshold of bo
Leas Than 500 Grams 1 1
No G2.4 Urinals with Flugh Rate of s 0.1 Galona/Flush 1
No GJ. Pre-Piumbing for Graywater Sysiem 1
No G4, Operationsl Graywater Sysiem 3
TEOD G6. Submater Water far Tananis 2
H. HEA‘I'ING; VENTILATION, AND AIR CONDITIONING i
H1. Sealed Combustion Units
No _ | H11Sealed Combuston Fumnace [] 1
No '} H1.2 Sealed Combustion Water Healer 0 2
{ No |H2, High Performing Zoned Hydronie Radlant Heating System ] [l 1
t HJ. Effective Ductwork
{ No H3.1 Ducl Mastc on Duct Joints and Seams 0 1
. No H1.2 Pressure Balance the Ductwork Syslem [] 1
No H4. ENERGY STAR® Bathroom Fans Per HVI Standards with Alr Flow Varified 0 1
HE. Ad d Praciices for Cooling
Ho H5.1 ENERGY STAR Ceiling Fans in Living Areas and Badmoms [] 1
Yes HS.2 Operable Windows and Skybghts Located lo Induce Cross Ventiation in Al
Least One Roam in 80% of Unds 1 1
. HE. Whole House Mechanical Ventllation Praciices to Improve Indoor Alr Quality
Yes HE.1 Meel ASHRAE Standard 62.2.2010 Vent2abon Residential Slandards Y R [ R R R
No HB 2 Advanted Ventlation Slandards [1] 1
No H5 3 Quidoor Air Ducied to Bedroom and Limng Araas 1]
H7. Effsctive Range Design and Instalallon
No § H7 1 Efteclive Range Hood Ducting and Design 1] 1
No i H7.2 Automatic Range Hood Control [1] [
. REREWABLE ENERGY
No [11. Pre-Plumbing lor Solar Water Hesting 0 1
No {12. Praparation for Future Photovelisic Installation [] 1
j1. Onsite Renewable Generation (Solar PV, Solar Thermal, and Wind) 25
14. Not Zero Enorgy Home
No 14.1 Near Zero Energy Home 2
No_ 14.2 Net Zem Electric 4
No 15. Solar Hot Water Systems 10 Prahest Domestic Hot Water 4
No |16. Photovohialc System for Muliifamily Projscts [1 12
J. BUILDING PERFORMANCE AND TESTING
No J1. Third-Party Varification ol Quality of Insulalion Installation [] 1
No J2. Supply and Retum Alr Flow Tasling [« 1 1
No J1. Machanical Venliation Testing and Low Leakage [* 1
No J4. Combusiion AppHance Sefety Testing [« 1
2013 Js. Bullding Performance Exceeds Title 24 Pan 8
10 0% J5.1 Home Outperforma Title 24 25 20
00% J5.2 Non-Residential Spaces Quipertorm Tille 24 0 15
No J8. Title 24 Prepared and Signed by a CABEC Certiflad Ensrgy Analyst 0
No J7. Participation in Utility Program with Third-Party Plan Review [1]
Ro J8. ENERGY STAR for Homes 0
No 49. EPA Indoor airPlus Ceriification 1
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K. FINISHES
KA1. Entryways Designed (o Reduce Tracked-in Contaminants
No K1 1 Eniryways to Individua! Unils 0 1
No K1.2 Eniryways to Buidangs 1
No K2. Zero-VOC Interior Wall and Ceiling Paints 2
No KJ. Low-VOC Caulks snd Adhesives 0 1
K4. Environmenially Preferable Materials for Interior Finish
250% K4 1 Cabinets k] 2
250% K4 2 Intenot Tam 1 2
250% K4 3 Shelving 1 2
No K4 4 Docrs 0 2
Mo K4.5 Counlertops 0 1
KS. Formaldshyds Emissions in Interior Finlsh Excesd CARB
Yes K5.1 Doors 1
Yes K5.2 Cabinets and Counleniops F 2
Yes K5.3 Interior Tam and Shelving F 2
No HE. Products That Comply With tha Health Product Declaration Open Standard 0 2
Ne K7. Indoor Alr Formaldehyde Level Less Than 27 Paris Per Balion ] 2
No KB8. Comprehensive Inclusion of Low Emitling Finishes 1
No K9. Durable Cabinels [1] 2
No K10. At Least 25% of Interlor Fumiiure Has Envimanmentally Preferable Attributes 0 1
L. FLOORING
No L1, Environmentally Prelerable Flooring 3
No 2. Low.-Emitting Flooring Meals CDPH 2010 Standard Method —Reslideniial 3
No L. Durable Flooring 1
| No L4. Thermal Mass Flooring 1
M. APPLIANCES AND LIGHTING
Yes [M1. ENERGY STAR® Dishwashor 1 1
Nao |M2. CEE-Rated Clothes Washer [ 1 2
<26 cubic leet |M3. Slze-EMcient ENERGY STAR Refrigeralor 2
Md4. Permanent Centars for Wasle Reduction Sirstegles
No ] M4.% Bultin Recycing Cenler [} 1 | I 1§
No | M4.2Bultin Compesling Center 0 | | |
Ms. Lighting Efficlancy
T80 M5 1 Hgh-Efficacy Lighting F3
No M5.2 Lighting Sysiem Designed to IESNA Foolcandle Standards or Designed
i by Lighting Consufiant 2
No M§. Central Laundry 1
Mo M?. Goarless Elavator 1
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N. COMMUMNITY
N1. Smart Developmant
Yas Ng.1 Infd Skte 1
No N1.2 Designaled Brownhield Site 1
No N1.3 Conserve Resources by Increasing Density 2 2
No N1 4 Cluster Homes for Lend Presesvation 1 1
Nt.5 Home Size Efficiency [\ 9
2015 Enler the area of the hame, in square fest
3 Enler the number of bedooms
TBD N2, Homa(s}iDevelopmeni Located Within 112 Mile of a Msjor Transit Stop 2 ] |
N3. Pedestirian and Bicycle Access
N3.1 Pedestnan Access to Services Within 142 Mile of Community Services 2 ] ]
Enter the number of Tier 1 services
Enier the number of Tier 2 serices
No N1.2 Connection lo Pedesiiian Palhways
No N2.3 Traffic Calmmy Sirategies 2
No N3.4 Sidewaltks Bufiered from Roadways and 5-8 Fesl Wide 1
No NJ.5 Bicyde Storage for Residents D 1
. No N3J.6 Bicycle Storage for Non-Residents [1] 1
HNo N7 Reduced Parking Capacity ] 2
N4, Qutdoor Gathering Places
No N4,1 Publc or Semi-Pubkc Ouldoor Gathering Places jar Residents [ 1
Ne N4.2 Pubke Quldoor Galhering Places wilh Direcl Accesa to Tier 1 Communiy
Services 0 1
N5. Social Int ton
Yes N5.1 Residence Entries with Views to Calers 1 1
Mo N5.2 Entrances Visitle (rom Street and/or Other Front Doors [1] 1
No N5.3 Porches Oriented to Street and Pubkic Space 0 1
No N5.4 Social Gathesring Space 0 1
N&. Passive Sclar Design
No ] N6.1Healng Load 0 2 [ |
No 1 N6.2 Cooting Load 0 2 | {
7. Adapiable Building
Ho { N7 1 Universal Design Principles in Units 0 [] 1| |
No | N7 2 Ful-Funclion Independent Rental Unit 0 ] 1 |
N8, AHordability
No N8.1 Dedicaled Linits for Househoids Making 80% of AMI of Lass 2
No NB.2 Unils with Mufiiple Bedrooms for Househeids Making 80% of AMI or Leas [ 1
Mo N8 3 Al Least 20% of Units at 120% AMI or Less are For Sele { 1
N9. Mized-Uso Developmants
No N3 1 LivelWork Units Include a Dedicaled Commertial Enlrance 0 1
Yeas N3.2 Al Leas! 2% of Development Floor Spaca Supports Mixed Use 1 1
No N9.3 Hall of ihe tion-Residential Floor Space is Dedicated to Communily Service 0 1
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0, OTHER o
Yes 01. GreenPolnt Rated Checklisl In Blueprints Y R R R R
TED 02. Pre-Construction Hickoff Meatlng with Rater and Suhconiractomn 05 1 [X]
No 0). Orantalion and Training 1o Occupants—Canduct Educstional Walkihroughs 0 05 | 05 | 0S5 0.5
No O4. Builder's or Developer's Management Staff are Certifled Green Bullding
Professionals 0 05 ' 05 ] 05 0.5
No O5. Hothe System Monitors 0 2 1
05, Gryan Buliding Education
No 06 .1 Marketing Green Building 2
No 06 2 Green Building Signage 05 0.5
Yes 07. Grean Appraissl Addendum Y R R R R R
No 08. Delalied Durabliity Plan and Third-Party Verification of Plan implementation 0 1
No 09. Residenis Are Offered Free or Olscounted Transit Pagses 0 2
L _No 010. Vandalism Detervence Practices and Vandslism Managemeni Ptan 0 1
P, DESIGH CONBIDERATIONS
P1, Acoustics: Molse and Vibration Control 1 I 1 |
] Enlar the numbes of Tiar 1 practices
} Enter the ber of Tier 2 practices
P2. Mixed-Use Design Straleglos
No F2 1 Tenant Improvement Requ:remenis lor Budd-Ouls [] 1 1
No P2 2 Commerzal Load'ng Area Separaled for Residential Area [1] [
No P2.3 Separate Mechancal and Plumbmng Systems [] 1
PJ. Commissioning
No P3,1 Design Phase [] 1 1
No P3.2 Consiruction Phase 0 1 1
No P3.3 Post-Construction Phese 0 1 1
No P4, Bullding Enclosure Testing 0 1 1 1
i;,“_i_”{lllr..l“uji , ) S LT “T%&%' ?ﬁ -;;ﬁf e
Total Avatable Points in Specific Calegories| 383 43 | 138 | &1 86 53
Minmum Poinls Required in Specific Calegories| so 21 25| s 6 6
vir ey e rai =t T z ) i T s el T Er T T ] >
D"—'J '_I.:]“LI_ rantis l.'-.'l".-"lel ‘.'.1){'.5 !.(IJ ;—‘L&) .Em m &I@ ,_--i-_:__, ._-.._..._._ﬁ _1._:__-1.5__ _ '{
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EXHIBIT G

DOWNTOWN
AS5S50CIATION

November 18, 2015

City of Pleasanton Planning Commissioners,

After close review of the resubmitted plans for 273 Spring Street the Pleasanton Downtown Association's
Design and Historical Review Committee voted not to support the plan as proposed. As an organization we
feel strongly that the proposed residential units would not benefit our downtown especially since they are
locatec one parcel in from Main Street, the core of our commercial district. We believe this property should
be utilized in a way Lhat would enhance the overall vitality of our downtown by being developed with a
majority of comnmercial retail space.

Additionally we feel the lack of on-site parking for this proposed project will further exacerbate the parking
strain fell daily in downtown. We would ask that any project approved for this site provide a minimum of
50% of its required parking on site.

The site at 273 Spring Streel is an essential piece of the downlown puzzle, We strongly encourage Lhe
Planning Commission to look at Lhe long term negalive effects of adding more residential units to our
commercial district and carefully weigh the options of what this property could be used for to strengthen our
downtown.

Best Regards,

(/ﬂ/& 2 Lam,u\,h 0-€a

tayra Olsoh
?{2 Itive Director
Pleasanton Downtown Association Igasanton Downlown Association

CC:

Nelson Fialhe, City Manager

Pamela Olt, Cconomic Development Director
Gerry Beaudin, Community Development Director
[ric Lechini, Associate Planner

PDA Board of Directors

PDA Design & Historical Review Committee
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