
 
 

Planning Commission 
Staff Report

 March 14, 2012 
 Item 6.a. 
 
 
SUBJECT: PUD-85-08-12D (Site 1), PUD-81-30-86D (Site 2), & P11-0856 
 
APPLICANT: Bob Linder / BRE Properties, INC.   
 
PROPERTY OWNERS: WP Carey (Site 1) and BRE Properties Inc. (Site 2)  
 
PURPOSE: Applications for:  (1) two PUD (Planned Unit Development) 

Development Plan approvals to construct:  (a) a mixed-use high-
density residential/commercial development containing 
251 residential units, 4 live/work units, and approximately 
5,700 square feet of retail space at the property located at the 
southeast corner of Owens Drive and Willow Road 
(PUD-85-08-12D); and (b) a high-density residential development 
containing 247 residential units, 4 live/work units, and a .55-acre 
public park at the property located at the northern corner of 
Gibraltar Drive and Hacienda Drive (PUD-81-30-86D); and (2) an 
amendment to the Phase I and Phase II Development 
Agreements between the City of Pleasanton and Prudential 
Insurance Company of America to:  (a) extend the term of the 
Development Agreement to five years from the date of approval of 
the two Development Plans referenced above; and (b) incorporate 
approval of the development standards and design guidelines of 
the Hacienda Transit Oriented Development (TOD) Standards 
and Guidelines (P11-0856). 

 
Also consider the Initial Study and Mitigated Negative Declaration 
prepared for the projects (Site 1, PUD-85-08-12D, and Site 2, 
PUD-81-30-86D). 

 
LOCATION: The southeast corner of Owens Drive and Willow Road (Site 1) 

and the northern corner of Gibraltar Drive and Hacienda Drive 
(Site 2). 

 
GENERAL PLAN: Mixed Use / Business Park (Industrial / Commercial and Office) 
 
ZONING: PUD – MU (Planned Unit Development – Mixed Use)  
 
EXHIBITS: A-1. Draft Conditions of Approval for Site 1 
 A-2. Draft Conditions of Approval for Site 2 
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 B-1. Site Plan, Building Renderings, Elevation Drawings, 
Landscaping Plans, and Civil Drawings dated “Received 
November 10, 2011” for Site 1 

 B-2. Site Plan, Building Renderings, Elevation Drawings, 
Landscaping Plans, and Civil Drawings dated “Received 
November 10, 2011” for Site 2 

 C. October 17, 2011, Planning Commission Meeting Minutes 
Excerpt 

 D.  February 8, 2012, Joint City Council/Planning Commission 
Staff Report  

 E.  Hacienda TOD Standards and Guidelines  
 F. Alternative Retail Depth Plans 
 G. November 17, 2011, Housing Commission Staff Report with 

Affordable Housing Agreements for Site 1 and Site 2 
 H.  November 17, 2011, Housing Commission Meeting Minutes 

Excerpt  
 I. GreenPoint Multifamily Checklists for Site 1 and Site 2 
 J. Development Agreement Amendments 
 K.  Location and Noticing Maps 
 L. Public Correspondence  
 M. Mitigated Negative Declaration  

 
 
BACKGROUND 

On March 1, 2011, City Council adopted the Hacienda Transit Oriented Development (TOD) 
Standards and Design Guidelines.  These Guidelines were an outcome of the Settlement 
Agreement for the Urban Habitat v. City of Pleasanton litigation and the Hacienda TOD Task 
Force.  The standards and guidelines provide direction in regard to uses, density, affordability, 
building mass and height, setbacks, open space, parking, access, and street character for 
three vacant sites in Hacienda Park (i.e., Sites 1, 2, and 3).  The Core PUD regulations found 
in the Hacienda TOD Standards and Design Guidelines apply only to these three specific sites 
in Hacienda; the standards do not apply to all of Hacienda Park.  All development applications 
for the sites require review by the City through the Planned Unit Development (PUD) process, 
which will include review and recommendation by the Planning Commission and action by the 
City Council.  Accordingly, the applicant has submitted two formal PUD applications for Sites 1 
and 2.   
 
Prior to presenting the applications to the Planning Commission for a formal recommendation 
to the City Council, and in order to receive input from the Planning Commission, City Council, 
and public regarding the proposed mixed-use apartment/commercial project (Site 1) and the 
residential live/work project (Site 2), staff presented the project at two separate work sessions.  
The first work session was held on October 17, 2012 with the Planning Commission and the 
second work session was a joint work session with the City Council and Planning Commission 
on February 8, 2012.  The outcome of the work sessions is discussed in the Work Sessions 
section of this report. 
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Work Sessions 
Planning Commission Work Session:  At the October 17, 2011, Planning Commission meeting, 
the Commission was asked six questions regarding the two sites.  Those questions are noted 
in italics with a summary of the Commission’s comments thereafter.   
 

A. Would the Planning Commission support exceptions to the Hacienda TOD Standards 
and Guidelines if the project were to move forward as proposed? 

 
The Commission believed it could support exceptions to the live/work building depth 
given the uncertainty that the uses would be used as retail space and could support the 
substitution of alleys for internal streets because the alley street type of design that is 
proposed for both sites allows for more open space.  The Commission requested that 
the main vehicular entries of the two sites be accentuated so people know they are the 
entryways and requested that the applicant return with visuals of what the entries will 
look like.   

 
B. Are the building designs appropriate in their physical context adjacent to large office 

buildings?  
 
Most of the Commissioners felt that the design for the two sites was appropriate, but 
requested that more consideration be given to the roof tops on Site 2.  One 
Commissioner commented that more detailing on Site 2 should be added to reduce the 
“institutional” look.  A request was made to have “really good” visuals when the 
application returns for a recommendation so that the Commissioners can get a better 
sense of what the project is going to look like standing on the ground and looking up.  
One Commissioner noted that she would have like to have seen more places where 
people can congregate within the complex. 
 

C. Are the proposed building colors and materials acceptable?  
 
The Commission felt that using different colors for each site was appropriate.  They 
agreed with the applicant that the colors of Site 1 complemented the adjacent office 
buildings and the colors of Site 2 complemented the adjacent residential development.  
The Commission requested that larger color chips/samples be provided to help 
determine the actual colors since the plans are computer generated colors and don’t 
truly represent the colors. 
 

D. Is the positioning of the buildings acceptable?  
 
The Commission was supportive of the positioning of the buildings for both sites.  One 
Commissioner noted that the corner of Willow Road and Owens Drive (Site 1) was well 
designed and liked the positioning of the garages and how they are not exposed to the 
to the streets.  
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E. Is the size of the public park on Site 2 acceptable (.55-acres)? 
 
Commissioners felt the park size was acceptable, although they wished it could have 
been larger.  Some expressed a desire to expand the park onto the adjacent Shaklee 
property to make a larger park, at some point in the future.   
 

F. What information would the Planning Commission wish to see to assist its decision on 
the proposals? 
 
The Commission requested more viewscapes and detailed visuals to the greatest extent 
possible and additional detail work on the entryways for both sites when the application 
returns for a formal recommendation.  The request was made to also have feedback 
from the Pleasanton Police Department indicating that the plans for Site 1 were 
reviewed and confirmation from the applicant that there will be on-site management 
security for both sites.  One Commissioner requested specific details on the connection 
to the Iron Horse Trail to the two sites and whether there will be gates or if it will be 
open and the type of access across the parking lots to the trail.  The request was made 
that the tot lot amenities, with their locations noted, and the view across the tot lots be 
incorporated into the plans when the application returns to the Commission for a formal 
recommendation.  One Commissioner requested that bike parking or locker details be 
included in the plans to see what they look like and how they are accessed.  The 
request was also made to have confirmation that the projects conform to the Pleasanton 
Pedestrian and Bicycle Master Plan. 
 

The Planning Commission work session meeting minutes can be found in Exhibit C for the 
Commissions reference. 
 
Based on the feedback received at the October 17, 2011, Planning Commission work session, 
the applicant made revisions to the plans to address the Commissions comments.  Those 
revisions were reflected in the plans presented to the City Council/Planning Commission at 
their joint work session.     
 
Joint City Council/Planning Commission Work Session:  At the February 8, 2012, joint City 
Council/Planning Commission work session, the Council and Commission were asked to 
review the plans and provide feedback on the project.  The comments and/or requested 
information discussed at the joint work session are summarized below.  
 

 Commission:  The Commissioners were pleased with the revisions that were made to 
the plans since the October 17, 2011, work session meeting.  A Commissioner, as well 
as the Council, stated their concerns with the depth of the retail, live/work units being 
less than 40-feet.  There was concern that those units would not be successful unless 
they had a minimum of 40-feet in depth.  Commissioners requested additional retail 
depth information for the next meeting to help assess if having less than 40-feet in 
depth would be appropriate.  (See discussion of alternative plan for live/work spaces 
and the requested data in Table 1 on page 14 of this report.)  Overall, the Commission 
felt that they could support exceptions to the TOD guidelines should the project move 
forward as proposed.   



PUD-85-08-12D, PUD-81-30-86D, and P11-0856                                                   Planning Commission 
5 of 25 

 
 Council:  Two Councilmembers felt that the designs of the sites were too industrial.  

One Councilmember requested that the photo simulated trees be removed from the 
elevation drawings to help assess what the true design would be and suggested that 
trellises be incorporated into the design of the building entrances to soften the 
appearance.  The Council noted their concern with the Owens Drive changes occurring 
only on the “BRE side.”  The Council expressed its desire to have a larger park that 
incorporated the vacant land on the Shaklee site.  Councilmembers also noted that they 
would like to have the proposed trail improvements completed at the time of 
construction of the two Sites.      

 
Staff notes that the joint City Council/Planning Commission meeting minutes are not available 
at this time; however, the February 8, 2012 joint City Council/Planning Commission staff report 
is included as Exhibit D.   
 
The applicant has considered the comments provided by the Commission and the Council and 
has requested to formally move forward with the plans that were presented at the February 8, 
2012, meeting.  Therefore, the applications are being presented to the Planning Commission 
for a formal recommendation to the City Council for review and final decision.   
 
SITE DESCRIPTIONS 

Site 1 is an approximately 8.4-acre, relatively flat vacant lot located on the southeast corner of 
Owens Drive and Willow Road.  Site 2 is an approximately 8.1-acre, relatively flat vacant lot 
located on the northern corner of Gibraltar Drive and Hacienda Drive.  Both Sites are south of 
the Dublin/Pleasanton BART station, west of the Iron Horse Trail, and bordered by Shaklee’s 
corporate headquarters and the Kaiser campus.  Site 2 currently has an access drive to the 
Shaklee site, which will be removed upon development of the property. 
 

 
 
 
 
 
 
 
 

Please refer to the next page for Figure 1 
 
 
 
 
 
 
 
 
 



PUD-85-08-12D, PUD-81-30-86D, and P11-0856                                                   Planning Commission 
6 of 25 

 
Figure 1: Aerial View of Site 1 and Site 2 

 
 
PROJECT DESCRIPTIONS  

The applicant proposes to build: 1) a mixed-use high-density residential/commercial 
development containing 251 residential units, four live/work units, and approximately 5,700 
square-feet of retail space, and (2) a high density residential development containing 247 
residential units and four live/work units.  Site specific project details can be found in the Site 1 
and Site 2 sections on page 7 and page 9 of this report.  As discussed in the Hacienda TOD 
Standards and Guidelines, both projects would include roadway changes to Owens Drive, 
Willow Road, and Gibraltar Drive, including lane reductions by replacing the travel lanes with a 
combination of parking lanes, frontage roads, bike lanes, and sidewalks.   
 
Roadway Changes 
Owens Drive between Willow Road and the BART traffic signal will be reduced from a six-lane 
roadway to a two-lane roadway, one lane in each direction, with a frontage road on both sides, 
and diagonal parking on the south side of Owens Drive.  Staff notes that the applicant will only 
be responsible for the eastbound Owens Drive roadway changes; BART will be responsible for 
the westbound Owen Drive changes.  Willow Road between Owens Drive and Gibraltar Drive 
will be reduced from a four-lane roadway to a two-lane roadway with parallel parking on the 
west side of Site 1.  Gibraltar Drive between Hacienda Drive and Willow Road will be reduced 
from a four-lane roadway to a two-lane roadway with diagonal parking on the north side of 
Gibraltar Drive along the frontage of Site 2.   
 

Shaklee 

Kaiser Campus 

N 

Iron Horse Trail 



PUD-85-08-12D, PUD-81-30-86D, and P11-0856                                                   Planning Commission 
7 of 25 

Site 1: Mixed-Use Residential with Live/Work and Commercial 
Site Access:  There are two vehicular access entrances to the site: one from Willow Road and 
one from Owens Drive. The entrance on Willow Road would serve as the main entrance to the 
site.  Please refer to Figure 2 below. 

 
Figure 2: Site 1 

 
 

 
                                                                       Site1 

 
Density:  The project would include eight buildings housing 251 residential units and two 
mixed-use buildings containing four residential units and approximately 5,700 square-feet of 
retail/commercial space on an approximately 8.4-acre site.  The density of the project is 30.29 
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dwelling units per acre, which is consistent with the Hacienda TOD Standards and Guidelines 
requirements.  The residential buildings are located along the southern and eastern sides of 
the property, with two of the buildings located generally in the center of the site.  One mixed-
use building is proposed at the north side of the property (fronting Owens Drive) with the 
second mixed-use building located on the west side of the property (fronting Willow Road).   

 
Unit Sizes:  The 251 units include 12 studio units ranging from 595 to 771 square-feet in area, 
126 one-bedroom units ranging from 605 to 935 square-feet, 107 two-bedroom units ranging 
from 1,023 to 1,438 square-feet, 6 three-bedroom units that are approximately 1,319 square-
feet, and 4 live/work units ranging from 1,630 to 1,730 square-feet.  Please refer to the “Project 
Data” table on the cover sheet of the plans for Site 1 (Exhibit B-1) for a detailed breakdown of 
the unit types.  Pedestrian access to the units would be from internal corridors with the ground 
floor units having porch entrances. 

 
Parking:  The buildings would have two to three apartment floors over first floor parking with a 
total of 412 parking spaces (covered and uncovered) proposed.  Each covered space includes 
storage space and bike storage areas as required by the Guidelines.  A total of 25 of the 412 
parking spaces are dedicated to visitor parking, which is consistent with the Guidelines.      

 
Building Heights:  The residential units are three- and four-stories tall and provide one covered 
parking space per unit in addition to surface parking.  The maximum height of the three-story 
building is approximately 35-feet and the maximum height of the four-story building is 
approximately 57-feet, as measured from the grade of the exterior of the building to the top 
element of the buildings. 

 
Leasing and Fitness Buildings:  In addition to the eight residential buildings and two mixed-use 
buildings, there are two additional structures proposed on site: an approximately 3,380 square-
foot club/fitness building and an approximately 2,875 square-foot leasing office. 

 
Trail Connection:  A 10-foot wide tree-lined trail that leads to the Dublin/Pleasanton BART 
station is proposed along the east side of the property, adjacent to the Kaiser parking lot.   

 
Public and Private Space:  A tree-lined pedestrian path with decorative paving is proposed 
adjacent to the mixed-use buildings and streets (i.e., Owens Drive and Willow Road) with a 
plaza area proposed at the northwestern corner of the site.  In addition to private patios or 
balcony space for the residences, the project includes active and passive recreation areas.  
The residences are provided with community amenities that include a pool, spa, cabanas, 
water feature, lawn, turf recreation area, tot lot, and lounging areas.   
 
Retail/Commercial:  Two, approximately 2,850 square-foot first floor retail/commercial spaces 
(combined total of approximately 5,700 square-feet) will be located at the southeast corner of 
Owens Drive and Willow Road, adjacent to the proposed plaza area with decorative pavers. 
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Site 2: Mixed-Use Residential and Live/Work 
Site Access:  There are two vehicular access entrances to the site: one from Hacienda Drive 
and one from Gibraltar Drive.  The entrance on Gibraltar Drive would act as the main entrance 
to the site.  Please refer to Figure 3 below. 
 

Figure 3: Site 2 

 
 

 
Site 2 
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Density:  The project would include 10 buildings housing 247 residential units and four 
live/work units on an approximately 8.1-acre site.  The density of the project is 30.72 dwelling 
units per acre, which is consistent with the Hacienda TOD Standards and Guidelines 
requirements.  The residential buildings are located along Hacienda Drive and Gibraltar Drive 
with three of the buildings located at the northern (rear) part of the property.  There is an 
approximately 3,570 square-foot leasing/club building and an approximately 1,680 square-foot 
fitness building located in the center of the property. 

 
Public Park:  An approximately 23,598 square-foot (.55-acre) public park is proposed at the 
southwest portion of the property, facing Gibraltar Drive.  The park will contain a multi-purpose 
grass field that leads into two separate tot lot areas.  Staff notes that that the Hacienda TOD 
Standards and Guidelines require a public park to be located on Site 1 or 2.    

 
Unit Sizes:  The 247 units include 18 studio units ranging from 595 to 771 square-feet in area, 
125 one-bedroom units ranging from 732 to 935 square-feet, 95 two-bedroom units ranging 
from 1,023 to 1,234 square-feet, 9 three-bedroom units that are approximately 1,319 square-
feet, and 4 live/work units ranging from 1,630 to 1,730 square-feet.  Please refer to the “Project 
Data” table on the cover sheet of the plans for Site 2 (Exhibit B-2) for a detailed breakdown of 
the unit types.  Pedestrian access to the units would be from internal corridors with the ground 
floor units having porch entrances. 

 
Parking:  The buildings would have two to three apartment floors over parking, which provide 
one covered parking space per unit in addition to on-site parking, with a total of 405 parking 
spaces (covered and uncovered) proposed.  Each covered space includes storage space and 
bike storage areas.  A total of 25 parking spaces, of the 405 parking spaces, are dedicated to 
visitor parking, which is consistent with the Guidelines. 

 
Building Heights:  The residential units are three- and four-stories tall.  The maximum height of 
the three-story building is approximately 36-feet and the maximum height of the four-story 
building is approximately 54-feet, 6-inches as measured from the grade of the exterior of the 
building to the top element of the buildings. 

 
Leasing and Fitness Buildings:  In addition to the residential buildings and live/work units, there 
are two additional structures proposed on site: a club/fitness building and leasing office.  The 
two buildings have a combined square-footage of approximately 5,250 square-feet. 
 
Trail Connection:  A 10-foot wide tree-lined trail that extends towards the Dublin/Pleasanton 
BART station is proposed along the northwest, and east sides of the property, adjacent to the 
Kaiser parking lot and proposed public park.   

 
Public and Private Space:  A courtyard area with decorative paving is proposed adjacent to the 
live/work buildings at the corner of Gibraltar Drive and Hacienda Drive.  In addition to private 
patios or balcony space for the residences, the project includes active and passive recreation 
areas.  There is a club room for residents attached to the leasing office and a stand-alone 
fitness center located east of the leasing office.  The proposal also includes exterior recreation 



PUD-85-08-12D, PUD-81-30-86D, and P11-0856                                                   Planning Commission 
11 of 25 

areas: a pool, children’s pool, spa, cabanas, fire pit, barbeque area, a turf recreation area, and 
lounging areas.   
 
ANALYSIS 

General Plan 
The subject parcels are designated by the Land Use Element of the Pleasanton General Plan 
for “Mixed Use / Business Park (Industrial / Commercial and Office)” land uses, such as office, 
commercial, hotel, institutional, and residential uses.  The residential and commercial portions 
of the projects are consistent with this land use designation.  The proposals are consistent with 
the following General Plan Land Use Element Policies and Programs: 
 
Sustainability 

Policy 2:  Integrate land-use and transportation planning in order to ensure patterns 
that facilitate safe and convenient mobility of people and goods at a 
reasonable cost, and to increase travel alternatives to the single-occupant 
automobiles.     

 
Program 2.1: Reduce the need for vehicular traffic by locating employment, residential, 

and service activities close together, and plan development so it is easily 
accessible by transit, bicycle, and on foot.   

 
Program 2.3: Require transit-compatible development near BART stations, along 

transportation corridors, in business parks and the Downtown, and at 
other activity centers, where feasible.   

 
Program 2.4: Require higher residential and commercial densities in the proximity of 

transportation corridors and hubs, where feasible. 
 
Program 2.6: Require design features in new development and redevelopment areas to 

encourage transit, bicycle, and pedestrian access, such as connections 
between activity centers and residential areas, and road design that 
accommodates transit vehicles, where feasible. 

 
Program 2.8: Require land development that is compatible with alternative 

transportation modes and the use of trails, where feasible.   
 
Overall Community Development 

Policy 4: Allow development consistent with the General Plan Land Use Map.  
 
Program 4.1: Ensure consistency between the General Plan Land Use Map and the 

zoning designation for all properties within the City’s sphere of influence. 
 

Residential 
Policy 9: Develop new housing in infill and peripheral areas which are adjacent to 

exiting residential development, near transportation hubs or local-serving 
commercial areas. 
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Policy 10: Provide flexibility in residential development standards and housing type 
consistent with the desired community character.   

 
Program 10.1: Use planned unit development (PUD) zoning for residential properties that 

have unique characteristics or to accommodate development that does 
not fit under standard zoning classifications. 

Mixed Use 
Policy 16: Encourage mixed-use development which encompasses any combination 

of commercial development, housing units, or community facilities in an 
integrated development.  In areas served by transit, encourage mixed use 
and residential densities that support affordable housing and transit. 

 
Policy 18: Establish a well-planned mixture of land uses around the BART Stations.  
 

Zoning and Uses 
The project site is zoned PUD – MU (Planned Unit Development – Mixed Use) which permits 
residential, live/work, and commercial uses.  The project is consistent with this PUD District. 
 
The permitted and conditionally permitted uses for the two sites, including the live/work units, 
are those listed on page 13 and 14 of the Hacienda TOD Standards and Design Guidelines.   
 
Hacienda TOD Standards and Design Guidelines 
The following comments pertain to the two development proposals and their consistency with 
the Standards and Guidelines.  For the Commission’s reference, the Standards and Guidelines 
are included as Exhibit E and reference page number for each item below is noted in italics 
with comments provided thereafter.  Unless otherwise noted, the comments pertain to Sites 1 
and 2.   
 

1. As defined in the Standards and Guidelines, an alley is a “public or private vehicular 
drive that is used to access private garages, structured parking, and/or surface parking.”  
As proposed, both site designs use alleys as accessways within the sites rather than 
internal streets as required by the Standards and Guidelines.         
 
Page 22, B1 (Site Design and Planning - Site Circulation)   
 
Comments:  As proposed, the two sites do not meet this requirement; however, the 
applicant is requesting an exception to this TOD requirement since using the alleyways 
preserves more open space on site.    As discussed at the two work sessions, staff, the 
Commission, and the City Council felt that they could support an exception to this 
requirement because the projects provide more open space and a better site plan 
without internal streets. 

 
2. The median strip that separates Owens Drive from the diagonal parking should 

incorporate shrubs for screening.  The guidelines require parking to be screened by low 
walls and landscaping.   
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Page 30, B7.1 (Parking Location and Treatment – Development Standards) 
 
Comments:  The landscaping plans have not been revised to reflect the installation of 
shrubs; however, the applicant is not requesting an exception and has indicated that 
this requirement will be met. Staff has added a condition of approval to reflect this 
requirement (Exhibit A-1, No. 6). 
 

3. The live/work units for Site 2 do not meet the minimum 50% requirement of building 
frontage along Gibraltar Drive.   
 
Page 12, Live/Work bullet point 2 (Retail and Live/Work Requirements)  
 
Comments:  As proposed, the building frontage on Gibraltar Drive has 28% live/work.  
The applicant is requesting an exception to this requirement as they feel they are 
meeting the intent of the Guidelines.  During the joint City Council/Planning Commission 
meeting, the Council expressed their concern with the amount of live/work building 
frontage that was being provided.   
 

4. The live/work units on Site 1 do not meet the minimum storefront depth of 40-feet.  
Furthermore, as proposed, it does not appear that the live/work units could later be 
converted to retail or service uses given the proposed depth. 
 
Page 47, D4.3 (Retail and Live/Work Storefronts - Development Standards)  
 
Comments:  The proposed plans indicate a 30-foot depth for the retail, live/work 
buildings on Site 1 and 2; however, the applicant has since provided alternative retail 
depth plans for Site 1 and 2 for the Commission’s consideration (please refer to Exhibit 
F).   
 
As shown in the alternative plans for Site 1, the retail, live/work building (building “A”), 
located on the west side of the project entry, could have a 40-foot depth if the City 
would support moving the building 4-feet south, thereby eliminating the landscaping at 
the rear of the garage entrances, and extending the building 6-feet to the north (towards 
Owens Drive), which would provide 8-foot deep internal storage areas at the rear of the 
spaces, but would reduce the front (Owens Drive) setback from 20-feet to 14-feet.  Staff 
notes that the minimum setback is 20-feet; 14-feet of pedestrian area and 6-feet of 
landscaping (page 15 of the TOD guidelines).  Relocating the building and increasing 
the depth would change the appearance of the building; however, the alternative design 
breaks up the wall massing as there will no longer be a continuous wall line along 
Owens Drive.     
 
The alternative plan for the retail, live/work building (building “B”), located adjacent to 
the proposed trail on Site 1, would require extending the building 10-feet north, towards 
Owens Drive, in order to have a 40-foot depth.  Extending the building towards Owens 
Drive would reduce the front setback on Owens Drive from 35-feet to 31-feet.  The 
alternative proposal would also allow the applicant to extend the patio covers of the 
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live/work units on the upper floor.  Similar to the other retail, live/work building on Site 1, 
the change would alter the appearance of the building along Owens Drive; however, 
instead of having a “break” in the wall, the front façade would have a continuous wall.   
 
The retail, live/work building on Site 2 (building “C”), located on the corner of Gibraltar 
Drive and Hacienda Drive, would require extending the building up to 6-feet towards 
Gibraltar Drive in order to have a depth of 40-feet.  Extending the building towards 
Gibraltar Drive would reduce the front setback from 32-feet to 30-feet.  Staff notes that 
the minimum setback is 33-feet (page 18 of the TOD guidelines).  Similar to building “B” 
on Site 1, the alternative proposal would allow the applicant to extend the patio covers 
of the live/work units on the upper floor.  The alternative plan would alter the 
appearance of the building; instead of having a “break” in the wall, the front façade 
would have a continuous wall. 
 
Staff is of the opinion that the reduction in front setback for building “A” and “B” is not 
appropriate in order to meet the 40-foot retail, live/work depth requirement.  Staff 
believes that reducing the setback to 16-feet, versus the required 20-feet, and providing 
a retail, live/work depth of 38-feet is more appropriate for Site 1.  Staff would also 
recommend a 38-foot retail, live/work depth for Site 2 and could support reducing the 
setback as proposed since it is not as a significant of a reduction as Site 1 (i.e. 3-foot 
reduction versus a 6-foot reduction).  Therefore, an exception to the TOD Standards 
and Guidelines would be required in order to reduce the setback to 16-feet for Site 1 
and 30-feet for Site 2 and to reduce the depth of the retail, live/work units on both sites 
to 38-feet. 
   
During the February 8, 2012 joint work session, the Council and Commission requested 
information on retail spaces in Pleasanton and surrounding cities.  For the 
Commission’s consideration, Table 1 provides retail information from Pleasanton, 
Dublin, Walnut Creek, and Livermore.   
 

Table 1:  Retail Depth 
City Complex Name Depth 

Pleasanton Hacienda Plaza  
(5676 Stoneridge Drive) 

Approximately 54-feet 

Pleasanton Pleasanton Gateway  
(6770 Bernal Avenue) 

Approximately 60-feet 

Pleasanton Downtown 
(310 Main Street, Stes A-C)

Approximately 69-feet  

Pleasanton Downtown 
(349 Main Street) 

Approximately 47-feet 

Dublin Tralee 
(6599 and 6601 Dublin Blv)

Average is 
Approximately 40-feet  

Walnut Creek Avalon Village 
(7001 & 7011 Sunne Lane 
and 1001 Harvey Drive) 

Average is 
Approximately 40-feet, 

6-inches 

Livermore Downtown 
(2056 First Street) 

Approximately 85-feet 
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As proposed, and with the staff recommended retail, live/work depth of 38-feet for both sites, 
the developments would require the following exceptions to the TOD guidelines: 
 

1. Allow alleys for site access for Site 1 and 2. 
 

2. Reduce the minimum 50% live/work frontage requirement on Gibraltar Drive for Site 2. 
 

3. Allow the retail, live/work units to have a minimum depth of 38-feet for Site 1 and Site 2, 
and 
 

4. Reduce the front setback of Site 1 from the required 20-feet to 16-feet and reduce the 
front setback of Site 2 from the required 33-feet to 30-feet.   
 

Affordable Housing and Housing Commission Recommendation  
The TOD Standards include requirements for affordability for these two Hacienda sites.  The 
Standards for affordability were established based on the Settlement Agreement for the Urban 
Habitat v. City of Pleasanton litigation as it relates to development in Hacienda Park.  The 
Settlement Agreement set forth that unit affordability standards would conform with the 15% 
affordability required in the City’s Inclusionary Zoning Ordinance.   
 
As part of the project review for these two sites, staff referred the proposed projects to the 
Housing Commission for their review and recommendation.  At its November 17, 2011, 
meeting, the Housing Commission reviewed and recommended approval of an Affordable 
Housing Agreement with BRE, for the two subject sites.  Of the 255 units on Site 1, 38 would 
be affordable to very low income households and of the 251 units on Site 2, 38 would be 
affordable to very low income households.  A summary of the terms of the Affordable Housing 
Agreement for each site can be found in the Discussion section of the Housing Commission 
staff report (attached as Exhibit G).  The Housing Commission meeting minute excerpts are 
included as Exhibit H.  
 
Traffic and Circulation 
A Traffic Impact Analysis report was completed for the review and adoption of the Hacienda 
TOD Standards and Guidelines in January of 2011.  In November of 2011, the City prepared a 
Supplemental Traffic Analysis for these two subject sites (the supplemental report can be 
found in Appendix E of the Mitigated Negative Declaration in Exhibit M).  The purpose of the 
supplemental study was to determine and address the transportation effects of the proposed 
developments on the surrounding street systems for the existing and proposed developments. 
  
The AM and PM vehicular trips for the proposed projects were developed based on trip 
generation rates contained in the Institute of Transportation Engineers (ITE) publication Trip 
Generation, 8th Edition.  This is a standard reference used by jurisdictions throughout the 
country and is based on actual trip generation studies at numerous locations in areas of 
various populations.  The proposed projects are estimated to generate 267 AM peak hour trips 
and 337 PM peak hour trips.  The ITE standard reflects trip rates based on single use 
destination land uses that are not in close proximity to transit.  Several studies have been 
completed to measure the reduction in vehicle trips that result from development adjacent or in 
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close proximity to transit.  The Hacienda Owners Association funded a literature review in 2004 
to summarize these various studies and the review found that between 20 and 40 percent 
fewer trips have been recorded at locations where development occurred next to transit.  As 
indicated in the supplemental traffic report, the lower end of the trip reduction was used to 
account for the two projects proximity to the East Dublin/Pleasanton Bart station and LAVTA 
bus system; which reduced the trips by 20%; 214 trips in the AM peak and 270 trips in the PM 
peak. 
 
The proposed projects also include roadway changes to Owens Drive, Willow Road and 
Gibraltar Drive.  The travel lanes for these three streets are replaced by a combination of 
parking lanes, frontage roads, bike lanes and sidewalks.  The lane reductions, however, do 
impact the traffic signal operation at the signalized intersections by increasing the queue 
lengths.  The intersection of Willow Road at Gibraltar Drive is designed to have permissive left 
turns (left turn vehicles must yield to oncoming traffic and wait for gaps in traffic to make their 
left turn).  With the reduction of travel lanes on Willow Road, all northbound and southbound 
through movements will occur in a single lane.  This increases the line of vehicles crossing the 
roadway and reduces the number of available gaps in traffic for the opposing left turn.  The 
traffic volumes at this location do not suggest that a protected left turn is necessary, but the 
project provide left turn pockets on Willow Road to allow for the left turn vehicles to wait for a 
gap in traffic outside of the through traffic stream. 
 
In order to develop both sites, the following roadway/circulation changes are required:  Owens 
Drive between Willow Road and the BART traffic signal will be reduced from a six-lane 
roadway to a two-lane roadway, one lane in each direction, with a frontage road on both sides, 
and diagonal parking on the south side of Owens Drive.  As stated in the Roadway Changes 
section of this report, the applicant will only be responsible for the eastbound changes to 
Owens Drive.  Willow Road between Owens Drive and Gibraltar Drive will be reduced from a 
four-lane roadway to a two-lane roadway with parallel parking on the west side of Site 1.  
Gibraltar Drive between Hacienda Drive and Willow Road will be reduced from a four-lane 
roadway to a two-lane roadway with diagonal parking on the north side of Gibraltar Drive along 
the frontage of Site 2. 
 
Staff has included conditions of approval to address the roadway and signal 
changes/improvements for the two projects (Exhibit A-1 and Exhibit A-2, Traffic Division 
section).   
 
Parking 
The TOD Standards established minimum parking requirements for the two sites.  Those 
requirements are as follows: 
 

Residential - 1.5 spaces per unit  
Live/Work - 2 spaces per unit  
Visitor Parking - 1 space per every 10 units  
Non-Residential Uses – 3 spaces per 1,000 square feet 
 

Site 1:  With 251 residential units, four live/work units, 255 total units that require visitor parking 
(251 residential plus four live/work units), and 5,700 square-feet of retail/commercial space, 
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the minimum parking requirement for Site 1 is 426 parking spaces (376 spaces for the 251 
units, 8 spaces for the live/work units, 25 visitor parking spaces for the 255 total units, and 17 
spaces for the 5,700 square-feet of retail space).  As proposed, Site 1 will provide 435 parking 
spaces (420 on-site parking spaces, including all angled parking spaces, and 15 street parking 
spaces – located on the east side of Willow Road).   
 
Site 2:  With 247 residential units, four live/work units, and 251 total units that require visitor 
parking (247 residential plus four live/work units), the minimum parking requirement for Site 2 
is 403 parking spaces (370 spaces for the 247 units, 8 spaces for the live/work units, and 25 
visitor parking spaces).  As proposed, Site 2 will provide 405 on-site parking spaces and, 
therefore, would exceed the parking requirements.  Staff notes that the on-site angled parking 
on Gibraltar Drive is included in the 405 parking count.   
 
Noise 
The project applicant prepared site-specific acoustical studies to determine what, if any, 
special building treatments would be necessary to ensure an appropriate indoor noise level in 
the proposed residential units.  The study, included as Appendix D in the Mitigated Negative 
Declaration (Exhibit M), accounts for noise emanating from various sources, including nearby 
roadways (including I-580), BART, and the Livermore Municipal Airport.  The study provides 
detailed recommendations regarding building materials and mechanical systems to ensure that 
interior noise levels in the proposed new residential units do not exceed applicable standards.  
The recommendations are location-sensitive; units closer to noise sources require more noise 
attenuating materials to comply with the applicable standards. 
   
The 2005-2025 General Plan Environmental Impact Report (EIR) acknowledged the potential 
for development consistent with the General Plan to result in increased exterior noise.  The 
main noise source associated with new development was found to be traffic.  The General 
Plan EIR analyzed locations in the City where significant noise increases would occur as a 
result of General Plan related growth and included mitigation measures reducing all such 
impacts to a less-than-significant level.  Program 1.2 of the General Plan Noise Element stated 
that vibration sensitive land uses proposed to be located near railroad tracks should be 
evaluated for compatibility in a site-specific vibration analysis using the Federal Transit 
Administration’s (FTA) vibration impact criteria.  As stated in the January 2011 Mitigated 
Negative Declaration for the Hacienda TOD Standards and Design Guidelines, sensitive land 
uses proposed for areas near the BART station need to be examined for potential vibration 
effects.  The report concluded that vibration from passing BART trains would not expose 
people to significant levels of vibration.  The shortest distance between the project sites and 
the BART rail alignment is approximately 650-feet.  The FTA’s screening criteria for vibration 
assessment stipulate that residential projects within 200-feet of a rail rapid transit line should 
be examined more closely through a vibration study to determine if any vibration effects would 
occur.  Beyond the screening distance, vibration effects are assumed not to be significant.  
Furthermore, construction is not anticipated to require pile driving, and therefore no project 
specific construction-period vibration study would be required.     
 
The City’s General Plan requires that outdoor recreation areas not exceed 60 dB Ldn and that 
indoor noise levels not exceed 45 dB Ldn.  Staff notes that the outdoor noise standard applies 
to the common outdoor recreation areas such as pools, spas, play areas, seating areas, etc., 
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but not to the private balconies, patios, or porches.  The noise study indicates that special 
building treatments (i.e., construct exterior walls with either resilient channels, double-stud with 
resilient channels, or two layers of gypsum board and have windows and exterior doors of the 
units meeting Sound Transmission Class (STC) ratings between 34-36 for Site 1 and 32-34 for 
Site 2) will be required in order meet the noise standards.   
 
Noise Impacts on Adjacent Properties  
The development of commercial and residential uses on the two sites will generate added 
urban noise, such as traffic, children playing, etc.  However, given the existing noise levels 
produced by nearby freeway and street traffic, and the existing commercial and office uses in 
the area, noise levels will not change substantially from that currently experienced in the area.  
Furthermore, ambient noise levels could actually decrease for the existing uses south of the 
project sites due to the shielding of freeway traffic noise by the proposed buildings.   
 
To ensure compliance with noise requirements conditions of approval have been added 
requiring the applicant to adhere to the noise attenuation measures outlined in the noise study.  
Furthermore, the City’s Noise Ordinance and standard conditions of approval limit construction 
activity to certain hours when it will be less disturbing to neighbors. 
 
Grading/Drainage  
The majority of the two lots are relatively level.  Except for minor grading, the applicant is 
proposing to generally maintain the existing grades on both properties.  Parking lot and roof 
drainage would drain into bioretention areas (vegetation-lined swales) and biofiltration planters 
that would filter contaminants from the parking lot and roof drainage before entering the 
arroyos and, ultimately, the bay.  These are the types of stormwater runoff measure strongly 
supported by the Regional Water Quality Control Board and local agencies like Pleasanton 
implementing the urban clean water runoff program.  Overall, staff finds the proposed grading 
and drainage plan to be acceptable, as conditioned, and that it incorporates a sufficient 
number of stormwater runoff measures. 
 
Landscaping  
Preliminary landscaping plans were submitted showing planting details for the two sites.  
Although the landscape plans are conceptual, staff feels that the amount and species type of 
the proposed landscaping for both sites is consistent with the TOD Guidelines.  Standard 
conditions of approval regarding landscaping will ensure a much more detailed plan at the 
building permit stage when final landscape and irrigation plans are reviewed and approved by 
the Director of Community Development. 
 
Green Building 
As required by the City’s Green Building Ordinance, the proposed project is required to qualify 
for at least 50 points on BuildItGreen’s GreenPoint Rated Multifamily Checklist.  The applicant 
has proposed to incorporate green building measures into Site 1 that allow the project to 
qualify for 77 points and 76 points for Site 2.  Some of the proposed green building measures 
include: installing water-efficient toilets, urinals, shower heads, and faucets; using recycled 
flyash in the concrete mix; installing Energy Star® appliances; using FSC-certified wood; 
installing gearless elevators (use less energy and do not require lubricating oils); utilizing zero 
or low volatile organic compound (VOC) emitting paints and adhesives; and using 
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environmentally preferable flooring and interior finish materials.  Staff has included the 
Multifamily GreenPoint checklists in Exhibit I for the Commission’s consideration.   
 
Trail Connection and Public Park 
The applicant is proposing a 10-foot wide tree-lined trail that leads to Dublin/Pleasanton BART 
station along the east side of Site 1 and the northwest and east sides of Site 2.  The applicant 
will construct 8-foot of paved area and 2-foot of landscaping for the length of the trail on both 
sites.  Staff notes that the two trails are not continuous.  Access across the Shaklee and Kaiser 
properties, both of which are adjacent to the two subject sites, would be required in order to 
have a continuous trail.  Trail improvements on the Shaklee and Kaiser properties will not 
occur until such time that they choose to submit for future site improvements.      
 
The TOD Standards and Guidelines require a public park to be located on Site 1 or 2; 
however, the TOD Standards and Guidelines do not address a minimum size requirement for 
the park.  The applicant is proposing an approximately 23,958 square-foot (.55-acre) public 
park at the southwest portion of Site 2, facing Gibraltar Drive.  The park has a multipurpose 
field, BBQ areas, seating areas, and provides access to the northwest trail located on Site 2.   
 
Staff finds the trail and public park to be appropriate and has included conditions of approval 
for the construction/improvements of the trails in Exhibit A-1 and Exhibit A-2. 
 
On-Site Common and Private Open Space 
The project includes several active and passive recreation areas for the residents.  Interior 
recreation areas include a fitness center and a club room.  Exterior recreation areas include a 
pool, spa, children’s play area, barbecue area, water features, lawn, and seating areas.  
Residents of the two projects will also have use and/or access to the public park on Site 2.  
Private open space is provided through the use of a porch or balcony area for the residential 
units on both sites.  The applicant has met the TOD requirements for private and public open 
space for both sites and staff feels that the proposed projects provide sufficient common open 
space and amenities on each site. 
  
Architecture and Design  
As a result of the Commission’s input at the October 17, 2011 workshop, the building designs 
were revised to incorporate more delineation between the residential and retail uses, 
highlighted the stairwells/lobby areas with accent colors, overhangs, and recessed entryways, 
and incorporated building caps to the buildings for additional architectural character.   Staff 
notes that that other apartment buildings in Pleasanton may have more of a “residential” 
appearance; however, staff and the applicant did not want to go towards a significantly 
residential appearance for this project given its location next to more office and contemporary 
styled buildings, which staff believes would have made the proposed buildings appear out of 
place. 
 
Staff believes that the proposed buildings are attractively designed and will complement the 
surrounding developments (BART station, office complexes, and residential properties).  The 
building design are “four-sided” with no side minimized with respect to articulation or detailing.  
Each side of the building would vary in design and color scheme to provide variety and 
interest.  Portions of the building walls would pop-in or -out to provide variation in the wall 
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plane and break up the building mass.  The roofline of the buildings would undulate to break 
up the building mass and add interest.  The live/work building on Site 2 would feature brick 
veneer walls that will complete the adjacent residential subdivision.  A color/material board will 
be available for viewing at the hearing.  Staff believes the colors and materials for both sites 
are appropriate to the architectural style and will be complementary to existing adjacent 
developments. 
 
Signage 
Conceptual signage has been shown on the renderings, consisting of signs mounted on the 
top of the metal storefront canopies or building facades.  Staff finds the general type and 
location of the signs to be acceptable.  No signage information has been provided for the 
apartment identification.  A condition has been included that requires the applicant to submit a 
comprehensive sign program for both sites prior to installation of any signs. 
 
School Impacts  
A condition of approval requires the project developer/applicant to work with the Pleasanton 
Unified School District and the Director of Community Development to develop a program, in 
addition to the school impact fees required by State law and local ordinance, to offset these 
projects long-term effects on school facility needs in Pleasanton.  This program will be 
designed to fund school facilities necessary to offset these projects reasonably related effects 
on the long-term need for expanded school facilities to serve new developments in Pleasanton.  
Construction will not be allowed to start on either site until the terms of this program and/or 
funds have been approved by the City.  The Pleasanton School District has not requested any 
additional mitigation beyond the above-noted program and impact fees. 
 
Climate Action Plan 
On February 7, 2012, the City of Pleasanton adopted a Climate Action Plan (CAP).  The CAP 
was reviewed by the Bay Area Quality Management District and was deemed a “Qualified 
Greenhouse Gas Reduction Strategy” in accordance with the District’s CEQA guidelines.  
Implementation of the CAP will occur over several years and will consist of amendments to 
regulations and policies related to Land Use and Transportation, Energy, Solid Waste, and 
Water and Wastewater, which will result in reductions in greenhouse gas emissions in 
compliance with the targets set by AB 32 California’s Global Warming Solutions Act.  In 
advance of full implementation of the City’s CAP, staff has analyzed the consistency of this 
project with the CAP and is recommending several conditions of approval which address 
specific supporting actions included in the CAP. 
 
As a high density, mixed use, transit oriented project located near BART, several high 
frequency and commuter bus lines, and located within a major employment center, the BRE 
projects are generally consistent with Goal 1 of the CAP: to reduce vehicle miles traveled 
(VMT) through mixed use, infill and higher density development.  In addition, several 
Strategies and Supporting Actions related to parking, transit use, water conservation, energy 
conservation from the CAP are implemented in the proposed conditions of approval in Exhibit 
A-1 and Exhibit A-2. 
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Development Agreement Modifications 
On December 6, 1983 the City Council adopted Ordinance No. 1113 approving the original 
Development Agreement between the City of Pleasanton and the developer Callahan-Pentz 
Properties, Pleasanton, a California General Partnership.  This agreement outlined the facts, 
understandings, and intentions related to the development of the Hacienda Business Park 
Planned Unit Development.  The Planned Unit Development, PUD-81-30, was adopted by the 
City Council as Ordinance 1109 on November 22, 1983.  The Development Agreement was 
approved for a period of twenty-five (25) years which would protect the interests of the citizens 
in the quality of their community and environment through the approved Planned Unit 
Development (PUD-81-30) as well as protect the investment of the developer through the 
planned buildout of Hacienda Business Park.  
 
As discussed in the Background section of this report, the City Council adopted the Hacienda 
Transit Oriented Development (TOD) Standards and Design Guidelines to provide direction in 
regard to uses, density, affordability, building mass and height, setbacks, open space, parking, 
access, and street character for three vacant sites in Hacienda Park (i.e., Sites 1, 2, and 3).  
Since the Development Agreement and subsequent amendments did not included and/or 
address these TOD Standards and Guidelines, and because the Development Agreement will 
expire before development can occur, the applicant is requesting to modify the Development 
Agreement to 1) extend the term of the Development Agreement to five years from the date of 
approval of the two Development Plans, and incorporate approval of the development 
standards and design guidelines of the Hacienda TOD Standards and Design Guidelines. 
 
Staff supports the request to extend the Development Agreement and believes that the 
Planning Commission should provide a positive recommendation to the City Council.  Please 
refer to Exhibit J for the Development Agreement Amendments.  
 
PUD CONSIDERATIONS  

The Zoning Ordinance of the Pleasanton Municipal Code sets forth purposes of the Planned 
Unit Development District and "considerations" to be addressed in reviewing a PUD 
development plan.   Staff has provided those considerations and with staff’s analysis below. 
 
1. Whether the plan is in the best interests of the public health, safety, and general 

welfare:  
 

The proposed projects, as conditioned, meet all applicable City standards concerning public 
health, safety, and welfare.  The subject developments would include the installation of all 
required on-site utilities with connections to municipal systems in order to serve the new 
developments.  As conditioned, the project will not generate volumes of traffic that cannot be 
accommodated/mitigated by the existing City streets and intersections or required road 
changes/improvements outlined in the TOD standards.  The structures would be designed to 
meet the requirements of the Uniform Building Code, Fire Code, and other applicable City 
codes.  The proposed developments are compatible with the adjacent sites and there uses and 
would be consistent with the existing scale and character of the area.  The project also would 
provide affordable rental housing (38 units on each site) and help the City to meet its 
requirements for provision of lower income housing.  
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Therefore, staff believes that the proposed PUD development plans are in the best interests of 
the public health, safety, and general welfare, and that this finding can be made.  
 
2.  Whether the plan is consistent with the City's General Plan and any applicable 

specific plan:  
 
The subject parcels are designated by the Land Use Element of the Pleasanton General Plan 
for “Mixed Use and Business Park (Industrial/Commercial and Office” land uses, which allows 
office, commercial, hotel, institutional, and residential uses.  The proposed projects would 
further several General Plan Programs and Policies encouraging mixed-use and/or higher 
density development near public transit. The two projects are located near employment 
centers and public transportation, and are located in an area already developed with 
adequately-sized infrastructure, meets other General Plan policies and programs such as 
locating high-density housing near public transit, major thoroughfares, shopping, and 
employment centers and encouraging residential infill in areas where public facilities are 
adequate to serve it. The projects also meet the affordable housing objectives stated in the 
General Plan.   
 
Thus, staff concludes that the proposed development plans are consistent with the City's 
General Plan, and staff believes that this finding can be made. 
 
3.  Whether the plan is compatible with previously developed properties in the vicinity 

and the natural, topographic features of the site:  
 
The sites are infill properties adjacent to multi-story office buildings, residential developments, 
and the Dublin/Pleasanton BART station.  The building heights would be compatible with the 
multi-story office buildings adjacent to these sites. The buildings have been attractively 
designed and would be compatible with the design of the surrounding structures.  The 
buildings contain many architectural elements/treatments to help break up the building mass 
and height.  New landscaping would be installed in the perimeter planter areas to soften the 
buildings and help screen the surface parking areas from off-site views.  The majority of the 
two lots are relatively level.  Grading conducted on the site will be subject to engineering and 
building standards prior to any development.    
 
Therefore, staff feels that the PUD development plans are compatible with the previously 
developed properties and the natural, topographic features of the sites, and staff believes that 
this finding can be made.  
 
4. Whether grading takes into account environmental characteristics and is designed 

and keeping with the best engineering practices to avoid erosion, slides, or flooding 
to have as minimal an effect upon the environment as possible: 
 

Graded areas have been minimized to the extent feasible to preserve the natural topography 
of the sites.  City building code requirements would ensure that building foundations, on-site 
driveways, and parking areas are constructed on properly prepared surfaces.  The proposed 
developments would provide adequate drainage to prevent flooding.  Parking lot and roof 
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drainage would drain into biofiltration planters that would filter contaminants from the parking 
lot and roof drainage before entering the arroyos and, ultimately, the bay.  Erosion control and 
dust suppression measures will be documented in the building permit plans and will be 
administered by the City’s Building and Safety Division and Engineering Division.  The sites 
are not located within an Alquist-Priolo Earthquake Fault Zone.  The flood hazard maps of the 
Federal Emergency Management Agency (FEMA) indicate that the subject property is not 
located in a flood hazard zone.  
 
Therefore, staff believes that this finding can be made. 

 
5. Whether streets and buildings have been designed and located to complement the 

natural terrain and landscape: 
 
The project sites are in a developed area of the City and would not involve the extension of 
any new public streets.  The building and parking areas would be located on level areas of the 
sites.  The proposed buildings will be compatible in size and scale with surrounding structures.  
New landscaping would be installed to mitigate the loss of the existing trees. 
 
Therefore, staff believes that this finding can be made. 

 
6. Whether adequate public safety measures have been incorporated into the design of 

the plan:  
 
The public improvements associated with these projects would be consistent with the TOD 
Standards and Guidelines and City design standards.  The driveway entrances are located and 
configured to provide adequate line-of-sight viewing distance in both directions perpendicular 
to the vehicle, and to facilitate efficient ingress/egress to and from the project sites.  All on-site 
drive aisles meet TOD and City standards for emergency vehicle access and turn-around.  
Adequate access is provided to all structures for police, fire, and other emergency vehicles.  
Buildings are designed to meet the requirements of the Uniform Building Code and other 
applicable City codes and all buildings would be equipped with automatic fire suppression 
systems (sprinklers).  
 
Although the sites are not located within an Alquist-Priolo Earthquake Fault Zone, it would be 
subject to seismic shaking during an earthquake.  The State of California provides minimum 
standards for building design through the California Building Standards Code.  The California 
Uniform Building Code is based on the UBC and has been modified for California conditions 
with numerous more detailed and/or stringent regulations.  Specific seismic safety 
requirements are set forth in Chapter 23 of the UBC.  The State earthquake protection law 
requires that buildings be designed to resist stresses produced by lateral forces caused by 
earthquakes.  The City implements the requirements of the California Building Code through its 
building permit process.  The proposed projects will be required to comply with the applicable 
codes and standards to provide earthquake resistant design to meet or exceed the current 
seismic requirements.  Site specific soils analyses would be conducted in conjunction with the 
building permit review.  
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Therefore, staff believes that the plans have been designed to incorporate adequate public 
safety measures. 
 
7. Whether the plan conforms to the purposes of the PUD district: 

 
The proposed PUD development plans conform to the purposes of the PUD district and the 
TOD Standards and Guidelines.  One of these purposes is to insure that the desires of the 
developer and the community are understood and approved prior to commencement of 
construction.  Another is to provide a mechanism whereby the City can designate parcels and 
areas requiring special consideration regarding the manner in which development occurs.  
Staff believes that the proposed projects implements the purposes of the PUD ordinance in 
this case by providing a mixed use, high-density residential rental housing complexes that are 
well-designed and sited on the subject properties, that fulfills the desires of the applicant, and 
that meets the City’s General Plan goals and policies, including those which promote mixed 
use, high-density housing near public transit and encourage the development of affordable 
housing.  Moreover, input from the adjacent property owners and tenants has been sought and 
obtained through two workshops and hearings at the Housing Commission; further opportunity 
for public comment will occur at the Planning Commission and City Council hearings.   
  
Staff feels that through the PUD process the proposed projects have provided residents, the 
developer, and the City with development plans that optimizes the use of these infill sites in a 
sensitive manner.  Therefore, staff believes that this finding can be made.  
 
HACIENDA PARK 

Hacienda Park has authority to review and approve the proposed developments before they 
are formally submitted to the City.  Staff notes that the applicant has been in continuous 
contact with Hacienda Park’s General Manager, James Paxson, regarding their proposals.  
Staff expects to receive a recommendation letter from James Paxson prior to the Planning 
Commission meeting.   
 
PUBLIC COMMENT  

Notices of these applications were sent to surrounding property owners and tenants within a 
1,000-foot radius of the site.  Staff has provided the location and noticing maps as Exhibit K for 
reference.  At the time this report was published, staff had not received public comments 
regarding these applications.  However, staff has provided four emails from residents that were 
received prior to the October 17, 2012, Planning Commission work session for the 
Commission’s consideration (please refer to Exhibit L). 
  
ENVIRONMENTAL ASSESSMENT  

A Mitigated Negative Declaration has been prepared for the proposed projects.  Based on an 
initial study, staff believes that the project-related impacts are mitigated, with the mitigation 
measures incorporated in the project’s design or required by conditions of approval, and that 
there would be no significant or unmitigated environmental impacts.  Staff, therefore, believes 
that the Negative Declaration can be issued in conformance with the California Environmental 
Quality Act (CEQA).  If the Planning Commission concurs with this environmental assessment, 
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it must make the finding that the Negative Declaration is appropriate prior to making a 
recommendation to the City Council.  
 
CONCLUSION 

Staff believes that the site designs are appropriate and efficient for these types of 
development.  Staff feels that the applicant has included an adequate amount of usable open 
space and landscaped areas within the two projects given the site constraints and transit-
oriented type of development.  Staff feels that the building designs are attractive and that the 
architectural style, finish colors, and materials will complement the surrounding developments.   
The proposed projects would each provide 38 units that will be available to lower income 
households which would help the City to meet its lower income housing goals.  
 
STAFF RECOMMENDATION 

1. Find that the projects would not have a significant effect on the environment and adopt a 
resolution recommending approval of the attached draft Mitigated Negative Declaration;  

2. Adopt a resolution recommending approval to the City Council of the Development 
Agreement Amendment to extend the term of the Development Agreement to five years 
from the date of approval of the two Development Plans, filed as Case Nos. PUD-85-08-
12D and PUD-81-30-86D; and (b) incorporate approval of the development standards and 
design guidelines of the Hacienda Transit Oriented Development (TOD) Standards and 
Guidelines, filed as Case No. P11-0856. 

3. Make the PUD findings for the proposed development plans as listed in the staff report;  

4. Find that the exceptions to the Hacienda TOD Standards and Design Guidelines as listed in 
the staff report are appropriate for the two sites, and  

5. Adopt resolutions recommending approval of PUD-85-08-12D and PUD-81-30-86D, 
development plan approval to construct two mixed-use, high-density residential/commercial 
developments, subject to the conditions of approval listed in Exhibit B-1 and Exhibit B-2, 
and forward the applications to the City Council for public hearing and review.  

 
Staff Planner:  Natalie Amos, Associate Planner, 925.931.5613 / namos@ci.pleasanton.ca.us 
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PART 1  

Introduction 

 

A. PURPOSE 

These Transit Oriented Development (TOD) Mixed Use Development Standards and 

Guidelines are to be used to evaluate mixed use and residential development in 
Hacienda in concert with the Hacienda Planned Unit Development (PUD) regulations, 

Design Guidelines, and Covenants, Conditions and Restrictions.  The intent is to 
promote a building character, street scale and street-level uses that will allow the 
incremental development of a TOD “village”, encourage pedestrian activity and 

promote easy access to the BART station.  The development of these three vacant 
sites, in the midst of the Hacienda Business Park, will contribute to a complete and 

integrated community containing housing, shops, work places, schools, parks and civic 
facilities essential to the daily life of residents and employees. 

 

The Standards and Guidelines provide direction to developers and property owners on 
the key components of use, density, building mass and height, setbacks, architectural 

features, parking, access, and street character.  The Standards and Guidelines 
illustrate desired development on three specific vacant sites near the BART station in 

Hacienda (Sites 7G, 7E and the northern 12 acres of Site 6 as referenced in the 
Hacienda PUD and referred to as Sites 1, 2 and 3 respectively in this document).  The 
potential for additional residential development in Hacienda outside Sites 1,2 and 3 

will be determined through the Housing Element Update process.  

 

Where there are conflicts between these Standard and Regulations and those included 
in the previously adopted Hacienda regulations, these Standard and Regulations and 
the core development standards adopted by Ordinance 2016 shall be applied to mixed 

use and residential development applications for sites 1, 2, and 3.   

 

The Core PUD Regulations found in Part 2 of this document apply only to Sites 1,2 and 
3.  Compliance with these regulations is mandatory and is required as part of the Final 
Settlement Agreement approved by the Pleasanton City Council in the matter of Urban 

Habitat v. City of Pleasanton.   

 

In regard to the balance of the standards and guidelines in this document, both 
quantitative and qualitative criteria have been incorporated.  To enable greater 
flexibility and creativity, the City Council may approve proposals that exceed the 

identified numeric ranges if they determine that such proposals are consistent with 
the purpose of these standards and guidelines. 
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Review Process 

All development applications for sites 1, 2 and 3 will be reviewed by the City through 

the Planned Unit Development (PUD) process, which will include review and 
recommendation by the Planning Commission and approval or denial by the City 

Council at noticed public hearings.  Subsequent amendments to approved 
development plans, if determined to be minor after public notification, may be 
approved by the Community Development Director but are appealable to the Planning 

Commission and City Council.  Major amendments will require additional review, 
public hearing and approval by the City Council.  Although development project on 

sites 1,2 and 3 will be required to meet all the Core Standards, the City Council may 
exercise discretion in the application of the other development standards contained in 
this document, if such proposals meet the intent and purpose of the standards.  As is 

typical with all design guidelines, some flexibility is warranted  where specific 
circumstances would make application of the guideline infeasible and/or undesirable, 

and where an alternative proposal fits with the Vision and intent expressed in this 
document.  

 

B. VISION STATEMENT  

 

The Hacienda Task Force puts forward the following vision statement to compliment 
the attached development standards and design guidelines.  This vision provides 
direction to property owners and associated developers on the City’s planning intent.  

This vision statement must be translated by the property owners when preparing a 
proposed project for consideration by the City.   

 

Vision Statement: 

The livability of these development sites is paramount.  These future developments 
not only address housing needs for families of all incomes and ages, and also provide 
a supply of workforce housing in the City to accommodate mandated Regional Housing 

Need Allocations by the State of California.   
 

We desire to build a neighborhood with several amenities for future residents and the 
existing community to enjoy. Simply put, it must be a very nice place to live.   The 
developments shall be situated in an attractively designed landscaped environment 

with ample open space, play areas, trail connections, pedestrian amenities, pool area, 
fitness facility and community rooms for residents.  The developments shall be transit 

oriented with direct and inviting access to all modes of transportation, including transit 
(e.g. BART), bus lines, trails, and bike connections.  As many activities as possible 
should be located within easy walking distance of each other and transit.  Public 

plazas, water features, greens, trees and other landscaping will be incorporated into 
the development for the benefit of the public, and to assist in creating a sense of place 

that will identify this new Hacienda neighborhood.  Frequent use of public spaces will 
be encouraged through placement and design.  
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Streets, pedestrian paths and bike paths will contribute to a system of fully-connected 
and interesting routes between sites 1, 2 and 3 and BART.  Their design will 

encourage pedestrian and bicycle use by being appropriately scaled and defined by 
buildings, trees and lighting.   

 
Residential units, live-work units, and retail space shall be well integrated into the 
development in a mixed-use format.  We encourage permitted retail uses at these 

sites that encourages non-vehicular access to goods and services for future and 
current residents and Hacienda office workers in an effort to minimize traffic impacts, 

greenhouse gases and other environmental impacts.  
 
Design features shall compliment the adjacent properties and draw on its 

surroundings to ensure compatibility.  Special emphasis should be placed on set-
backs, building height, massing, and scale, landscape treatments, architectural 

design, and color palates to ensure compatibility.   
 
The developments shall minimize the impacts of noise from the adjacent freeway, 

BART station and major thoroughfares (Owens, Willow and Hacienda) through creative 
placement of buildings, landscaping and open space. All developments shall adhere to 

the standard conditions of approval, green-building measures and other project 
specific conditions and environmental mitigations that may result from the review 
process. 

 
In addition to evaluating conformance with the attached standards and guidelines, 

individual PUD applications must be measured against the aforementioned vision 
through the approved PUD process as authorized by the City and reflected in the 
settlement agreement with Urban Habitat. 
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C. TOD Site Framework  

C1. Hacienda Context Diagram (for reference only) 

 
Designated and proposed bike lanes and paths identified in the Bicycle Master Plan are shown as 
dashed lines on Owens Drive, Willow Road, Stoneridge Drive, and along the Canal.  
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The Context Diagram for the Hacienda Transit Oriented District identifies existing uses 
and pedestrian paths.  These locations would become likely destinations and paths 

used by new residents and workers as the mixed-use development comes on-line.  
The new street improvements, public spaces, retail activities and new pedestrian/ 

bicycle pathways that accompany new development would further enhance the 
connectivity to these key destinations and streets. 
 

Key existing destinations and pathways include: 
 

 BART Station plaza on Owens Drive at the intersection of Iron Horse Trail; 

 Iron Horse Trail from the BART Plaza through the Kaiser Permanente office 
complex across Hacienda Drive and connecting through Owens Plaza Park 

toward Creekside Park; 

 Residential communities located between Hacienda Drive, Owens Drive and 

Stoneridge Drive; 

 Hotels, Post Office and neighborhood serving retail shops located along Hopyard 
Road between I-580 and Inglewood Drive; 

 The retail shops and services located off Owens east of Hacienda Drive, and the 
also located at Stoneridge and Gilbraltar; 

 Educational facilities such as the Hacienda Early Learning Center off Chabot 
Drive, and the Carden West School and Hart Middle School along Willow Road;  

 Alameda County Courthouse; 

 The designated bikeways along Owens Drive, The Canal, Willow Road and 
Stoneridge. 
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C2. TOD Framework Diagram 
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The following street and pedestrian improvements should be incorporated as site 
improvements when the adjoining development on sites 1,2 and 3 is constructed, 

and/or when the Transit Village street/path improvements can be funded *.  More 
detailed descriptions of the recommended public improvements that can occur over 

time, see the applicable PART 3 Development Standards and Design Guidelines: 
 

o Owens Drive between Willow Road and the eastern boundary of Site #1 

 Diagonal parking on the south side of the street 
 Attached widened sidewalks – both sides 

 New street and sidewalk landscaping 
 

o Owens Drive at Iron Horse Trail 

 In coordination with East Bay Regional Park District, The City, and 

adjoining property owners, a new pedestrian crossing connecting the 
BART Plaza with a new small plaza on the south side of Owens adjacent 

to the Iron Horse Trail.   
 

o Willow Road from the BART Station to Stoneridge Drive 

 Parallel parking with landscaped park strip – both sides with residential 

uses 
 

o Gibraltar Drive between Hacienda Drive and Willow Road 

 Diagonal parking from Hacienda Drive to the new pedestrian connector 

 Parallel parking from the pedestrian connector to Willow 
 Appropriate sidewalk and landscaping improvements per the 

street/parking section 

 
o Pedestrian/bike pathway from Owens Drive at Iron Horse Trail to Gibraltar Drive  

 Allow for connections to the internal pedestrian circulation of Site 1 
 Allow for a connecting branch along the north side of Site 2 which 

connects to the existing residential communities east of Hacienda Drive 
and to the internal pedestrian circulation of Site 2. 

 Separated pedestrian and bike path with connections into adjoining 
projects, with landscaping on both sides 

 If pedestrian path to Hacienda Drive is built, coordinate on-demand 

pedestrian crossing location with Iron Horse Trail crossing 
 

 
* Note - Improvements could be funded by grant money, the City of Pleasanton, 
current and future developers at the time of project construction, or a combination of 

these and other sources to be determined on a project by project basis. 
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PART 2 

PUD Regulations 

 

A. CORE PUD REGULATIONS* 

These are mandatory requirements which apply to residential and mixed use 

development of sites 1,2 and 3.   

 

Density: Minimum of 30 Units per Acre** 

**Note: The City interprets the minimum to be an average minimum density to be 
met over each individual parcel. 

 

Affordability: The greater of (a) 15% of all units, or (b) 130 units, will be made 

available exclusively to very-low income (50% of AMI) households.  Though the 
affordable housing agreements entered into between the City and each developer, 

these affordable units will be deed-restricted in perpetuity.  The affordable housing 
agreements will be recorded and will run with the land. 

 

Section 8 Rental Assistance Vouchers:  Through the affordable housing 
agreements entered into between the City and each developer, the developments will 

be required to accept HUD Section 8 Rental Vouchers as a means of assisting qualified 
applicants. 

 

Bedroom Mix of Affordable Units:  A minimum of 10% of the total affordable units 
will be three-bedroom units; a minimum of 35% of the total affordable units will be 

two-bedroom units; and the remaining affordable units will be one bedroom units. 

 

Location of Affordable Units: Affordable units will be dispersed throughout the 

development. 

 

 

*Note: Core PUD Regulations are from the Term Sheet of final settlement agreement 
issued July 20, 2010. 
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B. NON-CORE PUD REGULATIONS 

All development applications for sites 1, 2 and 3 will be reviewed by the City 
through the Planned Unit Development (PUD) process, which will include 

review and recommendation by the Planning Commission and approval or 
denial by the City Council at noticed public hearings.  The following non-core 

regulations establish numeric standards in order to realize the desired mixed-use 
building and TOD street character contained in the design guidelines.    The City 
Council may exercise discretion in the application of these development standards 

where such proposals meet the intent and purpose of the standards.  Additional non-
core PUD regulations and standards are located throughout the rest of the document. 

Front Yard Minimum:   See Street Sections 

Side Yard Minimums:   One Side 8 feet /Both Sides 20 feet 

Rear Yard Minimum:  20 feet (Note - Trash enclosures, carports, bike 
storage and other structures allowed per City Zoning 

ordinance are allowed to encroach upon rear yard). 

Site Area per Dwelling Unit:  Minimum -- 1,450 square feet (at 30 DU/ACRE) 
     Maximum --   800 square feet (at 55 DU/ACRE) 

Group Usable Open Space*:  For projects up to 40 DU/ACRE – 300 square feet per 

dwelling unit; 250 square feet for projects providing a 
public plaza/park with public access.  (Note -- the 
area of the public plaza/park can be counted toward 

the project’s group usable open space requirement). 

For projects 40 to 45 DU/ACRE – 250 square feet per 

dwelling units; for projects over 45 DU/ACRE –      
200 square feet per dwelling unit.  

Private open space is not required for each unit.  

However, if provided, it may be deducted from the 
group open space requirement. Each square foot of 

private open space shall be considered equivalent to 
two square feet of group open space and may be so 
substituted.  

Public Park: A public park shall be provided on or close to Site 1 or 

Site 2.  

* See section 18.84.170  of City Zoning Code for definitions and regulations. (18.84.170 is 

reprinted in the Appendix)  Additional Open Space regulations are located in Part 3, Section 

B8.
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Maximum FAR:       Not Applicable 

Maximum Height:      65 feet 

Minimum Height (Principal structures):  25 feet 

TOD Parking Minimums**: Residential - 1.5 spaces per unit 

Live/Work - 2 spaces per unit 

Visitor Parking - 1 space per every 10 units.  

Non-Residential Uses - 3 spaces per 1,000 square feet 

** Additional reductions may be granted with a parking study.  

C. RETAIL AND LIVE/WORK REQUIREMENTS 

 

 

The combination of the Parcels 1, 2 and 3 are required to have a minimum of 10,000 
square feet of retail space. This space can be provided in any location combinations 
per the following: 

 

Parcel 
1 

Parcel 
2 

Parcel 
3 



Pleasanton TOD Standards and Design Guidelines____________________ 
 

City of Pleasanton - 12 - ADOPTED 03/01/11 

 

RETAIL 
 A minimum of 5,000 square feet of retail space is required on Parcel 1.  

 The primary retail locations are the intersection of Owens Drive and Willow 
Road, and the northeast corner of the Parcel 1 near the Iron Horse Trail 

pedestrian crossing. 
 Retail Space On Parcel 2, if provided, should be located at the corner of 

Gibraltar and Hacienda 

 
LIVE/WORK 

 If not used for retail, the remaining Parcel 1 street-level building frontage along 
Owens shall provide Live/Work (or residential use and Live/Work space) or 
other “active” spaces on the ground floor that could later be converted to retail 

or services assuming market conditions can support the additional commercial 
tenants. "Active" uses can include exercise room, management offices, building 

showroom or other like uses.  
 50% of the Gibraltar Drive building frontage shall provide Live/Work, Retail or 

other “active” spaces on the ground floor. 

 
Note -- If Parcel 3 develops as residential and/or mixed-use, then the same 

requirement for Gibraltar building frontage applies to that property as the Parcel 2. 
 
 50% of the Gibraltar Drive building frontage is required to have Live/Work or 

Retail space on the ground floor. 
 Retail Space, if provided,  shall be located at the corner of Gibraltar and 

Hacienda Drives 

 

NOTE: Examples of retail and live/work configurations are shown in Part 3 Section 

C10. 
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D. ALLOWED USES 

 

PERMITTED USES 

 Service and Retail Uses:  
 

 Art galleries,  art supply, hobby and toy 
stores 

 Bicycle shops/repair 

 Bookstores, newsstands and music stores 

 Clothing, shoe and accessory stores 

 Convenience market 

 Office supply, copying and similar business 
services 

 Delicatessen stores 

 Drug stores and prescription pharmacies 

 Farmers Market  
 Financial institutions – banks, savings and 
loans, credit unions 

 Florists 

 Gift shops 

 Grocery Stores 

 Gyms and health clubs 

 Hardware stores 

 Instruction and tutoring, 20 or fewer students 
at any one time 

 Jewelry stores 

 Laundries and dry cleaners 

 Medical and dental offices 

 Personal services (spas, nail and hair care) 

 Pet and bird stores 

 Photographic studios 
 

 

 

 

 Post offices and private mailing services 

 Professional Offices and Services 
(Accountant, Lawyer, Architect, 
Educational/training, etc) 

 Recreation and sports facilities, indoor,  
 Restaurants, cafes, take-out, and other ready 
to eat food not including drive-through 

facilities 

 Shoe or watch repair shops 

 Specialty retail stores 

 Sporting goods stores, no firearms sales 

 Tailor or dressmaking shops 

 

Public and Community Uses: 
 

 Child care (licensed) 

 Community or recreation center 

 Cultural arts facility (museum, performing 

arts) 

 Educational facility 

 Government office that serves the public on-
site 

 Police substation 

 Public library 

 Social services office (including meeting 

space) 

 Uses similar in nature to any of the above, subject to the approval of the Director of Community 

Development 

 

CONDITIONAL USES 

 Childcare centers 

 Liquor stores 

 Bars (as described in the Pleasanton Municipal Code) 

 Wine bars and wine sales 

 Any uses proposed to have normal business hours between 10 p.m. and 6 a.m. 

 Uses similar in nature to any of the above, subject to a finding and permit from the Planning 

Commission 

 

 

EXPRESSLY PROHIBITED USES 

 Cigarette stores 

 Adult bookstores
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LIVE/WORK SPACE ALLOWED USES 

 Residential uses (Live/Live) 

 Arts and craft work such as ceramics, painting, photography, sculpture, woodwork, and similar 

cottage industries 

 Offices of architects, attorneys, consultants, writers, planners, CPAs, tax preparers, therapist and 

other small-scale professional office uses 

 Hair stylist and other personal services, excluding massage 

 All permitted uses in retail space 

 Other small-scale, low impact uses may be allowed as determined by the Director of Community 

Development   

 

LIVE/WORK SPACE CONDITIONAL USES 

 Any uses proposed to have normal business hours between 10 p.m. and 6 a.m. 
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PART 3 

DEVELOPMENT STANDARDS AND DESIGN 

GUILDELINES 

 

A. PUBLIC STREET GUIDELINES 

A.a. Street trees shall be planted at least every 25-35 feet on average 
depending on tree species, not to exceed 40 feet. 

A.b. Pedestrian-scaled lighting. 12-14 feet in height, shall be provided on all 

public streets. 

The following options for Owens Drive represent initial schematic designs and will 

need to be refined and studied further.  The appropriate configuration for Owens 
Drive improvements will be determined by the City when a development plan for 
Site 1 is submitted.  

 

A1a. Owens Drive – Multi-way Boulevard (Center Median) 
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A1b. Owens Drive – Keep Center Median 

The following Owens Drive section keeps the existing center median in its current 

location and provides diagonal parking on both sides of the street.  The section also 
shows a multi-way boulevard on the north(west bound) side of the street. 

. 

 

 

 

The following plan diagram shows minimal change to the configuration of Owens 
Drive.  The plan includes diagonal parking west of the internal street and parallel 
parking to the east.  The plan does not show the second median illustrated in the 

section above but does include newly striped diagonal parking on the north side of 
the street.  The plan below could be built out as the section above, west of the 

internal street when the north side (BART site) is developed. 
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A1c. Owens Drive – Multi-way Boulevard Keeping Existing Curb 

The configuration of Owens Drive illustrated below generally keeps the existing curb 
line, relocates the existing median, includes bulbouts and provides protection for 

cars backing out from parking spaces and bicyclists.  
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A2. Gibraltar Drive 

At Mixed-Use or Commercial Uses: 

20-foot setback allowed on North side if utilities permit. 

 

At Residential Uses: 
 22-foot setback allowed on North side if utilities permit.  

  

Gibraltar Drive Plan:  
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A3. Hacienda Drive (West Side) 

 

Setback on west side: 

 

 

Residential Condition 
Drive Lane - Curb – 10’ Planting Strip – 6’ Sidewalk – 9’ Setback (5’ encroachment ok) 

  

Mixed-Use Condition (First 50 feet-100 feet adjacent to Gibraltar) 
Drive Lane - Curb – 6-8’ Planting Strip – 6-12’ Sidewalk – Zero Setback 
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A4. Willow Rd. (East Side) 

 

Setback on east side: 

 

     
 

 

         

6’ 
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A5. Pedestrian/Bike Paths (Iron Horse Trail Connection) 

The standards below are minimums for a shared-use path based on a typical class I 

bike path in the Pleasanton Bike Master Plan.  The location of the property line can 
vary. All path designs, crossings and connections should be coordinated with East 

Bay Regional Park District’s Iron Horse Regional Trail Planning and those of 
adjacent properties. 

 

 

 

 

30-40-foot path ROW - (7-foot planting area, 2-foot decomposed granite, 10 AC or 
decomposed granite with adhesive, 4-foot decomposed granite, 7-foot planting 
area) 

Note - Path ROW should span property boundaries wherever feasible. 

 



 

Pleasanton TOD Standards and Design Guidelines_________________ 

City of Pleasanton - 22 - ADOPTED 03/01/11 

B. SITE DESIGN AND PLANNING 

 

B1. Site Circulation 

The intent of the circulation hierarchy is to provide a quality entry experience by 
visitors and residents emphasizing pedestrian access over vehicular access to one's 
home, while allowing for convenient secondary vehicular circulation.  Site 

circulation should facilitate pedestrian and bicycle use and will link housing, shops, 
work places, schools, transit, parks and other facilities essential to the daily life of 

residents and employees in Hacienda.  
 

Design Guidelines 

B1.a. There should be a distinct hierarchy of circulation including public streets, 
internal "streets" or drives, pedestrian walks/paseos and alleys / parking 

areas.  These should be arranged so that visitors and residents use the 
primary circulation of public streets, internal streets and drives and 
pedestrian walks / paseos for their primary circulation and addressing of the 

units and building orientation.  Alleys and parking areas should not be used 
for primary circulation to the building/units entries, and buildings should not 

orient to alleys or parking areas.   

 

 

Glossary: 

Public Street: A public owned right of way that provides pedestrian, vehicular, and 

or bike access. 

Internal Street/Drive): Private streets or drives that provides vehicular and 

pedestrian access to buildings not accesses off public streets. 

Alley/Parking Area: Public or private vehicular drive that is used to access private 

garages, structured parking, and/or surface parking. 

Paseo/Pedestrian walk: A public or private pedestrian right of way the provides 
access through a site or to buildings entrances. 
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B2. Building Orientation 

Design Guidelines 

The intent of the building orientation guidelines is to provide direction for site 
planning which places active building frontages with entries, active storefronts, and 

living spaces along streets and pedestrian paths and common open spaces to 
provide activity, safety and security through informal surveillance, in these areas.  

 

B2.a. Buildings should face public and internal streets and paths whenever possible 
to provide an attractive environment for both residents and visitors, and 

provide clearly identifiable addresses for units.  Building fronts should face 
other building fronts or open spaces whenever possible, rather than sides of 

buildings or perimeter walls 

B2.b. On retail and live/work frontages, a minimum 75% of building façade should 
be fronted with active retail or live/work uses. 

B2.c.  On residential frontages including public streets, internal streets, pedestrian 
walks/paseos, and open spaces, a minimum 75% of building façade should 

be fronted with livable residential space.  It is particularly important for 
building corners to be activated with livable residential uses (minimum 
residential depth of 12 feet) 

B2.d. On alley and surface parking frontages, active uses are discouraged but 
active uses are to be located at corners with public streets, internal streets, 

pedestrian walks/paseos and common open spaces. 
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Site Circulation and Building Orientation Diagrams 

The following diagrams illustrate a variety of possible site circulation hierarchies 

and associated building orientations.  It is anticipated that there are a wide variety 
of solutions including but not limited to the following. 

Diagram A 

Diagram B 

 

  

 Through internal streets around a 

central common open space surround 

by active residential facades. 

 Perimeter alley access for garages and 

surface parking. 

 Through internal streets around a 

central common open space and 

internal pedestrian walks. 

 Perimeter alley access for garages and 

surface parking. 

 Paseos/Pedestrian walks should connect 
to proposed bike/pedestrian trail. 
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Diagram C 

 

Diagram D 

 

 Internal streets connected by 

pedestrian walks/paseos. 

 Podium parking with open space above 

and alley accessed garages and surface 

parking. 

 Paseos/Pedestrian walks should connect 
to proposed bike/pedestrian trail. 

 Central Open space with internal 

circulation via pedestrian walks/paseos. 

 Minimal internal street access to 

residential wrap parking structure and 

alley accessed garage and surface 

parking. 

 



 

Pleasanton TOD Standards and Design Guidelines_________________ 

City of Pleasanton - 26 - ADOPTED 03/01/11 

 B4. Internal Streets and Drives 

 

 

 

 

 

Development Standards: 

B4.1. Internal streets shall have at minimum 4 feet plantings strip and 5 feet 

sidewalk on each side of the street. 

B4.2. Front setbacks shall be a minimum 8 feet from the back of sidewalk providing 

enough room for planting and privacy while still allowing a strong relationship 
between the units and the street. 

B4.3. Parallel parking is required on at least one side of internal streets.  Parallel 

parking is encouraged on both sides of internal streets.  
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Design Guidelines 

B4.a.  Internal streets should conform to the high quality standards and be 

designed to resemble public streets, with sidewalks, parking and street 
trees. 

B4.b.  Internal streets should include sidewalks, street trees, pedestrian scaled 
lighting, landscaping and provide a setting for social interaction and 
neighborhood activities. 

B4.c.  Internal streets should provide through or loop circulation wherever 
possible rather than dead end cul-de-sacs. 

B4.d.  Internal streets should connect to landmarks or amenity features such as 
open spaces, parks or community buildings.  

B4.e. Street trees, separated sidewalks, benches, street lamps and special paving 

at intersections are desired elements to promote residential scaled, aesthetic 
streetscapes and reinforce pedestrian activity. 

B4.f.  Street trees should be planted at least every 25-35 feet on average 
depending on tree species, not to exceed 40 feet. 

B4.g.  High branching trees should be planted to form a canopy and provide 

shade along streets and drives. 
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B5. Alleys 

 

 

  

 

Design Guidelines: 

B5.a. Alleys should have at minimum 3-foot plantings strip adjacent to building 

garages 

B5.b. Garages should be recesses at least 2 feet from building façade. 

B5.c. Tandem parking spaces, in garage or surface, are allowed as long as they are 

associated with the same unit. 
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B6. Paseos (Pedestrian Walks) 

 

Development Standards: 

B6.1. 30-foot minimum building-to-building dimension for residential buildings. 

Stoops and porches are allowed to encroach up to 5 feet. 

B6.2. 40-foot minimum building-to-building dimension for mixed-use/commercial 
buildings. Outdoor seating areas are allowed to encroach up to 12 feet. 

 

Design Guidelines 

B6.a. Paseo connections should be made wherever auto connections are 
infeasible due to project or site constraints. 

B6.b. Paseos should supplement the role of streets and drives in the circulation 

network. 

B6.c. Paseos should provide easy and direct access to building entries, common 

open space amenities and visitor parking areas. 

B6.d. Paseos should visually extend the street into an area for safe pedestrian 
use, with consistent street furnishings. 

B6.e. Paseos should be embellished with special paving and pedestrian-scaled 
lighting. 

B6.f.  Buildings lining paseos should provide windows along the building face to 
encourage comfortable and safe pedestrian use. 

B6.g. Buildings lining paseos should be designed so that sunlight can reach the 

paseos during midday. 

B6.h. Paseos should be named as streets are, with buildings lining the paseos 

taking their respective addresses from the paseo. 
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B7. Parking Location and Treatment 

 

Development Standards: 

B7.1. Parking shall be located behind buildings, below grade or, where those 

options are not feasible, screened by low walls and landscaping. 

B7.2. When fronting on public streets, internal streets, public walks/paseos or 
common open spaces, structured parking shall be wrapped or fronted with 

habitable uses. 

B7.3. Parking that is semi-depressed shall be screened with architectural elements 

that enhance the streetscape such as stoops, balcony overhangs, or 
decorative screening. 

 

Design Guidelines 

B7.a. For buildings with parking accessed from the front, minimize the amount of 

frontage used for parking access.  No more than 25% of the site frontage 
facing a street, internal street, or pedestrian walk/paseo should be devoted 
to garage opening, carports, or open/surface parking. 

B7.b. When surface parking lots are located adjacent to the street, they should be 
screened from the street and sidewalk by a low wall, landscape edge or 

combination. 
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B8. Open Space 

TOD’s are inherently built at multi-family densities to support transit.  Open space 

is key to creating a livable community and it is essential that multifamily 
developments provide a connected network of specialized open spaces -- in the 

form of squares, plazas, greens, and play/activity areas.  A well-landscaped, central 
public open space will become a community focal point and gathering space.   The 
common usable open space is a subset of the overall open space requirement. 

 

       

 

     

 

Development Standards: 

B8.1. On each property, common usable open spaces shall include at least one 
open lawn space measuring a minimum of 30 feet in each dimension. 

B8.2. One open space per each of the three parcels must have a minimum 
dimension of 50 feet in each direction. 

B8.3. The area of public plazas and/or parks can be counted toward the project’s 

group usable open space requirement. 

B8.4. The City shall provide incentives for the location of a public park on either 

Parcels 1, 2 or 3.  
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Design Guidelines 

B8.a. Design of private open space should emphasize usability, with convenient 
access from the interior of units so that open space can be used as part of 
everyday living. 

B8.b. Buildings and/or streets should define the edges of and face onto common 
open space.   

B8.c. Common amenity areas should be appropriate to the size of the 
development.  For larger developments, recreational facilities such as a 
swimming pool or tennis courts, along with picnic areas should be 

provided. 

B8.d. Play lots should be located in safe, convenient and highly visible locations 

to ensure informal surveillance by residents. 

 

B9. Landscape 

Design Guidelines 

B9.a. Drought tolerant, Bay Friendly landscaping and water-conserving irrigation 

methods are encouraged. 

B9.b. Landscape plans shall incorporate seasonal variety and color to the extent 
possible.  Tall deciduous trees should be utilized where summer shade is 

needed and winter solar access desired. 

B9.c. Grass lawn areas outside of common open spaces should be kept to a 

minimum. 

 

B10. Site Lighting 

Design Guidelines 

B10.a. Adequate lighting should be provided along sidewalks, streets, 

driveways, paseos and parking areas for the safety and security of 
residents and visitors. 

B10.b. Pedestrian scaled, post top mounted lights are recommended along 

public streets, interior streets, paseos, walks and common open spaces. 

B10.c. Lighting should not produce glare or be of an intensity inappropriate for a 

residential environment. 
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B11. Livability Standard 

B11.a.  Residential development shall satisfy the standards in this document 
            relating to: 

 The provision of pedestrian and bicycle connections to BART, the Iron 

Horse Trail, and between the sites (C2: TOD Framework Diagram and 

A5. Pedestrian/Bike Paths – Iron Horse Trail Connection) 

 Group Usable Open Space (B. Non-Core PUD Regulations) 

 Landscaped Paseos (B.6) 

 Open Space, Landscaping and Lighting (B8, B9, and B10) 

And shall also incorporate residential amenities such as play/activity areas, 
pools, water features, fitness facilities, and community rooms.  
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C. BUILDING TYPES 

 

Introduction 

Property owners and developers are encouraged to “mix and match” among the 

following Building Types in order to achieve the required minimum density, and to 
provide the varied building character desired by the City.  Given the large size of the 

TOD Mixed Use parcels, it is anticipated that more than one building type will be 
built on each parcel, depending on the location, street frontage, mix of uses, and 
desired parking ratios. It is left to the applicant where and how to combine the 

Building Types listed below.  If a developer wishes to incorporate a Building Type not 
identified in the Matrix, the City Council may review and approve new Types so long 

as the overall proposal conforms with the adopted TOD Standards and Guidelines.   
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Residential Building Matrix 
(all buildings types can accommodate mixed-uses) 
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C1. Attached Rowhouse/Townhouses (14-25 du/ac) 

   

Attached rowhouse/townhouses are units typically situated in a row of at least three 
or more units where there is no separation between units. These can be designed as 

either front- or rear-loaded. 

 

Density/Parcel 

Size 

Parking Ratio 

(Type) 
Stories Comments 

14-25 du/ac 

3-3.5 acres 

(for 75 units) 

1.5-2 sp/u. 

(tuckunder 

parking) 

3 story 
Least cost per parking space 

Most land area per unit 

 

Features: 

 Generally uniform massing within individualized appearance 

 Front-loaded with the garage facing the street or "front" of the property, or 

rear-loaded with garage facing the rear of the property 

 Greater efficiency of space without side yards and may provide for greater 

densities on larger sites 

 Private open space for each unit is typically provided by a front patio or 

balconies 

 Typical built density: between 14-25 units per acre  

 The design focus should be on an overall building: attached units in a row 

 Units organized around "public" spaces and sites around common spaces 
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C2. Garden Style with Surface parking (20-25 du/ac) 

 

 

Garden Style apartments are stacked flat units arranged on a single level and 

surrounded by units either above or below each unit.   

 

Density/Parcel 

Size 

Parking Ratio 

(Type) 
Stories Comments 

20-25 du/ac 

3-3.5 acres 

(for 75 units) 

1.67-1.8 sp/u. 

(surface parking) 
3 story 

Least cost per parking space 

Most land area per unit 

 

Features: 

 Typically 2-4 stories of single-level units stacked on top of each other 

 Individual unit access can be from either common interior corridor or by 

discrete exterior entrances 

 Typical built density: 20-30 units per acre 

 The design focus is as a whole building, less on individual units 

 Common open space is typically provided in assembled areas of courtyards or 

common ground space 
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C3. Tuck Under Podium (25-40 du/ac) 

  

 

Flats are typically stacked over small shared garages with ground floor units “lining” 
or fronting the streets, pedestrian walks or open spaces.  

Density/Parcel 

Size 

Parking Ratio 

(Type) 
Stories Comments 

25-40 du/ac 

typically 1 acre 

minimum with 2+ 

acres typical 

1.5-1.8 sp/u. 

(surface parking) 
3-4 story 

Orientation similar to rowhouses 

and townhomes 

 

Features: 

 Typically 3-4 stories in height, including parking garages 

 Typically will have 1/2 to 2/3 surface parking 

 Midpoint density: greater than garden apartments while not requiring a 

concrete podium for parking 

 Has similar orientation to rowhouses or townhouses with ground floor units 

facing streets, pedestrian paths and open spaces and garages accessed by 

alleys 

 Ground floor units have individual entries while upper units use shared stairs 

or elevator with corridor 

 Common open space in pedestrian walks or paseos 
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C4. Townhouses/Flats with Podium Parking (40-60 du/ac) 

 

 

Townhouses or stacked flats are units built over a submerged or partially-

submerged parking garage or "podium,” rather than with individual garages. 

Density/Parcel 

Size 

Parking Ratio 

(Type) 
Stories Comments 

40-50 du/ac 

1.25-1.75 acres 

(for 75 units) 

1-1.5 sp/u. 

(structured 

podium parking) 

4-5 story 
Most typical high density type 

Best with low parking ratio 

 

Features: 

 Typically 3-4 stories or more in height above a parking podium (garage) 

 May or may not have additional surface parking 

 Often appear more urban in appearance with raised stoops above a partially 

submerged parking podium 

 Typical built density: 30-50 units per acre 

 The design focus is as an entire building, not individual units 

 Common open space is typically provided 

 Parking podium can be at grade with residential/retail wrap 
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 C5. Residential Wrap Building with Parking Structure (40-70 du/ac) 

 

 

 
 

Density/Parcel 

Size 

Parking Ratio 

(Type) 
Stories Comments 

40-70 du/ac 

2-3 acres 

(100-150 unit 

minimum) 

1-1.67 sp/u. 

(multi-level parking 

structure) 

3-4 story 
Most cost effective 

Requires larger project/site 

 

Features: 

 Typically 3-4 stories or more in height 

 Stacked flats wrapped around parking structure or free standing around 

ground level courtyard 

 Typically built density: 40-60 plus units per acre 

 The design focus is as an entire building or group of buildings 

 Urban in appearance due to height, mass, and scale 

 Common open space is typically provided 

 Greener, heavily landscape, courtyards at grade 
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C6. Residential Buildings with Off-Site Parking District (50-80 du/ac)  

   

 
 

Density/Parcel 

Size 

Parking Ratio 

(Type) 
Stories Comments 

50-80 du/ac 

2-3.5 acres 

(100-150 unit 

minimum) 

1-2 sp/u. 

(multi-level offsite 

parking structure) 

3-4 story,  

5 possible 

Walk to offsite parking, 

limited onsite parking 

Allows greater densities 

without added height 

 

Features: 

 Typically 3-4 stories or more in height, stacked flats or combination of flats 

and townhouses 

 Parking is supplied by on-site spaces along with spaces located in adjacent 

parking garage. Parking space can be assigned 

 Often integrated into mixed-use neighborhoods 

 Parking structure serves multiple users from several nearby buildings 

 Greener, heavily landscape, courtyards at grade 
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C7. Mixed-Use Buildings  

 

   

Vertical Mixed Use (Retail/Office)     High Density Mixed Use 

  

Mixed Use      Mixed Use 

 

Features: 

 Vertical mix of uses (ground floor retail/live/work with offices or residential 

above) 

 Entries and storefronts facing onto street or plazas 

 Parking usually located in podium structures 

 Typically taller first floor ceiling heights 
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C8. Retail Buildings (Stand Alone) 

  
 

Features: 

 Surface parking located behind/adjacent to retail building 

 Entries and storefronts facing onto street or plazas 

 Typically 20-30 feet in height with high ceilings 

C9. Live/Work  

 

     Live/Work space connected to residence above   Live/Work space with studio residence 

Features: 

 2 types – Ground floor residential units with extra “flex room” used for small 

business and/or a retail space; or a street-level work/shop space connected to 

upper-level residential rooms 

 Entries and storefronts facing onto street or plazas 

 Tenant parking usually located in podium structures or in private garages 

accessed from the rear of the building, with visitors served by on-street 

parking  

 Typically taller first floor ceiling heights or double height spaces 
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C10. Example Retail Configurations (Listed stats do not include BART parcel) 

 

5,000-6,000 square feet 

at one corner  

with Live/Work  

along the rest of frontage 

 

10,000 square feet 

at both corners 

with Live/Work between 

 

18,000-20,000 square feet 

along Owens Drive 

 

BART PARCEL 

BART PARCEL 

BART PARCEL 
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25,000-30,000 square feet 

with Major Tenant 

(Grocery, Pharmacy) 

 

10,000-12,000 square feet 

60 feet deep at Willow Road 

with Live/Work  

along the rest of frontage 

 

GIBRALTAR RETAIL 

5,000-10,000 square feet 

at corner with  

Hacienda Drive 

 

 

BART PARCEL 

BART PARCEL 

5K 

5K 

L/W 

L/W 
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D. ARCHITECTURAL FEATURES 

 

D1. Residential Entries 

Development Standards: 

D1.1. All ground floor units (within 5 feet of grade) shall have entries onto street, 

internal street, paseo(walk), or open space. (including corridor buildings) 

 

Design Guidelines 

D1.a. Entries should be the predominant feature of front facades, and should have a 
scale that is in proportion to the size of the building and number of units 
being accessed.  Larger buildings should have a prominent, centralized 

building entrance. 

D1.b. Building fronts should include porches, unit entries, and architectural 

detailing. 

D1.c. Building entries should be the prominent feature of the front facade and 
identify access to individual units. 

D1.d. Building entries that face a public street, drive or common space should be 
the first choice for entry location. 

D1.e. Porches and balconies that face streets should be semi-transparent and be 
incorporated into the materials and design of the building. 

D1.f. Porches may encroach 5 feet into the front yard setback. 

D1.g. Front yard patios can be used and be part of entry path or a separate space. 
Patios should have a low fence, screen, or hedge no higher than 3 ft to 

transition between public and private areas. 

 

D2. Window Treatments 

Design Guidelines 

D2.a. Windows are a very important element of building form and should be well 
organized on a building facade to create a rhythm or pattern. 

D2.b. Windows should emphasize vertical massing of buildings.  

D2.c. Windows should have a hierarchy of sizes emphasizing the function of the 
living spaces and views while allowing for privacy of neighboring properties. 

D2.d. Windows should be well detailed and consistent with the architectural design 
of the building. 

D2.e. Windows should be “punched” in from the exterior building wall or should be 

defined by well-designed trims.  Trim material should contrast with wall 
materials. 

D2.f. Windows should overlook streets and open spaces to provide “eyes on the 
street” and ensure clear views for safety. 
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D3. Roofs and Parapets 

Design Guidelines 

D3.a. Use eave and parapet details to provide a strong skyline or silhouette and at 
visual interest to the roof line. 

D3.b. Emphasize vertical proportions of individual units rather than horizontal 
building massing. 

D3.c. Rooflines should correspond to variations in building massing and articulation 
with bays, gables, dormers and strong eave elements. 

D3.d. Roof elements should be varied to minimize the appearance of mass and bulk. 

D3.e. Gable roofs or bays with parapets are encouraged to emphasize vertical 
proportion and break up the massing of large hipped roofs. 

 

D4. Retail and Live/Work Storefronts 

 

        

 

Development Standards: 

D4.1. Retail and service uses shall have a minimum interior 15 feet clear floor to 
ceiling height.  

D4.2. Live/work uses shall have a minimum 12 feet clear floor to ceiling height for 
two story units and 15 feet clear floor to ceiling for one story units to allow for 
mezzanine. 

D4.3. Storefronts shall have a minimum depth of 40 feet, and 60 feet at corners. 

 

Design Guidelines 

D4.a. Large display windows (large panes or divided lites) are strongly encouraged. 

D4.b. Clear glass should be used.  Colored or reflective glass is not appropriate. 

D4.c. A well designed and/or decorative material base is desired at display 
windows. 

D4.d. Entries and window displays should have consistent materials and detailing. 

D4.e. Entries should be located at corners or intersection whenever possible. 
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D4.f. Recesses are encouraged to identify entries and provide weather protection. 

D4.h. Awnings, canopies, trellises and/or other shade devices over storefront 

windows and entries are strongly encouraged to provide signage, shade, and 
pedestrian cover. 

D4.i. Individual awnings that articulate the building façade rhythm are desired in 
lieu of long continuous horizontal awnings. 

D4.j. Live/work units when used as Live/Live should maintain a commercial 

storefront character.  

D4.k. Live/work units when used as Live/Live may be landscaped up to 8 feet from 

building storefront.  Landscaping may include low fencing (3-3.5 feet) to 
create an outdoor patio.  

 

 

 

D5. Gateway Corners 
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Design Guidelines 

D6.a. Buildings located on the corner of two public streets, end of a major 

pedestrian or shared path, and/or end of an important vista should have 
unique architectural element. 

D6.b. A unique architectural element can be a change in height, a definition of a 
public plaza, and or a change in architectural style. 

 

D6. Building Signage 

Design Guidelines 

D6.a. Site signage should feature individually formed lettering and should have an 
artistic design element as well as addressing way finding. 

D6.b. Backlit box signs are not permitted, except when required by the Fire 
Department. 

D6.c. Site signs should have design features consistent with the buildings in the 

development, and should be integrated into the site development and 
landscaping. 

D6.d. Attractive signage directories are encouraged to help provide way finding 
within the development. 
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D7. Bike Parking 

Development Standards: 

D7.1. Weather protected and secure bike parking spaces shall be provided for a 
minimum of 30% of the maximum occupants per dwelling unit. Bike parking 

can be grouped into one structures or located in private garages. 

 

D8. Utility and Trash Enclosures 

Design Guidelines 

D8.a. Opaque screen trash and recycling enclosures or individual containers for 
each unit shall be provided.   

D8.b. Enclosures should be located to minimize any conflict with individual units, 
common open space areas, or neighboring properties. 

D8.c. Trash enclosures are required to be of durable materials such as concrete or 
concrete block and finished to integrate with the building design. 

D8.d. Trash enclosures shall be sized and designed to accommodate the City’s 

source separated recycling program.  

D8.e. Buildings should be organized so the impact of servicing functions and utilities 

on streets and along pedestrian paths is minimal. 

D8.f. Utilities should be incorporated into the design of the building and integrated 
into landscaped areas to minimize noise and visual impact.  Options may 

include insets into building facades or integration into low wall standards. 

 

D9. Residential Storage 

Development Guidelines: 

D9.1. Residential Storage: Each unit should have at least 40 cubic feet of enclosed 

storage area.  Storage space should be outside of unit but does not need to 
be adjacent to unit. 

 

D10. Compatibility with Surrounding Development 

Development Guidelines: 

D10.1. While the densities restrictions and requirements on the three parcels are 
consistent it is generally desired that the design provides features which are 
generally compatible with residential neighborhoods across the major arterial or 
street.  Features which assist in creating compatibility may include: 

 

 additional landscaping including large trees within the setbacks 

 architectural treatments such as change in material at the upper floors, bays 

which extend a story lower to visually lower the facade, or building step backs at 

the top floor are all potential treatments which may be considered 

 The corners of Gibraltar and Hacienda Drive should maintain the "gateway" 

treatments within the design guidelines 
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PART 4 

PROCESS 

 

A. PLANNED UNIT DEVELOPMENT (PUD) 

Applications for development of each of the three sites will be processed through the 
City’s established Planned Unit Development review process.  Criteria for review of 
these projects shall include the Core Development Standards, Non-core 

Development Standards, and Design Guidelines as included in these Transit Oriented 
Development Standards and Guidelines and as required by the City’s Settlement 

Agreement, relative to Urban Habitat v. City of Pleasanton.   
 
The City will conduct environmental analysis of each project in accordance with 

CEQA and CEQA Guidelines. 
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PART 5  

APPENDIX 

 

Usable Open Space Code: 

The following was taken from the City of Pleasanton Zoning Code and is located here 
for reference only.  Should the code change, the updated code shall be followed. 

 

18.84.170 Usable open space. 

A. Each dwelling unit in the RM and C-C districts shall have group or private usable open space as 

prescribed in the zoning schedule codified in table 18.84.010 of this chapter, provided that in the 

RM district each dwelling unit shall have private usable open space of at least the minimum area 

specified by subsection C of this section. Group and private usable open space may be combined to 

meet the requirements. Each square foot of private usable open space shall be considered 

equivalent to two square feet of group usable open space and may be so substituted. All required 

usable open space shall be planted area, or shall have a dust-free surface, or shall be water 

surface, provided that not less than 10 percent of the required group usable open space at ground 

level shall be landscaped with trees and other plant materials suitable for ornamentation. No 

required usable open space shall be located in a parking area, driveway, service area, or required 

front yard, or shall have a slope greater than 10 percent. 

B. Group usable open space shall have a minimum area of 300 square feet and a rectangle inscribed 

within it shall have no dimension less than 15 feet. Required usable open space may be located on 

the roof of an attached garage or carport, but not more than 20 percent of the required space shall 

be located on the roof of a building containing habitable rooms. 

C. Private usable open space located at ground level shall have a minimum area of 150 square feet 

and a rectangle inscribed within it shall have no dimension less than 10 feet. The minimum area of 

aboveground-level space shall  be 50 square feet and a rectangle inscribed within it shall have no 

dimension less than five feet. Private usable open space shall be adjacent to, and not more than 

four feet above or below the floor level of the dwelling unit served. Not more than 50 percent of 

ground-level space may be covered by an overhang, balcony, or patio roof. Aboveground-level 

space shall have at least one exterior side open above railing height. 

D. Private, ground-level, usable open space on the street side of a structure shall be screened from 

the street. 

E. Usable open space shall be permanently maintained by the owner in orderly condition. (Prior code 

§ 2-5.45) 































































 
 
 
 
 
 

 
INITIAL STUDY and MITIGATED NEGATIVE DECLARATION 

 

for  
 

BRE Properties, Hacienda Park Site 1 and Site 2 
PUD-85-08-12D, PUD-81-30-86D, and P11-0856 

____________________________________________________________ 
 

Initial Study and Mitigated Negative Declaration 
 

Appendix A, Relevant Mitigation from Prior Environmental Documents 
 

Appendix B, Air Quality and Greenhouse Gas Analysis 
 

Appendix C, Arborist Study 
 

Appendix D, Environmental Noise Assessment 
 

Appendix E, November 2011 Traffic Impact Analysis 
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PUD-85-08-12D and PUD-81-30-86D and P11-0856,  BRE Properties 
Applications for:  (1) two PUD (Planned Unit Development) Development Plan 
approvals to construct:  (a) a mixed-use high-density residential/commercial 
development containing 251 residential units, 4 live/work units, and 
approximately 5,700 square feet of retail space at the property located at the 
southeast corner of Owens Drive and Willow Road (PUD-85-08-12D); and (b) a 
high-density residential development containing 247 residential units, 4 live/work 
units, and a .55-acre public park at the property located at the northern corner of 
Gibraltar Drive and Hacienda Drive (PUD-81-30-86D); and (2) an amendment to the 
Phase I and Phase II Development Agreements between the City of Pleasanton 
and Prudential Insurance Company of America to:  (a) extend the term of the 
Development Agreement to five years from the date of approval of the two 
Development Plans referenced above; and (b) incorporate approval of the 
development standards and design guidelines of the Hacienda Transit Oriented 
Development (TOD) Standards and Guidelines (P11-0856).  Zoning for the 
property is PUD-MU (Planned Unit Development – Mixed Use) District. 
 
Also consider the Initial Study and Mitigated Negative Declaration prepared for 
the projects (Site 1, PUD-85-08-12D, and Site 2, PUD-81-30-86D).   
 
Brian Dolan stated that his staff report will be brief and that he will not go through the 
details of the projects as they has already been presented twice in the past.  He noted 
that one of the remaining issues that resulted from the Joint City Council/ Planning 
Commission Joint Workshop involved the depth of the live/work configuration.  He 
indicated that a lot of suggestions were made at that Workshop, and the applicant 
responded to that issue in a way that was discussed at the Workshop, essentially 
extending the live/work space forward out to 40 feet, thereby creating additional square 
footage in front of the live/work spaces without removing parking behind them. 
 
Mr. Dolan stated all the slides on the projects’ location, architecture, setting, and site 
plan are available but that it would not be necessary to go through them as the 
Commission is already familiar with those issues.  He indicated, however, that he would 
like to address one critical graphic submitted by the applicant on the revised plans 
offering the 40-foot depth. 
 
Mr. Dolan stated that in one location, Building A, the setback from the diagonal parking 
along Owens Drive would go down to 14 feet.  He indicated that staff consulted with 
urban design consultants, who thought that might be getting a little tight.  He added that 
instead of accepting the full 40 feet on the depth of the live/work space, staff mistakenly 
stated in its recommendation that that this applies to both Buildings A and B.  He noted 
that this applies only to Building A as there is plenty of setback on Building B.  He 
further noted that this is the only change from the projects that the Commission has 
seen in the past.  He stated that the same thing is proposed on Site 2 and that staff is 
accepting the full 40 feet on that location. 
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Mr. Dolan stated that in one corner on Building A, the setback would be at least 16 feet 
instead of 14 feet, giving up two feet of depth in the live/work space.  He indicated that it 
is acceptable to have a 38-foot depth in this live/work space as staff believes it can be 
converted to retail should the market demand. 
 
Mr. Dolan stated that the only other matter he wanted to alert the Commission about 
was some modifications made to the conditions, which staff was not able to provide to 
the Commission earlier than tonight.  He indicated that some of the conditions from the 
standard conditions of approval were deleted because they do not apply here. He 
added that two changes were of substantive nature:  (1) Condition No. 16:  Staff and the 
applicant have been operating under the assumption that Livermore Amador Valley 
Transit Authority (LAVTA) was agreeable to the elimination of the bus stop, so until very 
recently since the conditions were produced for the Commission’s packet, staff had 
written the condition in certain way.  He indicated that this had to do with a change of 
staffing at LAVTA, and there is a difference of opinion.  He added that staff will need to 
continue to work with LAVTA and is optimistic that this can be ultimately resolved.  
(2) Condition No. 84 regarding the photovoltaic systems:  This condition is written as if 
staff is requiring the roofs of the residential projects to have full photovoltaics on them.  
He indicated that is not the intention and is not a requirement.  He added that the 
applicant is putting a photovoltaic system on the common building areas, the leasing 
center, and the recreation center, which would meet the City’s solar requirement.  He 
indicated that this condition is incorrect and will be eliminated. 
 
Commissioner Olson referred to page 20 of the staff report regarding school impacts 
and inquired how this would be funded and if whoever is responsible for this funding has 
been determined. 
 
Mr. Dolan replied that there was a conversation between the applicant and the School 
District and that it was his understanding is that there is an agreement between them. 
 
Commissioner Olson inquired if there was already an agreement as he did not want this 
to be something that will bite the developer sometime in the future in terms of funding.  
 
Mr. Dolan replied that he was not certain it was in writing but that this is not required 
until later in the project.  He noted, however, that the applicant and the School District 
have reached an agreement. 
 
THE PUBLIC HEARING WAS OPENED. 
 
Bob Linder, applicant, stated that Mr. John Wayland from BRE and Mr. Irwin Yau, 
project architect, are present tonight, and they would be happy to answer questions.  He 
indicated that he agrees with staff’s report and that they have submitted revised plans. 
 
Mr. Yau stated that he has the same PowerPoint presentation he has shown in the past 
and that other than the slide requested at the Workshop that shows elevations with and 
without trees, there is no new information that Mr. Dolan has not already covered. 
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James Paxson, General Manager of Hacienda Business Park, stated that on behalf of 
the Park, he voiced very strong support for these two projects.  He indicated that he has 
been working with BRE for some time and was very pleased with what BRE has brought 
forward.  He noted that he has sent an approval letter to the City for BRE’s projects.  He 
added that he is commending BRE, who was given quite a task of converging a lot of 
divergent requirements, and has done it very well, resulting in two beautifully designed 
projects.  He stated that he was proud of BRE, was pleased to have its projects come to 
the Park, and hopes that BRE breaks ground soon. 
 
THE PUBLIC HEARING WAS CLOSED. 
 
Commission Blank moved to find that the projects would not have a significant 
effect of the environment and that the exceptions to the Hacienda Transit- 
Oriented Development (TOD) Standards and Design Guidelines as listed in the 
staff report are appropriate for the two sites; to make that PUD findings for the 
proposed Development Plans as listed in the staff report; and to recommend 
approval to the City Council of (1) the Mitigated Negative Declaration prepared for 
the projects, (2) the Development Agreement Amendment to extend the term of 
the Development Agreement to five years from the date of approval of the two 
Development Plans, Cases PUD-85-08-12D and PUD-81-30-86D, and to 
incorporate approval of the development standards and design guidelines of the 
Hacienda TOD Standards and Guidelines, Case P11-0856, (3) Cases 
PUD-85-08-12D and PUD-81-30-86D Development Plans to construct two 
mixed-use, high-density residential/commercials developments, subject to the 
Conditions of Approval listed in Exhibit A-1 and Exhibit A-2 of the staff report.   
 
Mr. Blank made a comment to the public that the Commission has seen these projects 
extensively in two previous very detailed Workshops and that the Commission is not 
going through these projects lightly. 
 
Commissioner Pearce seconded the motion. 
 
Chair Pentin requested that the changes to Exhibit A-1 and Exhibit A-2 as listed in 
staff’s memo be incorporated in the motion. 
 
Commissioners Blank and Pearce accepted the amendment.  
 
ROLL CALL VOTE: 
 
AYES: Commissioners Blank, O’Connor, Olson, Pearce, and Pentin 
NOES: None 
ABSTAIN: None 
RECUSED: None 
ABSENT:  Commissioner Narum 
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Resolutions Nos. PC-2012-13 recommending approval of the Mitigated Negative 
Declaration, PC-2012-14 recommending approval of the Development Agreement 
Amendment, PC-2012-15 recommending approval of Case PUD-85-08-12D (Site 1), 
and PC-2012-16 recommending approval of Case PUD-81-30-86D (Site 2) were 
entered and adopted as motioned. 
 
Commissioner Blank thanked BRE for going through the process and asked that it make 
Mr. Paxson’s request come true as quickly as possible. 
 



CLIMATE ACTION PLAN
CHECKLIST

LU1-2 
Project is infill development within the existing urban fabric that helps complete, 

reinforce, and repair the surrounding area. X

LU1-3 

Project is mixed-use development which incorporates higher density and affordable 

residential units consistent and with the Downtown Specific Plan with easy access to 

activity areas. (Applies to projects in the downtown area only). X

LU1-4 
Project is transit-oriented development near BART station, along transportation 

corridors, in business parks, and/or in the downtown area. X

LU1-5 
Project is high density development near and/or around transportation hubs and 

employment centers. X

LU1-6 
Project is TOD (transit oriented development): located within 1/4 mile of commuter 

rail, BART, and other transportation hubs. X

LU1-7 Project incorporates affordable housing on a vacant infill site. X

LU2-1 
Project is located within convenient walking distance to work, residences, and 

services. X

LU2-2 

Project provides new housing and/or new employment located within ½-mile 

walking/biking proximity of complementary land uses, including retail, employment, 

institutional, or recreational. X

LU2-4 

Project reconnects streets and adds streets; minimizes parking to below code 

requirements; and includes attractive and functional urban plazas. (Applies to 

development near Pleasanton BART station in Hacienda and development near 

West Pleasanton BART) X

LU2-9 Project includes live-work units. X

LU2-10 Project incorporates elements of LEED for Neighborhood Development (LEED ND) X

LU3-1 
Project provides key services within a ½-mile  walking distance of residential 

clusters or areas. (Applies to non-residential projects) X

LU3-2 
Project provides building, landscape, and streetscape development design features 

that encourage transit, bicycle, and pedestrian access. X

LU3-3 Project encourages transit use and provides pedestrian and bicycle facilities.   X

LU3-4 

Project provides infrastructure to facilitate 'NextBus' technologies for tracking buses 

and predicting arrival times.  (Applies to projects that include two or more bus 

shelters.) X

LU3-5 

Project provides street improvements that meet the municipal street standards  and 

AB 1358 Complete Streets and increase the safety, convenience, and efficiency of 

pedestrians, bicyclists, motorists, and transit riders. 
X

LU3-6 
 Project includes pedestrian and bicycle access through cul-de-sacs in new projects, 

except where prohibited by topography. X

LU3-7 

Project includes neighborhood traffic calming to slow traffic speeds, reduce cut-

through traffic and traffic-related noise, improve the aesthetics of the street, and 

increase safety for pedestrians, bicyclists, and vehicles. X

TR1-6 
The project offers discounted transit passes as part of HOA amenities, payable 

through the HOA dues. (Applies to residential development within 1/2 mile of transit.) 
X

Hacienda Park provides transit 

passes to all new tenants. 

LU2: Support Mixed-use Infill and New Development near Local-serving 
Commercial Areas 

LU3: Improve Transportation Efficiency through Design Improvements 

TR1: Improve and Increase Transit Ridership with Incentives, 
Partnerships, and Related Investments 

Project Name: BRE Properties  Project Address: Site 1, located at the southeast corner of Owens Drive and Willow Road

Case No.: PUD-85-08-12D   Residential Units: 251 and 4 live/work units

Project Aspects that reduce 

Greenhouse Gas  (GHG) Emissions Yes Comments

LU1: Support Infill and High Density Development 

Sqft. of Com./Office/Mixed-Use Area: 5,700

No N/A



TR1-9 
The project includes a condition of approval to limit diesel vehicle idling. (Applies to 

projects with associated bus or truck traffic.) X

NM1-1 
Project provides a community trail, bike lane, staging area or other facility consistent 

with the Community Trails Master Plan or the Pedestrian and Bicycle Master Plan.
X

NM1-4 
Project provides bicycle-related improvements (i.e., work-place provision for 

showers, bicycle storage, bicycle lanes, etc.). X

NM1-5 Project provides bike parking. (Applies to non-residential and multi-family projects.) X

NM1-7 Project provides bicycle detection at signalized intersections. X

NM1-8 
Project provides safe and convenient bike racks. (Applies to private schools, 

business and office projects.) X

NM1-9 
Project completes a section of the Iron Horse Trail. (Applies to developments 

adjacent to the trail location.) X

Provides a trail that leads to the 

Iron Horse Trail 

NM1-10 

Project contributes to the bicycle/pedestrian underpass at 580/680 interchange 

(Johnson Drive canal) for connection to Dublin. (Applies to new projects in the 

immediate vicinity.) X

TDM1-1 
Project shares parking with adjacent use to reduce paved areas that contribute to 

urban heat islands and reduce stormwater infiltration. X

TDM1-2 

Project separates fee-based parking from home rents/purchase prices or office 

leases. (Applies to projects within 1/2 mile of BART stations to increase housing and 

office affordability for those without a car or cars.) X

A condition of approval (No. 38 in 

Exhibit A-1) has been added to 

reflect this requirement

TDM1-3 
Project tenants will participate in the City's TSM program to reduce auto trips. 

(Applies to non-residential projects.) X

TDM1-5 Project will participate in a parking demand management program. X

TDM1-6 Project provides one or more electric charging stations for plug-in vehicles. 

X

A condition of approval (No. 39 in 

Exhibit A-1) has been added to 

reflect this requirement

TDM1-7
Project provides motorcycle or scooter parking. (Applies to projects located in 

Downtown.) X

TDM2-4 Project provides a neighborhood telecommuting center. X

TDM2-7

Project provides transit passes or other transit use incentives for an interim period to 

establish transit use patterns for employees.  (Applies to new non-residential 

projects of more than 20,000 s.f. within 1/4 mile of transit)  X

TDM2-

10 

Project provides dedicated parking spaces for carpool, vanpool, alternative-fuel, and 

car-share vehicles. 

X

The project does not have a 

sufficient amount of commercial 

square footage to require this 

standard. 

TDM2-

11 
Project incorporates a car-sharing service. X

EC1-1 

Project meets LEED Certified rating level and achieves 25% above T-24, and 

incorporates new requirements for shade trees, cool roofs and landscape lighting. 

(Applies to civic projects and commercial projects over 20,000 s.f.) X

EC1-2 

Project meets the City's residential green rating standard, including 25% above T-

24, and incorporates new requirements for shade trees, cool roofs and landscape 

lighting. (Applies to residential projects.) X

TDM1: Use Parking Policy/Pricing to Discourage Single Occupancy 
Vehicle (SOV) Travel 

EC1: Use City Codes, Ordinances and Permitting to Enhance Green 
Building, Energy Efficiency, and Energy Conservation 

TDM2: Promote Alternatives to Work and School Commutes 

NM1: Enhance and Maintain a Safe, Convenient, and Effective System 
for Pedestrians and Bicyclists 

Project Aspects that reduce 

Greenhouse Gas  (GHG) Emissions Yes No N/A Comments



EC1-3 
Project provides light-colored paving material for roads and parking areas, as well as 

parking lot shade trees. 
X

A condition of approval (No. 40 of 

Exhibit A-1) has been added to 

reflect this requirement

EC4-4 
Project incorporates solar tubes, skylights, and other daylighting systems within the 

design . 
X

A condition of approval (No. 41 in 

Exhibit A-1) has been added to 

reflect this requirement.  

ER1-1 
Project provides residential renewable energy installations (e.g., wind turbines). 

(Applies to residential projects.) X Project includes solar

ER2-3 
Project incorporates distributed generation, especially PV, solar thermal, solar hot 

water, and solar cooling, and/or providing bloom box or other fuel cell technologies. 
X

ER2-5 Project includes a solar grid to power one or more EV charging stations. 

X

The project would provide EV 

charging stations (condition of 

approval No. 39 of Exhibit A-1).  

Staff does not find it necessary to 

include a solar grid for charging 

stations.

SW2-12 
Project provides adequate space and logistics for handling of recyclable and 

compostable materials. (Applies to commercial and multifamily residential projects.)
X

WA 1-7 
Project incorporates a water-saving landscape plan that includes xeriscaping and 

drought-resistant planting in lieu of lawns. X

WA 1-8  Project limits lawn areas to designated play areas. X

WA3-2 Project utilizes reclaimed wastewater.

X

A condition of approval (No. 42 of 

Exhibit A-1) has been added to 

reflect this requirement

WA3-4 Project incorporates rain harvesting. 

X

A condition of approval (No. 43 of 

Exhibit A-1) has been added to 

reflect this requirement

ER1: Implement Local Ordinances and Permitting Processes to Support 
Renewable Energy 

WA1: Conserve Community Water through Building and Landscape 
Design and Improvements 

SW2: Increase Recycling, Organics Diversion, and Waste Reduction 
Associated with the Entire Community 

WA3: Increase or Establish use of Reclaimed/Grey Water Systems 

EC4: Develop Programs to Increase Energy Efficiency and Conservation 

ER2: Develop Programs to Promote On-Site Renewable Energy in the 
Community 

Project Aspects that reduce 

Greenhouse Gas  (GHG) Emissions Yes No N/A Comments



    



CLIMATE ACTION PLAN
CHECKLIST

LU1-2 
Project is infill development within the existing urban fabric that helps complete, 

reinforce, and repair the surrounding area. X

LU1-3 

Project is mixed-use development which incorporates higher density and affordable 

residential units consistent and with the Downtown Specific Plan with easy access to 

activity areas. (Applies to projects in the downtown area only). X

LU1-4 
Project is transit-oriented development near BART station, along transportation 

corridors, in business parks, and/or in the downtown area. X

LU1-5 
Project is high density development near and/or around transportation hubs and 

employment centers. X

LU1-6 
Project is TOD (transit oriented development): located within 1/4 mile of commuter 

rail, BART, and other transportation hubs. X

LU1-7 Project incorporates affordable housing on a vacant infill site. X

LU2-1 
Project is located within convenient walking distance to work, residences, and 

services. X

LU2-2 

Project provides new housing and/or new employment located within ½-mile 

walking/biking proximity of complementary land uses, including retail, employment, 

institutional, or recreational. X

LU2-4 

Project reconnects streets and adds streets; minimizes parking to below code 

requirements; and includes attractive and functional urban plazas. (Applies to 

development near Pleasanton BART station in Hacienda and development near 

West Pleasanton BART) X

LU2-9 Project includes live-work units. X

LU2-10 Project incorporates elements of LEED for Neighborhood Development (LEED ND) X

LU3-1 
Project provides key services within a ½-mile  walking distance of residential 

clusters or areas. (Applies to non-residential projects) X

LU3-2 
Project provides building, landscape, and streetscape development design features 

that encourage transit, bicycle, and pedestrian access. X

LU3-3 Project encourages transit use and provides pedestrian and bicycle facilities.   X

LU3-4 

Project provides infrastructure to facilitate 'NextBus' technologies for tracking buses 

and predicting arrival times.  (Applies to projects that include two or more bus 

shelters.) X

LU3-5 

Project provides street improvements that meet the municipal street standards  and 

AB 1358 Complete Streets and increase the safety, convenience, and efficiency of 

pedestrians, bicyclists, motorists, and transit riders. 
X

LU3-6 
 Project includes pedestrian and bicycle access through cul-de-sacs in new projects, 

except where prohibited by topography. X

LU3-7 

Project includes neighborhood traffic calming to slow traffic speeds, reduce cut-

through traffic and traffic-related noise, improve the aesthetics of the street, and 

increase safety for pedestrians, bicyclists, and vehicles. X

TR1-6 
The project offers discounted transit passes as part of HOA amenities, payable 

through the HOA dues. (Applies to residential development within 1/2 mile of transit.) 
X

Hacienda Park provides transit 

passes to all new tenants. 

Sqft. of Com./Office/Mixed-Use Area: N/A

No N/A

LU2: Support Mixed-use Infill and New Development near Local-serving 
Commercial Areas 

LU3: Improve Transportation Efficiency through Design Improvements 

TR1: Improve and Increase Transit Ridership with Incentives, 
Partnerships, and Related Investments 

Project Name: BRE Properties  Project Address: Site 2, located at the northern corner of Gibraltar Drive and Hacienda Drive

Case No.: PUD-81-30-86D   Residential Units: 247 and 4 live/work units

Project Aspects that reduce 

Greenhouse Gas  (GHG) Emissions Yes Comments

LU1: Support Infill and High Density Development 



TR1-9 
The project includes a condition of approval to limit diesel vehicle idling. (Applies to 

projects with associated bus or truck traffic.) X

NM1-1 
Project provides a community trail, bike lane, staging area or other facility consistent 

with the Community Trails Master Plan or the Pedestrian and Bicycle Master Plan.
X

NM1-4 
Project provides bicycle-related improvements (i.e., work-place provision for 

showers, bicycle storage, bicycle lanes, etc.). X

NM1-5 Project provides bike parking. (Applies to non-residential and multi-family projects.) X

NM1-7 Project provides bicycle detection at signalized intersections. X

NM1-8 
Project provides safe and convenient bike racks. (Applies to private schools, 

business and office projects.) X

NM1-9 
Project completes a section of the Iron Horse Trail. (Applies to developments 

adjacent to the trail location.) X

Provides a trail that leads to the 

Iron Horse Trail 

NM1-10 

Project contributes to the bicycle/pedestrian underpass at 580/680 interchange 

(Johnson Drive canal) for connection to Dublin. (Applies to new projects in the 

immediate vicinity.) X

TDM1-1 
Project shares parking with adjacent use to reduce paved areas that contribute to 

urban heat islands and reduce stormwater infiltration. X

TDM1-2 

Project separates fee-based parking from home rents/purchase prices or office 

leases. (Applies to projects within 1/2 mile of BART stations to increase housing and 

office affordability for those without a car or cars.) X

A condition of approval (No. 36 in 

Exhibit A-2) has been added to 

reflect this requirement

TDM1-3 
Project tenants will participate in the City's TSM program to reduce auto trips. 

(Applies to non-residential projects.) X

TDM1-5 Project will participate in a parking demand management program. X

TDM1-6 Project provides one or more electric charging stations for plug-in vehicles. 

X

A condition of approval (No. 37 in 

Exhibit A-2) has been added to 

reflect this requirement

TDM1-7
Project provides motorcycle or scooter parking. (Applies to projects located in 

Downtown.) X

TDM2-4 Project provides a neighborhood telecommuting center. X

TDM2-7

Project provides transit passes or other transit use incentives for an interim period to 

establish transit use patterns for employees.  (Applies to new non-residential 

projects of more than 20,000 s.f. within 1/4 mile of transit)  X

TDM2-

10 

Project provides dedicated parking spaces for carpool, vanpool, alternative-fuel, and 

car-share vehicles. X

TDM2-

11 
Project incorporates a car-sharing service. X

EC1-1 

Project meets LEED Certified rating level and achieves 25% above T-24, and 

incorporates new requirements for shade trees, cool roofs and landscape lighting. 

(Applies to civic projects and commercial projects over 20,000 s.f.) X

EC1-2 

Project meets the City's residential green rating standard, including 25% above T-

24, and incorporates new requirements for shade trees, cool roofs and landscape 

lighting. (Applies to residential projects.) X

EC1-3 
Project provides light-colored paving material for roads and parking areas, as well as 

parking lot shade trees. 
X

A condition of approval (No. 38 in 

Exhibit A-2) has been added to 

reflect this requirement.  

Comments

NM1: Enhance and Maintain a Safe, Convenient, and Effective System 
for Pedestrians and Bicyclists 

Project Aspects that reduce 

Greenhouse Gas  (GHG) Emissions Yes No N/A

TDM1: Use Parking Policy/Pricing to Discourage Single Occupancy 
Vehicle (SOV) Travel 

EC1: Use City Codes, Ordinances and Permitting to Enhance Green 
Building, Energy Efficiency, and Energy Conservation 

TDM2: Promote Alternatives to Work and School Commutes 



EC4-4 Project incorporates solar tubes, skylights, and other daylighting systems within the 

design . X

A condition of approval (No. 39 in 

Exhibit A-2) has been added to 

reflect this requriement.

ER1-1 
Project provides residential renewable energy installations (e.g., wind turbines). 

(Applies to residential projects.) X Project will include solar

ER2-3 
Project incorporates distributed generation, especially PV, solar thermal, solar hot 

water, and solar cooling, and/or providing bloom box or other fuel cell technologies. 
X

ER2-5 Project includes a solar grid to power one or more EV charging stations. X

SW2-12 
Project provides adequate space and logistics for handling of recyclable and 

compostable materials. (Applies to commercial and multifamily residential projects.)
X

WA 1-7 
Project incorporates a water-saving landscape plan that includes xeriscaping and 

drought-resistant planting in lieu of lawns. X

WA 1-8  Project limits lawn areas to designated play areas. X

WA3-2 Project utilizes reclaimed wastewater.

X

A condition of approval (No. 40 of 

Exhibit A-2) has been added to 

reflect this requirement

WA3-4 Project incorporates rain harvesting. 

X

A condition of approval (No. 41 in 

Exhibit A-2) has been added to 

reflect this requriement.

Yes No N/A Discussion

ER1: Implement Local Ordinances and Permitting Processes to Support 
Renewable Energy 

WA1: Conserve Community Water through Building and Landscape 
Design and Improvements 

SW2: Increase Recycling, Organics Diversion, and Waste Reduction 
Associated with the Entire Community 

WA3: Increase or Establish use of Reclaimed/Grey Water Systems 

EC4: Develop Programs to Increase Energy Efficiency and Conservation 

ER2: Develop Programs to Promote On-Site Renewable Energy in the 
Community 

Project Aspects that reduce 

Greenhouse Gas  (GHG) Emissions
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