














Community Support for Project 
  

Although many residents in Pleasanton oppose increasing density, whenever we have 

presented a map and explained the location and shape of our proposed North Lot, they agree it 

is the only solution that makes sense. It will match in size and style the Sycamore Heights 

subdivision, it will use existing roads and infrastructure that were designed to accommodate 

more homes than were built, and it will have minimal impact on the community.  In fact the 

donation of land for the road and the continuation of a public trail on Lot 1 are a benefit to the 

community (see map).  

 

We met with four members of the Sycamore Heights Homeowners’ Association on Monday, 

March 26, 2018 in the Pleasanton Senior Center. We explained our proposal and answered 

questions. All four agreed the project made sense and were supportive of three new homes 

going in along Sycamore Creek Way, provided they were similar in size, color and design with 

the existing neighborhood. 

 

We invited neighbors within a ~1,000 foot radius of the property to a neighborhood meeting at 

the Pleasanton Senior Center, 5353 Sunol Blvd, on Wednesday, March 28, 2018 at 7:30 pm in 

“The Classroom.” Invitations were hand delivered to their door steps on Saturday, March 17, 

2018 and mailed on Monday, March 19, 2018. Copies of the letters are attached. 

 

Seven neighbors attended the March 28th neighborhood meeting. All seven, 100%, supported 

the project and signed a Statement of Support testifying of their approval. The fact that we have 

not encountered anyone in opposition to the project is indicative of how well the project fits in 

with the existing neighborhoods. Many of them have said, “We’ve been wondering when those 

homes would finally be built.” We hope that time is very soon! 
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Preliminary Arborist Report 
990 Sycamore Rd. 

Pleasanton, CA 
 
Introduction and Overview 
Bringhurst, LLC has proposed to subdivide the property at 990 Sycamore Road, in 
Pleasanton California.  Currently there is a single-family residence and a detached garage 
occupying the central portion of the site with a gravel driveway providing access onto 
Sycamore Road. HortScience, Inc. was prepared an Arborist Report for the site in 2006 and 
was asked to update that report to reflect the current tree condition and development 
proposal. 
 
This report provides the following information: 

1. An assessment of trees within the proposed project area. 
2. An assessment of the impacts of construction on the trees. 
3. Identification of trees to be removed and preserved. 
4. The appraisal value of all trees. 

 
Assessment Methods 
Trees were assessed on March 7, 2018.  The survey included all trees 6” and greater in 
diameter.  Off-site trees with canopies extending over the property line were included in the 
assessment.  The assessment procedure consisted of the following steps: 

1. Identifying the tree as to species; 

2. Tagging each tree with an identifying number and recording its location on a 
map; 

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

4. Evaluating the health and structural condition using a scale of 1 – 5: 
5 - A healthy, vigorous tree, reasonably free of signs and symptoms of disease, 

with good structure and form typical of the species. 
4 - Tree with slight decline in vigor, small amount of twig dieback, minor 

structural defects that could be corrected. 
3 - Tree with moderate vigor, moderate twig and small branch dieback, thinning 

of crown, poor leaf color, moderate structural defects that might be 
mitigated with regular care. 

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

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

5. Rating the suitability for preservation as ”high”, “moderate” or “low”.  Suitability 
for preservation considers the health, age and structural condition of the tree, 
and its potential to remain an asset to the site for years to come.  

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

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

  Low: Tree in poor health or with significant structural defects that 
cannot be mitigated.  Tree is expected to continue to decline, 
regardless of treatment.  The species or individual may have 
characteristics that are undesirable for landscapes and generally 
are unsuited for use areas. 
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Description of Trees 
Twenty-two (22) trees were evaluated, including 21 of the trees assessed in 2006.  Twelve of 
the trees assessed in 2006 were removed in the intervening years, including #461-463, 465, 
469-471, 473-475, 479 and 480.  Tree #482 was a new addition and #886 was off-site.  
Descriptions of each tree are found in the Tree Assessment Form, locations are plotted on 
the Tree Assessment Map (see Exhibits).  
 
A small ephemeral creek runs east to west across the property.  Vegetation at the site was 
concentrated around the periphery, with landscape trees surrounding the existing residence.   
 
There were 10 species evaluated at the site (Table 1, following page).  The most frequently 
encountered species was Calif. Black walnut, with 6 trees or 27% of the population.  Calif. 
Black walnuts were concentrated along the western fence line (Photo 1).  These were semi-
mature to mature trees, with trunk diameters between 16” and 20”.  Overall, they were in 
decline, with 3 in poor condition, 2 in fair and #472 in good. 

 
 
Four (4) river red gums were included in the assessment.  River red gums #460 and 464 
flanked the drive to the residence and #477 and 478 had been planted in the northeast 
corner of the site.  Trees #460m 477 and 478 were semi-mature (13” to 19” in diameter) and 
#464 was mature at 30” in trunk diameter.  Two were in fair condition and 2 were in good. 
 
Three (3) Calif. Sycamores were centrally located and included off-site tree #886.  Trees 
#451 and 886 were mature to over-mature (77” and 54” in trunk diameter, respectively) and 
#451 was semi-mature with trunks measuring 16” and 12” in diameter.  As is typical of over-
mature specimens of the species, Calif. Sycamore #451 had a hollow main stem with 
extensive decay (Photo 1).  The smaller-diameter Calif. Sycamore (tree #450) appeared to 
be a seedling, or more likely a root-sprout, from the larger tree (Photo 2, following page). 
 
Three (3) Monterey pines were assessed, including two along the drive (#457 and 459) and 
one adjacent to the existing residence (#468).  Monterey pines were young to semi-mature 
and in fair (#457 and 468) to good (#459) condition. 
  

 
 
Photo 1:  
Looking 
northwest at 
Calif. black 
walnuts #453-
456 (R to L). 
 
In general, the 
Calif. Black 
walnuts were in 
decline, with 3 
in poor 
condition. 
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Table 1:  Condition ratings and frequency of occurrence of trees. 

990 Sycamore Rd., Pleasanton 
 
Common Name Scientific Name Condition Rating No. of  
 Poor Fair Good  Trees 
  (1-2) (3) (4-5) 
 

Deodar cedar Cedrus deodara - - 1 1 
River red gum Eucalyptus 

camaldulensis 
1 2 1 4 

Blue gum Eucalyptus globulus - - 1 1 
Calif. black walnut Juglans hindsii 3 2 1 6 
English walnut Juglans regia - 1 - 1 
Monterey pine Pinus radiata - 2 1 3 
Calif. sycamore Platanus racemosa - 3 - 3 
Fremont cottonwood Populus fremontii - 1 - 1 
Valley oak Quercus lobata - - 1 1 
Coast redwood Sequoia sempervirens - 1 - 1 
Total   4 12 6 22 

   18%    55%  27% 100% 
 

Photo 2:  Looking northeast at Calif. sycamores #450 (L) and 451(R).  Calif, sycamore #450 
was likely a seedling or root sprout from the larger tree. It has been suppressed beneath its 
neighbor’s canopy, producing a two stems that bow to the north (circle). 
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The remaining 6 species included the following: 

x Coast redwood #452 was a young tree (10” in diameter) and in good condition. 
x Fremont cottonwood #466 had 2 stems measuring 12” and 17” in diameter.  It was in 

poor condition with extensive dieback. 
x English walnut #467 was a stump sprout with several small-diameter stems. It was in 

fair condition. 
x Blue gum #476 was semi-mature, with stems measuring 19” and 7” in diameter.  It 

was in good condition with good form. 
x Deodar cedar #481 was young (10” in diameter) and in excellent condition. 
x Valley oak #482 was young (9” in diameter) and in excellent condition. 

 
Average tree condition was fair (12 trees or 55% of the population).  Six (6) trees were in 
good condition and 4 were in poor condition.  Trees in poor condition were exclusively river 
red gum and Calif. Black walnut. 
 
The City of Pleasanton defines a tree with a diameter of 18” or greater, or a height of 35’ or 
greater, as Heritage.  Based on this definition 15 of the trees assessed at the 990 Sycamore 
Rd. site qualified as Heritage.  Heritage trees are identified in the Tree Assessment Form 
(see Exhibits). 
 
Suitability for Preservation 
Before evaluating the impacts that will occur during development, it is important to consider 
the quality of the tree resource itself, and the potential for individual trees to function well over 
an extended length of time.  Trees that are preserved on development sites must be carefully 
selected to make sure that they may survive development impacts, adapt to a new 
environment and perform well in the landscape.   
 
Our goal is to identify trees that have the potential for long-term health, structural stability and 
longevity.  For trees growing in open fields, away from areas where people and property are 
present, structural defects and/or poor health presents a low risk of damage or injury if they 
fail.  However, we must be concerned about safety in use areas.  Therefore, where 
development encroaches into existing plantings, we must consider their structural stability as 
well as their potential to grow and thrive in a new environment.  
 
Evaluation of suitability for preservation considers several factors: 
 

� Tree health 
 Healthy, vigorous trees are better able to tolerate impacts such as root injury, 

demolition of existing structures, changes in soil grade and moisture, and soil 
compaction than are non-vigorous trees.   

 
� Structural integrity 

 Trees with significant amounts of wood decay and other structural defects that 
cannot be corrected are likely to fail.  Such trees should not be preserved in areas 
where damage to people or property is likely. 

 
� Species response 

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

 
� Tree age and longevity 

 Old trees, while having significant emotional and aesthetic appeal, have limited 
physiological capacity to adjust to an altered environment.  Young trees are better 
able to generate new tissue and respond to change. 
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� Invasiveness 
 Species which spread across a site and displace desired vegetation are not always 

appropriate for retention.  This is particularly true when indigenous species are 
displaced.  The California Invasive Plant Inventory Database (http://www.cal-
ipc.org/paf/) lists species identified as being invasive.  Pleasanton is part of the 
Central West Floristic Province.  River red gum was the only species assessed at the 
site that was listed as having ‘Limited’ invasiveness. 

 
Each tree was rated for suitability for preservation based upon its age, health, structural 
condition and ability to safely coexist within a development environment.  Table 2 provides 
the suitability ratings for each tree.  
 
We consider trees with good suitability for preservation to be the best candidates for 
preservation.  We do not recommend retention of trees with low suitability for preservation in 
areas where people or property will be present.  Retention of trees with moderate suitability 
for preservation depends upon the intensity of proposed site changes.   
 

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

 
 High These are trees with good health and structural stability that have the 

potential for longevity at the site.  Three (3) trees were considered highly 
suitable for preservation, including: River red gum #464, valley oak #482 
and deodar cedar #481 in this category: six coast redwoods, evergreen 
ash #81 and bottlebrush #62.  

 
Moderate Trees in this category have fair health and/or structural defects that may 

be abated with treatment.  These trees require more intense 
management and monitoring, and may have shorter life-spans than 
those in the “high” category.  Fourteen (14) trees were of moderate 
suitability for preservation, including: 3 Calif. black walnuts, 3 Calif. 
sycamores, 3 Monterey pines, 3 river red gums, coast redwood #452 
and blue gum #476.  

  
Low Trees in this category are in poor health or have significant defects in 

structure that cannot be abated with treatment.  These trees can be 
expected to decline regardless of management.  The species or 
individual tree may possess either characteristics that are undesirable in 
landscape settings or be unsuited for use areas.  Five (5) trees had low 
suitability for preservation, including; Calif. black walnuts #454-456, 
Fremont cottonwood #466 and English walnut #467. 

 
 
Preliminary Evaluation of Impacts 
Appropriate tree retention develops a practical match between the location and intensity of 
construction activities and the quality and health of trees.  The Tree Assessment was the 
reference point for tree condition and quality.  Potential impacts from construction were 
evaluated using the Preliminary Lot Plan provided Bringhurst LLC. (received March 9, 2018). 
 
The Plan was preliminary in nature and showed lot lines, lot layouts and retaining wall 
locations for Lots 3-5.  Grading and drainage information were not included on the Plan, but 
accurate tree trunk locations and existing utilities were.  
 
The subdivision will require that a portion of the site be graded in preparation for construction 
of four new homes on four Lots.  The existing home on Lot 2 will remain but an addition to the 
structure is proposed and an in-law unit will be built in the northeast corner of Lot 2. 
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Potential impacts from construction were estimated for each tree based on the information 
available.  Primary impacts would be associated with the grading of each lot and installation 
of retaining walls as follows: 

x Grading of Lots 3-5 will occur well north of the trees and should have no tree 
impacts. 

x Grading for Lots 1 and 2 has the potential to impact trees #452 and 466-468 (Lot 2) 
and 453-456 (Lot 1).   

x A 3’-8’ retaining wall would be installed along the western boundary of Lot 3 and the 
southern boundaries of Lots 3-5.  The retaining wall would be approximately 15’ 
north of tree #451 and 30’ north of tree #450, but within the dripline of the two trees.  
The Lot 3 retaining wall would continue north, remaining 35’ to 50’ from tree #886 
(just outside the dripline).  

x Building an in-law unit on Lot 2 has the potential to impact trees #476 and 477. 
 
Based on the preliminary plans, I expect impacts from the proposed demolition, grading and 
retaining wall work to be within the tolerance of the trees and all 22 trees can be preserved.  
Preservation of trees is predicated on adhering to the Tree Preservation Guidelines 
provided (page 8). 
   
Three (3) of the Calif. black walnuts along the western property line (Lot 1), and Fremont 
cottonwood #466 and English walnut #467 (Lot 2), are of low suitability for preservation.  
These trees are currently recommended for preservation, as they are “outside development 
impacts”.  Condition of these trees should be monitored over time, as I expect they will 
continue to decline and will need to be removed. 
 
Currently, tree #450 is expected to require some amount of clearance pruning to allow for 
construction of the retaining wall and property line fence.  Recommendations for 
management of preserved trees, and specific guidelines for maintaining the health and vitality 
of trees through the development processes, are provided in the Tree Preservation 
Guidelines (page 8).   

 
Table 3:  Preliminary recommendations for action 

990 Sycamore Rd., Pleasanton 
 
Tree # Species Trunk Heritage Recommendation 
  Diameter  
  (in.)  

450 Calif. sycamore 12,9 Yes Preserve, retaining wall ~30 north 
451 Calif. sycamore 77 Yes Preserve,  retaining wall ~15 north 
452 Coast redwood 10 No Preserve, keep grading min. of 10' away 
453 Calif. black walnut 15,14 Yes Preserve, keep grading min. of 15' away 
454 Calif. black walnut 18,17 Yes Preserve, keep grading min. of 15' away 
455 Calif. black walnut 19 Yes Preserve, keep grading min. of 15' away 
456 Calif. black walnut 15 No Preserve, keep grading min. of 15' away 
457 Monterey pine 9 No Preserve, outside development impacts 
458 Calif. black walnut 39 Yes Preserve, outside development impacts 
459 Monterey pine 19 Yes Preserve, outside development impacts 
460 River red gum 13,9,7 Yes Preserve, outside development impacts 
464 River red gum 30 Yes Preserve, outside development impacts 
466 Fremont 

cottonwood 
17,12 Yes Preserve, keep grading min. of 15' away 

467 English walnut 6,6,5,5,4 No Preserve, keep grading min. of 10' away 
(Continued, following page) 
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Table 3:  Preliminary recommendations for action, continued 
990 Sycamore Rd., Pleasanton 

 
Tree # Species Trunk Heritage Recommendation 
  Diameter  
  (in.)  

468 Monterey pine 13 No Preserve, keep grading min. of 10' away 
472 Calif. black walnut 38 Yes Preserve, outside development impacts 
476 Blue gum 19,7 Yes Preserve, keep grading min. of 15' away
477 River red gum 15,14,13 Yes Preserve, keep grading min. of 15' away
478 River red gum 19 Yes Preserve, outside development impacts 
481 Deodar cedar 10 No Preserve, outside development impacts 
482 Valley oak 9 No Preserve, outside development impacts 
886 Calif. sycamore 54 Yes Preserve, retaining wall ~35-50' E. & N. 

 
Appraisal of Value 
The City of Pleasanton requires that the value of all trees to be preserved during 
development be established, as well as the value of ‘Heritage” trees to be removed.  To 
accomplish this, I used the standard methods found in Guide for Plant Appraisal, 9th edition 
(published in 2000 by the International Society of Arboriculture, Champaign IL).  In addition, I 
referred to Species Classification and Group Assignment (2004), a publication of the Western 
Chapter of the International Society of Arboriculture.  These two documents outline the 
methods employed in tree appraisal.   
 
The value of landscape trees is based upon four factors: size, species, condition and 
location.  Size is measured as trunk diameter, normally 54" above grade.  The species factor 
considers the adaptability and appropriateness of the plant in the East Bay area.  The 
Species Classification and Group Assignment lists recommended species ratings and 
evaluations.  Condition reflects the health and structural integrity of the individual, as noted in 
the Tree Assessment Form.  Location considers the site, placement and contribution of the 
tree in its surrounding landscape.  
 
The appraised value of the trees recommended for preservation is $91,200 (Table 4).  
  

Table 4:  Appraised value of individual trees 
990 Sycamore Rd., Pleasanton 

 
 Tree # Species Trunk Heritage Appraised  
  Diameter  value 
  (in.)  

450 Calif. sycamore 12,9 Yes 2,600 
451 Calif. sycamore 77 Yes 26,350 
452 Coast redwood 10 No 2,500 
453 Calif. black walnut 15,14 Yes 2,750 
454 Calif. black walnut 18,17 Yes 2,050 
455 Calif. black walnut 19 Yes 600 
456 Calif. black walnut 15 No 800 
457 Monterey pine 9 No 350 
458 Calif. black walnut 39 Yes 4,250 
459 Monterey pine 19 Yes 1,150 
460 River red gum 13,9,7 Yes 2,200 
464 River red gum 30 Yes 11,000 
466 Fremont cottonwood 17,12 Yes 1,300 

(Continued, following page) 
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Table 4:  Appraised value of individual trees 
990 Sycamore Rd., Pleasanton 

 
 Tree # Species Trunk Heritage Appraised  
  Diameter  value 
  (in.)  

467 English walnut 6,6,5,5,
4 

No 1,350 

468 Monterey pine 13 No 450 
472 Calif. black walnut 38 Yes 15,400 
476 Blue gum 19,7 Yes 6,750 
477 River red gum 15,14,1

3 
Yes 10,650 

478 River red gum 19 Yes 3,950 
481 Deodar cedar 10 No 1,650 
482 Valley oak 9 No 1,950 
886 Calif. sycamore 54 Yes 19,250 

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

1. All plans affecting trees shall be reviewed by the Consulting Arborist with regard to 
tree impacts.  These include, but are not limited to, demolition plans, grading and 
utility plans, landscape and irrigation plans. 
 

2. For trees recommended for preservation adjacent to grading, a TREE PROTECTION 
ZONE shall be established around each tree.  Specific TPZ’s are provided in the 
following table.  No grading, excavation, construction or storage of materials shall 
occur within the Tree Protection Zone.  For trees identified as ‘outside impacts’ the 
TPZ shall be established at the dripline in all directions. 

 
Tag # Minimum TPZ 
450 The TPZ shall be established at 15’ to the north (at the limit of the retaining 

wall) and at the dripline in all other directions. 
451 The TPZ shall be established at 35’ to the north (at the limit of the retaining 

wall) and at the dripline in all other directions. 
452, 467, 

468 
The TPZ shall be established 10’ to the east and at the dripline in all other 
directions. Fencing trees as a group is acceptable. 

453-456, 466 The TPZ shall be established at 15’ to the east and at the dripline in all 
other directions.  Fencing trees as a group is acceptable. 

476, 477 The TPZ shall be established at 15’ to the west and at the dripline in all 
other directions..  Fencing trees as a group is acceptable. 

886 The TPZ shall be established at 35’ to the east and 50’ to the north (at the 



Preliminary Arborist Report, 990 sycamore Rd. HortScience, Inc. 
March 2018 Page  9 
 
 

limit of the retaining wall) and at the dripline in all other directions. 
3. No underground services including utilities, sub-drains, water or sewer shall be 

placed in the TREE PROTECTION ZONE. 
 

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

 
5. Any herbicides placed under paving materials must be safe for use around trees and 

labeled for that use. 
 
6. Irrigation systems must be designed so that no trenching will occur within the TREE 

PROTECTION ZONE.   
 
Pre-construction treatments and recommendations 

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

 
2. If structures and underground features have to be removed within the TREE 

PROTECTION ZONE it shall be done by hand or using the smallest equipment, and 
operate from outside the TREE PROTECTION ZONE.  The Consulting Arborist shall be 
on-site during all operations within the TREE PROTECTION ZONE to monitor demolition 
activity. 

3. Fence all trees to be retained to completely enclose the TREE PROTECTION ZONE prior 
to demolition, grubbing or grading.  Fences shall be 6 ft. chain link or equivalent as 
approved by Consulting Arborist.  Fences are to remain until all grading, construction 
and landscaping is completed. Place weather proof signs, 2’ x 2’, on the fencing that 
read “TREE PROTECTION ZONE Keep Out” (eg. one sign for each of the four compass 
points). 

 
4. Prune trees to be preserved to clean the crown and to provide clearance.  All pruning 

shall be done by a State of California Licensed Tree Contractor (C61/D49).  All 
pruning shall be done by Certified Arborist or Certified Tree Worker in accordance 
with the Best Management Practices for Pruning (International Society of 
Arboriculture, 2002) and adhere to the most recent editions of the American National 
Standard for Tree Care Operations (Z133.1) and Pruning (A300). 

 
5. All tree work shall comply with the Migratory Bird Treaty Act as well as California Fish 

and Wildlife code 3503-3513 to not disturb nesting birds.  To the extent feasible tree 
pruning and removal should be scheduled outside of the breeding season.  Breeding 
bird surveys should be conducted prior to tree work.  Qualified biologists should be 
involved in establishing work buffers for active nests. 
 

6. Apply and maintain 4-6” of wood chip mulch within the TREE PROTECTION ZONE.  
 
Recommendations for tree protection during construction 

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

 
2. Any excavation within the dripline or other work that is expected to encounter tree 

roots should be approved and monitored by the Consulting Arborist.  Roots shall be 
cut by manually digging a trench and cutting exposed roots with a sharp saw.  The 
Consulting Arborist will identify where root pruning is required and monitor all root 
pruning activities. 



Preliminary Arborist Report, 990 sycamore Rd. HortScience, Inc. 
March 2018 Page  10 
 
 

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

 
4. Fences have been erected to protect trees to be preserved.  Fences define a specific 

TREE PROTECTION ZONE for each tree or group of trees.  Fences are to remain until all 
site work has been completed.  Fences may not be relocated or removed without 
permission of the Consulting Arborist.   

 
5. Construction trailers, traffic and storage areas must remain outside fenced areas at 

all times. 
 

6. All underground utilities, drain lines or irrigation lines shall be routed outside the TREE 
PROTECTION ZONE.  If lines must traverse through the protection area, they shall be 
tunneled or bored under the tree as directed by the Consulting Arborist. 

 
7. No materials, equipment, spoil, waste or wash-out water may be deposited, stored, 

or parked within the TREE PROTECTION ZONE (fenced area). 
 

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

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

labeled for that use.  Any pesticides used on-site must be tree-safe and not easily 
transported by water. 

 
10. Any roots damaged during grading or construction shall be exposed to sound tissue 

and cut cleanly with a saw. 
 

11. If temporary haul or access roads must pass over the root area of trees to be 
retained, a road bed of 6” of mulch or gravel shall be created to protect the soil.  The 
road bed material shall be replenished as necessary to maintain a 6” depth. 

 
12. Spoil from trench, footing, utility or other excavation shall not be placed within the 

TREE PROTECTION ZONE, neither temporarily nor permanently.  
 
Maintenance of impacted trees 
Preserved trees will experience a physical environment different from that pre-development.  
As a result, tree health and structural stability should be monitored.  Occasional pruning, 
fertilization, mulch, pest management, replanting and irrigation may be required.  In addition, 
provisions for monitoring both tree health and structural stability following construction must 
be made a priority.  As trees age, the likelihood of failure of branches or entire trees 
increases.  Therefore, annual inspection for hazard potential is recommended. 
 
HortScience, Inc. 

 
 
John Leffingwell 
Board Certified Master Arborist #WE-3966B 
Registered Consulting Arborist #442 
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Fencing Plan 
Fencing for all five lots should match the 

existing board on board fencing in the 

Sycamore Heights Subdivision. 6’ privacy 

fencing, or existing fencing can be used 

for all rear and side yards. Additional 

requirements for construction are detailed 

in the drawing at right. 

Additionally, Lot 1 and 2 shall have a split 

rail fence and in the front yard, along 

Sycamore Road, to match the fences west 

of the subdivision and on the North side of 

Sycamore Road. 

  

 

 

 

 

 

 

 

 

Retaining Wall Plan 

The retaining wall blocks shall be a minimum of 12” deep and earth-toned in color. Retaining 

walls over 48” in height shall be engineered per City of Pleasanton requirements. The retaining 

wall designs will be submitted with the PUD application. 





























































































































































SYCAMORE CORNER HOUSING DESIGN GUIDELINES 
 
Sycamore Corner includes five lots. All the lots have water and sanitary sewer hook-ups. The 

guidelines below describe the type of housing we envision on the lots. Additional guidelines or 

plans shall be provided if required by City Staff in a subsequent application. Landscape and 

drainage plans will be submitted at that time as well.  

 

HOUSING DESIGN GUIDELINES FOR LOT 1  
Proposed agricultural Lot 1 will have a similar feel to its neighbors along Sycamore Road. There 

are no curbs, gutters or sidewalks; only a soft shoulder. The homes and yards vary but have an 

overall rural feel. Because of the City’s requirement to have one owner for the creek, Lot 1 is 

less than a full acre. At 33,602 SF, Lot 1 will generally follow the City of Pleasanton’s guidelines 

for R-1-40,000 zoning district. However, the odd shape of this lot makes it difficult to follow the 

R-40,000 setbacks exactly, so some modifications are needed. 

 

Allowable Building Floor Area 
The FAR for Lot 1 is 27%.  

 

Setbacks for Primary Structures 

● Front setback from Sycamore Road = 30 ft min 

● Rear setback = 30 ft min 

● Side setback = 5 ft min on one side and 40 ft total of both sides 

● Garage setback from utility easement = 15 ft min 

● Building setback from utility easement = 10 ft min 

  

Setbacks for Accessory Structures 

● Rear setback = 20 ft min 

● Side setback = 5 ft min 

 

Height Limitations 

In accordance with the City of Pleasanton Zoning Ordinance, the maximum height of homes or 

accessory structures are as follows: 

● Primary Residence = 30 ft max height 

● Accessory Structure = 15 ft max height 

 

Garage  

The garage for Lot 1 should be designed to minimize the visibility of the garage doors from the 

street. The garage door may be angled at 90 degrees, relative to Sycamore Road or set back 

further on the lot to avoid interference with the appearance of the front elevation of the house. 

Two guest parking spaces will be located in an area that will not prevent access to the covered 

parking space. 

 

Mailbox 
The mailbox shall be consistent with those of the neighboring homes to the West on the North 

side of Sycamore Road. 



 
HOUSING DESIGN GUIDELINES FOR LOT 2 
Proposed agricultural Lot 2 will have a similar feel to its neighbors along Sycamore Road. The 

homes and yards vary but have an overall rural feel. Access to the property is over an existing 

easement from its neighbor to the South. The existing home on Lot 2 is set well back from 

Sycamore Road. Lot 2 will generally follow the City of Pleasanton’s guidelines for R-1-40,000 

zoning district. However, the channel/creek and the slope in the back yard mean some 

modifications are needed.  

 

Allowable Building Floor Area: The FAR for Lot 2 is 25%.  

 
Setbacks for Primary Structures 

● Front setback: With access through a flag lot driveway, the setback from the front lot 

line is less relevant than the setback from the channel/creek. The existing home is 

approximately 13’ from the top of bank at it closest point. The distance of the house from 

the creek increases from there. The existing home, plus additional allowance for an 

addition to the house is to be grandfathered in along this same trajectory. 

 

 

  

● Rear setback  = 30 ft min 

● Side setback  = 5 ft min on one side and 50 ft total of both sides 

  

Setbacks for Accessory Structures 

● Rear setback = 20 ft min 

● Side setback = 20 ft min 

 
 
 
 



Setbacks for In-law Unit 
● Rear setback = 20 ft min 

● Side setback = 5 ft min (see proposed in-law unit drawing below showing building angle 

compared to lot line. The average setback for the building would be 14’.) 

 
Height Limitations 
Building an in-law unit on Lot 2 requires a modification for the height requirement because it is 

on a slope.  

● Primary Residence = 30 ft max height 

● Accessory Structure = 20 ft max height 

 

Garage  

There is an existing garage on Lot 2. A remodel of the home may include additional garage 

space. The location of garage doors is of minimal concern due to the limited visibility and long 

setback from Sycamore Road. Two guest parking spaces will be located in an area that will not 

prevent access to the covered parking space. 

 

Mailbox 
Lot 2 has an existing mailbox. 

 
 
 
 



 
 
HOUSING DESIGN GUIDELINES FOR LOTS 3, 4 and 5 
Proposed Lots 3, 4 and 5 will be zoned R-1 (one-family residential) and have homes similar to 

their neighboring homes along Sycamore Creek Way in the Sycamore Heights Subdivision. 

Summerhill Homes built 48 homes in the Sycamore Heights Subdivision with four different floor 

plans, ranging from 3,200 square feet to 4,980 square feet. The exterior historic styles include 

“Southern European,” “Northern European,” “West Coast” and “East Coast.”  

 

 

Southern European Northern European 

 

West Coast East Coast 

*Artist renderings from Sycamore Height Sales Brochure 

 

The new homes along Sycamore Creek way will include a combination of these styles, the 

choice of which will take into account the homes situated next to and across the street from the 

new homesites. In addition, the colors chosen will match Sycamore Height’s guidelines as 

specified by their HOA.  

 
Allowable Building Floor Area 

Lots 3, 4 and 5 have an allowable building floor area of 40%. The maximum living area of the 

primary residence shall not exceed 4,980 square feet (the area of Sycamore Heights’ largest 

home). 

 
 



Setbacks for Primary Structures 

Lots 3, 4 and 5 shall conform to the City of Pleasanton Site Development Standards for homes 

in an R-1-20,000 zoning district: 

Front setbacks: 

●  Lot 3 Front setback = 25 ft minimum 

●  Lot 4 Front setback = 28 ft minimum 

●  Lot 5 Front setback = 30 ft minimum 

 

● Rear Setbacks = 25 ft min 

● Side Setbacks  = 5 ft min on one side and 30 ft total of both sides 

 

Setbacks for Accessory Structures 

Accessory structures such as detached garages, storage sheds, arbors, trellises and pool 

houses shall conform to the setbacks required by the City of Pleasanton Zoning Ordinance. 

● Rear setback = 5 ft min 

● Side setback = 3 ft min 

 

Height Limitations 

In accordance with the City of Pleasanton Zoning Ordinance, the maximum height of homes or 

accessory structures are as follows: 

● Primary Residence = 30 ft max height 

● Accessory Structure = 15 ft max height 

 

Driveways/Parking 
On-site parking surfaces and driveways for Lots 3, 4 and 5 shall be consistent in layout, material 

and color with those installed in the Sycamore Heights Subdivision.  Six of the fifteen homes 

facing Sycamore Creek Way have side entrance garages. To be in line with that ratio, at least 

one of the new homes should have a side entrance garage.  

 

Garages 
All new homes will have at least a three-car garage. 

  

Mailboxes 
Mailboxes shall be consistent with those of the Sycamore Heights Subdivision. 

 

 

 

Note: We referenced “Sycamore Corner Design Guidelines” created by Kurt Hereld in March 

2009 in the creation of his document.  

 

 
  



CHANNEL CONSIDERATIONS 

We would like to take this opportunity to clarify the setbacks from the creek for Lot 1 and Lot 2 

by quoting a rather lengthy section from the NSSP. Although Parcel 17 has a 28-foot 

right-of-way and Parcel 18 has a 50-foot right-of-way, our property, Parcel 24, does not include 

this requirement (see below): 

 

d. A dedicated right-of-way of 50 feet would be required for the proposed channel 

improvement for most [bolding added] of the study area. Several variations in channel 

improvements are possible for geographic creek segments as described below: 

 

Southeastern Channel Improvements (Parcels 24 and 25). The existing channel 

within these parcels would essentially remain in its current condition, with only a minor 

amount of channel improvements. The intent is to minimize disturbance of riparian 

habitat. Potential improvements would include some minor alignment changes and 

clearing out of debris and/or reinforcement of channel edge with rip-rap. Some riparian 

vegetation may need to be removed to install or improve the drainage channel, however, 

this should be kept to a minimum. In addition, rights of entry for maintenance and/or 

improvements should be obtained from existing and/or future property owners. 

 

Central (East) Channel Improvements (Parcel 18). The full channel improvements 

described under Section 3, Performance Standards for the Improved Natural Channel, 

including a 50-foot right-of-way, would be required for the length of this parcel 

(approximately 2,100 linear feet).  

 

Central (West) Channel Improvements (Parcel 17). This section of the channel 

through the above-mentioned parcel could be developed with a reduced (28-foot) 

right-of-way width, if the proposed east-west collector were to be utilized as the 

maintenance accessway. (NSSP p 58) 

  

The NSSP section regarding Parcel 24 does not include a stipulation for a setback. The NSSP 

specifically calls out Parcel 24 as being a segment of the creek that is a variation from the 

requirement for the dedicated 50-foot right-of-way. SummerHill homes knew that they did not 

need to provide a 50-foot setback and built the home on Sycamore Heights Lot #1 with a 

setback from the top of bank of between 5 feet and 6 feet.  

 

Maintenance for the creek in Sycamore Corner can be accessed on the southwest side of the 

creek on Sycamore Corner Lot 2. There is sufficient space for vehicle access but we do not 

want a road there as we believe it would detract from the beauty of the property. A setback of 20 

feet from center of creek is sufficient to comply with the NSSP and allow for any necessary 

maintenance and overall riparian well-being. There is an existing home on the northeast side 

that is grandfathered in so a setback requirement would not apply to that home. Any future 

structures would comply with the 20-foot center of creek setback requirement.  

 



































































Interim Grading Plan 
 

This approved Interim Grading Plan shows that the City approved the grading of this lot.  At the 

time, SummerHill was in contract with the Bringhurst LLC to buy this lot and build homes. 

SummerHill informed the Bringhurst LLC that they made a verbal agreement during the grading 

with Brian Swift (City of Pleasanton Planning Department) to create pads since it was more 

efficient to use the heavy equipment that was already on-site.  

 

 



 

 

March 17, 2018 

 

 

Dear Neighbors, 

 

You may have wondered what is happening with the large vacant lot toward the end of 

Sycamore Creek Way. My family bought the property in 1998. Pleasanton’s General Plan, amended in 

2009, allows for two dwellings per acre on our property. Our whole parcel is over three acres. 

 

When Sycamore Heights was built they 

needed land for the new road and wanted to 

square up two of their lots, so we did a lot line 

adjustment with them, and provided land for 

Sycamore Creek Way.  

 

We are proposing to sub-divide our land into 5 

parcels. Three of these parcels will infill the 

space between the Sycamore Heights lots 

and will be consistent with the adjacent lot 

sizes. These three will be accessed from 

Sycamore Creek Way (the area labeled Lot 3, 

Lot 4 and Lot 5 in the map below). The other 

two lots will be larger lots that are accessed 

from Sycamore Rd.  

 

 

For the proposed lots along 

Sycamore Creek Way, we 

intend to match the size, style 

and colors of the Sycamore 

Heights existing homes.  

 

The  sewer, water and utilities 

for the three new lots on 

Sycamore Creek Way were 

already put in by the Sycamore 

Heights developer at the same 

time as the road was 

constructed so there would be 

less disruption during 

construction.  

 

 

 



 

The lots outlined in dashed red lines below show a conceptual image of what the homes would look like 

in relation to the neighboring existing homes:  

 

 

 

We are in the process of submitting a preliminary 

application for a planned unit development which will 

include the three lots along Sycamore Creek Way, and 

two lots below, accessed from Sycamore Road. With our 

current lot size of 3.3 acres, the overall density that we are 

asking for is less than the 2 units per acre allowed in the 

General Plan. Our property falls under the North 

Sycamore Specific Plan of June 1992 so it must be 

updated to become consistent with the General Plan. 

 

We invite you to join us for a neighborhood community 

meeting at the Pleasanton Senior Center, 5353 Sunol 

Blvd, on Wednesday, March 28, 2018 at 7:30 pm in 

“The Classroom.” 

 

Warm Regards, 

 

Margo Bringhurst Layton and The Bringhurst Family  

margolayton@hotmail.com 



 

 

March 17, 2018 

 

Dear Neighbors, 

 

My family bought the property at the end of Sycamore Road in 1998. We are proposing to 

sub-divide our land into 5 parcels. Three of these parcels will infill the space between the Sycamore 

Heights lots and will be consistent with the adjacent 

lot sizes. These three will be accessed from 

Sycamore Creek Way (the area labeled Lot 3, Lot 4 

and Lot 5 in the map at right). The other two lots will 

be larger lots, maintaining the rural feel of 

Sycamore Road. The newly formed Lot 1 and the 

existing home on Lot 2 will continue to be accessed 

from Sycamore Road.  

 

Sewer, water and utilities for all the lots were 

already installed during previous road work so there 

will be less disruption during construction.  

 

The lots outlined in dashed red lines below show a conceptual image of what the homes would look like 

in relation to the neighboring existing homes:  

 

We are in the process of submitting a preliminary 

application for a planned unit development which 

will include the three lots along Sycamore Creek 

Way, and two lots along Sycamore Road. 

Pleasanton’s General Plan, amended in 2009, 

allows for two dwellings per acre on our property. 

With our current lot size of 3.3 acres, the overall 

density that we are asking for is less than the 2 

units per acre allowed in the General Plan. Our 

property falls under the North Sycamore Specific 

Plan of June 1992 so it must be updated to 

become consistent with the General Plan. 

 

We invite you to join us for a neighborhood 

community meeting at the Pleasanton Senior 

Center, 5353 Sunol Blvd, on Wednesday, March 

28, 2018 at 7:30 pm in  “The Classroom.” 

 

Warm Regards, 

 

Margo Bringhurst Layton and The Bringhurst 

Family  

margolayton@hotmail.com 

  





  

 

 

 

 

 

March 29, 2018 

 

 

 

To the City of Pleasanton Staff: 

 

 Thank you for reviewing our proposed planned unit development “Sycamore Corner” and 

our request to update the North Sycamore Specific Plan to conform to the General Plan as 

amended in 2009. We are seeking approval to change the northern ~one acre of the site from 

Agriculture (PUD-A) zoning to Planned Unit Development- Low Density Residential (PUD-LDR) 

zoning so it will match the existing neighborhood. The remaining approximately two acres to the 

south will remain Agriculture zoning.  

 

 We have created this document to explain the history of the project and our vision for the 

property. We believe this plan will make the best use and most pleasing aesthetic outcome for 

the property. We have partnered with the community in the development of this area for many 

years. Many neighbors have expressed their support for this project. We look forward to working 

with you to bring this plan to fruition. Please contact us if you have any questions or needed 

revisions.  Thank you. 

  

Sincerely, 

The Bringhurst Family 

  

 

 

 

 

 

 

  

 



Background, A Brief History of the Property 

  

When the North Sycamore Specific Plan (NSSP) was created in 1992, the 3.3-acre property at 

990 Sycamore Road was zoned for three, one-acre Agricultural lots. Even though the Northern 

acre of the property extended into a Low Density Residential (LDR) zoning area, it was all 

accessed off Sycamore Road and designated Agricultural. After facilitating the creation of the 

new collector road in 2003, the Northern acre of 990 Sycamore Road had access off Sycamore 

Creek Way, and was surrounded on three sides by ⅓ acre lots, yet remained zoned agricultural. 

However, the General Plan adopted in 2009, designates the entire parcel as two dwellings per 

acre.  

 

The NSSP clarifies “State law requires that a specific plan be consistent with the general plan.” 

(NSSP, p 74). Additionally, under the title Land Use Goals 4a  of the NSSP, it states that its goal 

is to “Provide a specific plan which facilitates the orderly development of lands within the 

planning area in a manner which: ...is consistent with all elements of the Pleasanton General 

Plan.” (NSSP, 17) Pleasanton’s City website confirms this: 

 

The General Plan is the official document used by city decision-makers and citizens to 

guide the long-range development of land and the conservation of resources in 

Pleasanton. It is the key document with which all other city ordinances and policies must 

be consistent. (https://www.cityofpleasantonca.gov/gov/depts/cd/planning/general.asp )  
 

Since the General Plan is the “key document” and state law stipulates that specific plans must 

be consistent with the General Plan, the NSSP should be updated to become consistent with 

the 2009 General Plan. Although the General Plan allows for six lots on our property, we are 

only applying for five lots, three accessed from Sycamore Creek Way and two roughly one-acre 

lots accessed from Sycamore Road. All five of these lots will be similar in size with their 

neighboring lots. Sycamore Heights did not build as many homes as allowed for the area under 

the North Sycamore Specific Plan so there is unused capacity within the NSSP to accommodate 

an additional two homes on our property. 

 

History of Grading and Utility Hookup Installation on North Lot 
  

In 2004, we entered into a contract with SummerHill Homes, the builder of Sycamore Heights, 

so they could buy our Northern acre adjacent to Sycamore Creek Way and put three of their 

Sycamore Heights houses on the land. While under contract, SummerHill Homes worked with 

us and the city of Pleasanton to get an interim-grading plan. SummerHill needed to raise the 

elevation of our North acre to support the new Sycamore Creek Way collector road and also to 

support their Sycamore Heights lots #1 and #2. Since our North acre was being accessed off 

Sycamore Creek Way, it also needed to be able to drain toward the road. 

  

 



SummerHill knew that Kass, another neighbor they were working with, had too much dirt. 

Instead of hauling Kass’ extra dirt off-site, through the streets of Pleasanton, and bringing in dirt 

for our project later, by truck, through the streets of Pleasanton, the City staff agreed it made 

sense to approve an interim-grading plan (see attached). This arrangement allowed dirt to be 

moved by scrapers from one area to another with virtually no impact to the community. It also 

allowed native dirt to be utilized for the project. 

  

As the infrastructure was being installed for Sycamore Heights, all involved agreed it made 

sense to put in the utilities for the homes SummerHill planned to build on our North acre. It was 

more efficient to install them when they were putting in the infrastructure for their other homes 

and it meant the road would not have to be torn up at a later date. 

  

At the time, SummerHill kept moving forward their construction dates because their homes were 

selling so quickly. At some point they came to the conclusion that their builders would be done 

and gone before our subdivision could make it through the City planning process. They decided 

to withdraw from the contract because they did not want to come back at a later date to build 

only three homes.  

  

Southern Two-plus Acres Will Remain Agricultural 
  
As mentioned earlier, we have no plans to alter the agricultural zoning or density of the two plus 

acres off Sycamore Road. These will remain agricultural with no change to the feel of the 

neighborhood or increase in density or traffic beyond what is already allowed. 

 

NSSP Encourages  New Housing in Infill Areas 
 
While our application requires a zoning change, this change is justifiable and even encouraged 

according to the NSSP. In Section 2. Residential Policies of the NSSP, it lists its goals as, 

“Preserve the character of existing residential neighborhoods. Encourage new housing in infill 

and peripheral areas which are adjacent to existing residential development.” [bold lettering part 

of original document] (NSSP, p 75). Building three homes with similar lot sizes that are 

consistent with the other homes along Sycamore Creek Way is the only solution that will meet 

the criteria outlined in the NSSP. A long, rectangular, one-acre lot with one home would not 

conform to the neighborhood and would, in fact, stand out. 

 
NSSP Includes Provisions for Innovation and Special Circumstances 
 

The NSSP explicitly states that zoning within the Specific Plan area may be changed if there are 

“exceptions for unique conditions. Under Section 1 Intent, it reads, “The PUD-A zoning category 

is intended to correspond generally to the Agricultural District designation of the City of 

Pleasanton Municipal Code, with some exceptions for unique conditions in the Specific Plan 

area” (NSSP p 27). On page 30 under PUD-Low Density Residential 1. Intent, it reiterates this 

allowance for special circumstances, “The PUD designation is intended to allow for innovation 

and/or special circumstances. Development applications would be reviewed by the City for 

 



consistency with existing and future land uses and with the goals and policies of the Specific 

Plan.” (NSSP, p 30) 

 
A third mention of the need for flexibility in Zoning appears in Section 4. Zoning :  
 

Application of the PUD is recommended to ensure that goals and policies of the General 

Plan and Specific Plan are implemented, while accommodating innovation and special 

consideration for site-specific capabilities and constraints, including odd-sized or 

specially constrained parcels. The following four PUD categories are proposed: PUD-A, 

PUD-LDR, PUD-MDR, and PUD-O. Once approved, each PUD application is processed 

as a unique zoning district. (NSSP, p 66) 

 
990 Sycamore  falls under the category of property needing “innovation and special 

consideration” because of its odd shape and location. When the NSSP was created, a large 

triangular portion extended into the LDR zone, but because it was all one lot, it was designated 

PUD-A. Part of this triangle extended so far into the PUD-LDR that some of it was needed for 

the new collector road, Sycamore Creek Way. The Bringhurst family voluntarily donated part of 

their land for the construction of the new Sycamore Creek Way. At the same time we agreed to 

do a lot line adjustment so our Sycamore Heights neighbors above us and below us would have 

nicely shaped, rectangular lots. These changes, and the donated land for the road can be seen 

below. 

Page 22 NSSP                                                         Donation of Land, Lot line adjustments 

 
 
The North acre should be rezoned LDR because 1) LDR zoning agrees with the dwelling per 

acre designation in the General Plan adopted in 2009, 2) LDR zoning fulfills the NSSP goal of 

placing new housing as an infill project within an existing neighborhood, and 3) LDR zoning is 

the only logical use of the land given its location and unique “site-specific capabilities and 

constraints.” 
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