
Exhibit A 
Planning Commission Work Session Discussion Points 

September 28, 2016 
 

A. Does the Commission support the proposed site layout and building orientation 
including the proposed drive-through and associated queueing capacity?   
 

B. Does the Planning Commission support the proposed building architecture, exterior 
finishes, and color palette including staff’s recommendation on the north elevation on 
Building A?   
 

C. Is the tree removal/replacement plan adequate and should the applicant contribute 
to the Urban Forestry Fund? 
 

D. Does the Planning Commission support the proposed uses? 
 

E. What other information would assist the Planning Commission in its decision on the 
proposal (e.g., additional photo simulations).  Do you have any other comments on 
the project?  
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Preliminary Arborist Report 
6455 Owens Drive  
Pleasanton, CA. 

 
Introduction and Overview 
FCGA is planning to redevelop the site at 6455 Owens Drive in Pleasanton, CA.  Current 
site use consists of a portion of a strip mall with a building containing a bank, a parking lot 
with associated landscaping.  HortScience, Inc. was asked to prepare a Preliminary 
Arborist Report for the site as part of the development application to the City of 
Pleasanton. 
 
This report provides the following information: 

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

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

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

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

 
Assessment Methods 
Trees were assessed on and August 8, 2016.  The assessment included all trees within 
and adjacent to the site measuring 6” and greater in diameter.  The assessment 
procedure consisted of the following steps: 

1. Identifying the tree as to species; 
2. Tagging each tree with a numerically coded metal tag and recording its 

location on 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. 

0 - Dead 
5. Rating the suitability for preservation as "high”, “moderate” or “low”.  

Suitability for preservation considers the health, age and structural condition 
of the tree species, and its potential to remain an asset to the site.  

 
High: Trees with good health and structural stability that have the 

potential for longevity at the site. 

Moderate: Trees with somewhat declining health and/or structural 
defects than can be abated with treatment.  The tree will 
require more intense management and monitoring, and may 
have shorter life span than those in ‘high’ category. 
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Low: Trees in poor health or with significant structural defects that 
cannot be mitigated.  Tree is expected to continue to decline, 
regardless of treatment.  The species or individual tree may 
have characteristics that are undesirable for landscapes, and 
generally are unsuited for use areas. 

 
Descriptions of each tree are found in the Tree Assessment and approximate locations 
are plotted on the Tree Assessment Map (see Exhibits).  
 
City of Pleasanton Urban Tree Protection Requirements 
The Pleasanton Municipal Code Chapter 17.16 controls the removal and preservation of 
Heritage trees within the City.  Heritage trees are defined as: 

1. Any single-trunked tree with a diameter of 18 inches or more measured four 
and one-half feet above ground level; 

2. Any multi-trunked tree of which the two largest trunks have a diameter of 18 
inches or more measured four and one-half feet above ground level; 

3. Any tree 35 feet or more in height; 
4. Any tree of particular historical significance specifically designated by official 

action; 
5. A stand of trees, the nature of which makes each dependent upon the other 

for survival or the area’s natural beauty. 
 
Heritage trees may not be removed, destroyed or disfigured without a permit.  
 
Description of Trees 
Twelve (12) trees, representing two species, were evaluated (Table 1).  The monoculture 
represented is not ideal for a thriving landscape, however the tree species selection was 
typical of those found in Tri-Valley landscapes.   
 
 
Across all species, 50% of trees were in good condition, 20% were in fair condition and 
30% were in poor condition.  All trees on the site were planted.   
 
 

Table 1.  Condition ratings and frequency of occurrence of trees 
6455 Owens Drive, Pleasanton, CA. 

 
Common 
Name 

Scientific Name Protected Total 
Poor 
(1-2) 

Fair 
(3) 

Good 
(4-5) 

Italian cypress 
Cupressus 
sempervirens - - 4 - 4 

Callery pear Pyrus calleryana 4 1 2 1 8 

              
Total 4 1 6 1 12 
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Eight Callery pear were present and ranged in size from 9” to 20”.  Pears #103 and 111 
were in good condition with codominant trunks, multiple attachments, typical form and 
structure and good vigorous growth (Photo 1 and 2).  Callery pear #111 was in fair 
condition with codominant leaders at 10'.  The southern side of the canopy was growing 
into tree #110.  Tree #112 also in fair condition with minor dieback in the canopy but 
typical form and structure.  Tree #112 was located off-site and was 7”.   
 

Photo 1 (above). –  Callery pear #103 was in 
good health and condition. 
 
Photo 2 (right). – Callery pear #110 was in good health and condition.   

 
Four pears (#106 – 109) were all but 
dead with very little live foliage (Photo 
3).  This group of trees ranged in size 
from 8” to – 10” in diameter.  Tree #106 
had wounds that had not healed 
properly.  Tree #107 had a weak 
codominant branch attachment.   
 
Photo 3. Trees #106 and 107 were all 
but dead (below).   
 
Four Italian cypress trees (#101, 102, 
104 and 105) were in good condition.  
The Italian cypresses were young trees 
ranging in diameter from six to eight 
inches.  All four trees had good upright 
form and structure with good vagarious 
growth.  However, trees #101 and 102 
had a meatal tree-tie embedded in the 
trunk (Photo 4, next page).   
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Photo 4 - Shows the embedded tree-tie in tree 

#101. 
 

Callery pear #110 qualified as Heritage trees.  
Protected status of individual trees is provided in the 
Tree Assessment. 
 
Suitability for Preservation 
Before evaluating the impacts that will occur during 
development, it is important to consider the quality 
of the tree resource itself, and the potential for 
individual trees to function well over an extended 
length of time.  Trees that are preserved on 
development sites must be carefully selected to 
provide greater assurance they survive development 
impacts, adapt to a new environment, and perform 
well in the landscape.   
 
Our goal is to identify trees that have the potential for long-term health, structural stability 
and longevity.  Evaluation of suitability for preservation considers several factors: 
 

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

demolition of existing structures, changes in soil grade and moisture, and soil 
compaction than are non-vigorous trees.  For instance, tree #106 was all but 
dead and should be removed regardless of construction plans.   
 

 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.  Neither species evaluated is tolerant 
of construction impacts and site changes or disturbances. 

 
 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.  Italian cypress trees 
(#104 and 105) were good young trees that have good longevity. 

 
 Invasiveness 

Species that spread across a site and displace desired vegetation are not always 
appropriate for retention.  This is particularly true when indigenous species are 
displaced.  The California Invasive Plant Inventory Database (http://www.cal-
ipc.org/paf/) lists species identified as being invasive.  Pleasanton is part of the 
Central West Floristic Province.  Neither of the species found at the site are listed 
as invasive.   
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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 a summary of suitability ratings.  Suitability ratings for individual trees are 
provided in the Tree Assessment (see Exhibits). 
 
We consider trees with high 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 

6455 Owens Drive, Pleasanton, CA. 
 

        High These are trees with good health and structural stability that have the 
potential for longevity at the site.  Callery pears #103 and 110 and 
Italian cypress #104 and 105 had high suitability for preservation. 

 
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.  Callery pears #112 and 111 and Italian 
cypress #101 and 102 had moderate suitability for preservation. 

  
        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.  
Callery pear #106 – 109 had low suitability for preservation. 

 
 
Preliminary Evaluation of Impacts and Recommendations 
Appropriate tree retention develops a practical match between the location and intensity 
of construction activities and the quality and health of trees.  The Tree Assessment was 
the reference point for tree health and condition.  I referred to the Site Plan created by 
FCGA Architecture, provided on August 3, 2016 to evaluate the impacts to trees from the 
proposed development.   
 
The plan proposes to construct a three new buildings one of which will be a restaurant 
with a drive through window and an associated parking lot.  Due to the density of 
construction, tree preservation will not be possible. 
 
Eleven trees, including Heritage tree #110, will be removed to accomplish the planned 
construction (Table 3).  Callery pear #112, located off-site, should survive the impacts 
associated with site development.   
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 Table 3:  Proposed action and estimate of value 
6455 Owens Drive, Pleasanton, CA. 

 
        
 

 
 

       

Tree Species Trunk Heritage Condition Estimate Proposed Notes 
No.  Diameter Tree? 1=poor of Action  

  (in.)  5=excel. Value   
        

 
 

 

       

101 Italian cypress 6 No 4 $600 Remove Within 
development 
area 

102 Italian cypress 6 No 4 $600 Remove Within 
development 
area 

103 Callery pear 11 No 4 $2,200 Remove Within 
development 
area 

104 Italian cypress 6 No 4 $350 Remove Within 
development 
area 

105 Italian cypress 6 No 4 $350 Remove Within 
development 
area 

106 Callery pear 9 No 1 $200 Remove Within 
development 
area; low 
suitability 

107 Callery pear 10 No 1 $200 Remove Within 
development 
area; low 
suitability 

108 Callery pear 8,7 No 1 $250 Remove Within 
development 
area; low 
suitability 

109 Callery pear 9 No 1 $200 Remove Within 
development 
area; low 
suitability 

110 Callery pear 20 Yes 4 $5,950 Remove Within 
development 
area 

111 Callery pear 11 No 3 $1,300 Remove Within 
development 
area 

112 Callery pear 7 No 3 $550 Preserve Off-site 
                
        

 
  



Preliminary Arborist Report  August 18, 2016 
6455 Owens Drive , Pleasanton Page 8 
 
Trees that are recommended for preservation on site will require appropriate tree 
protection measures.  The Tree Preservation Guidelines should be followed to ensure 
survival of retained trees.  All of the trees recommended for preservation are located 
offsite.   
 
Appraisal of Value 
The City of Pleasanton requires the value be established of all trees to be removed.  To 
accomplish this we used the standard methods found in Guide for Plant Appraisal, 9th 
edition (published in 2000 by the International Society of Arboriculture, Champaign IL).  In 
addition, we referred to Species Classification and Group Assignment (2004), a 
publication of the Western Chapter of the International Society of Arboriculture.  These 
two documents outline the methods employed in tree appraisal.   
 
The value of landscape trees is based upon four factors: size, species, condition and 
location.  Size is measured as trunk diameter, normally 54" above grade.  A multi-
branched tree which has major branches below 54” above the natural grade is measured 
just below the first major trunk fork.  
 
The species factor considers the adaptability and appropriateness of the plant in the Bay 
area.  The Species Classification and Group Assignment lists recommended species 
ratings and evaluations.  Condition reflects the health and structural integrity of the 
individual, as noted in the Tree Assessment Form.  Location considers the site, 
placement and contribution of the tree in its surrounding landscape.  
 
The estimated value of the 11 trees recommended for removal is $12,200.  For Callery 
pear #112, the estimate of value is $550.   
 
Preliminary Tree Preservation Guidelines 
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. Project plans affecting the trees shall be reviewed by the Consulting Arborist with 
regard to tree impacts.  These include, but are not limited to, demolition plans, 
site plans, improvement plans, utility and drainage plans, grading plans and 
landscape and irrigation plans. 
 

Establish the Tree Protection Zone at the project perimeter.  The project’s security fence 
shall serve as protective fencing for off-site Callery pear #112. 
 

2. Irrigation systems must be designed so that no trenching severs roots larger than 
1” in diameter will occur within the TREE PROTECTION ZONE. 

 
3. Tree Preservation Guidelines prepared by the Consulting Arborist, which 

include specifications for tree protection during demolition and construction, 
should be included on all plans.  

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

and labeled for that use.  
 
5. Do not lime the subsoil within 50’ of any tree. Lime is toxic to tree roots. 
 
6. As trees withdraw water from the soil, expansive soils may shrink within the root 

area. Therefore, foundations, footings and pavements on expansive soils near 
trees should be designed to withstand differential displacement. 



Preliminary Arborist Report  August 18, 2016 
6455 Owens Drive , Pleasanton Page 9 
 

 
7. Ensure adequate but not excessive water is supplied to trees; in most cases 

occasional irrigation will be required. Avoid directing runoff toward trees. 
 
Pre-construction treatments and recommendations 

1. All tree work shall comply with the Migratory Bird Treaty Act as well as California 
Fish and Wildlife code 3503 & 3503.5 to not disturb nesting birds. Tree pruning 
and removal should be scheduled outside of the breeding season to avoid 
scheduling delays. Breeding bird surveys should be conducted prior to tree work.  
Qualified biologists should be involved in establishing work buffers for active 
nests. 

 
Recommendations for tree protection during construction 

1. All contractors shall conduct operations in a manner that will prevent damage to 
the off-site tree to be preserved. 
 

2. Any grading, construction, demolition or other work that is expected to encounter 
tree roots should be monitored by the Consulting Arborist. 

 
3. Any root pruning required for construction purposes shall receive the prior 

approval of and be supervised by the Consulting Arborist. 
 

4. If injury should occur to any tree during construction, it should be evaluated as 
soon as pos 
 

5. sible by the Consulting Arborist so that appropriate treatments can be applied. 
 

6. Any additional tree pruning needed for clearance during construction must be 
performed by a Certified Arborist and not by construction personnel. 

 
If you have any questions about my observations or recommendations, please contact 
me. 
 
HortScience, Inc. 

 
 
Darya Barar 
Certified Arborist WE-6757A 



 

 

Exhibits 
 

Tree Assessment Map 
 

Tree Assessment 





Tree No. Species Trunk 
Diameter 

(in.)

Protected 
Tree?

Condition 
1=poor 

5=excellent

Suitability for 
Preservation

Comments

101 Italian cypress 8 No 4 Moderate Trunk girdled at 6'; great upright form and structure; tag on 
nursery stake at base.

102 Italian cypress 8 No 4 Moderate Trunk girdled at 6'; great upright form and structure; tag on 
nursery stake at base.

103 Callery pear 11 No 4 High Multiple attachments arise from 6'; history of branch failure; good 
vigor; typical form and structure.

104 Italian cypress 6 No 4 High Good upright form and structure.
105 Italian cypress 6 No 4 High Good upright form and structure.
106 Callery pear 9 No 1 Low All but dead very little live foliage.
107 Callery pear 10 No 1 Low All but dead; little live foliage.
108 Callery pear 8,7 No 1 Low All but dead; codominant leaders at 2'.
109 Callery pear 9 No 1 Low All but dead; little live foliage.
110 Callery pear 20 Yes 4 High Codominant leaders at 8' and at 10'; typical form and structure.

111 Callery pear 11 No 3 Moderate Codominant leaders at 10'; been canopy growing into tree #110.

112 Callery pear 7 No 3 Moderate Off-site no tag; tree has typical form and structure; twig dieback 
in the crown.  

Tree Assessment
6455 Owens Drive 
Pleasanton, CA
August 19, 2016



 

COMMUNITY DEVELOPMENT P. O. BOX 520, Pleasanton, CA 94566-0802 
Planning Building & Safety Engineering Traffic Inspection 
200 Old Bernal Ave. 200 Old Bernal Ave. 200 Old Bernal Ave. 200 Old Bernal Ave. 157 Main Street 
(925) 931-5600 (925) 931-5300 (925) 931-5650 (925) 931-5650 (925) 931-5680 
Fax:   931-5483 Fax:   931-5478 Fax:   931-5479 Fax:   931-5479 Fax:   931-5484 
 

 
 
 
October 7, 2015 

 

Via Electronic Mail to amash2000@gmail.com 

 
 
 
Abbas Mash 
18 Deer Oaks 
Pleasanton, CA 94598 
  
Subject: New commercial building on former Denny’s site (Case P15-0545, Preliminary 
Review)   

Application for Preliminary Review to demolish an existing building and construct a 
new approximately 6,363-square-foot multi-tenant commercial building at 6455 
Owens Drive. 

 
Dear Mr. Mash:     
   
Thank you for your application for the above referenced preliminary review application 
submitted on August 21, 2015.  After reviewing the plans and other materials submitted with 
your application, the Planning Division is providing you with the comments below. 
 

1. LAND USE DESIGNATION  

The existing General Plan land use designation for the subject property is 
Retail/Highway/Service Commercial, Business and Professional. The current zoning 
designation of the subject property is C-F (Freeway Commercial) District. 

2. DEVELOPMENT STANDARDS 

The property is zoned C-F and is subject to the development standards listed within the 
Pleasanton Municipal Code (PMC). For your convenience please see the chart on the next 
page comparing required and proposed development standards. 
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Site Development 
Standard 

City Requirement C-F 
(Freeway Commercial) 

District 

Proposed Project 

Floor Area Ratio 40% 20% 
Building Height 40 feet maximum 30 feet 
Setbacks   

Front (south) 20 feet  Not shown, see Planning 
Comments 

Side (east) 20 feet  Not shown, see Planning 
Comments 

Side (west)  20 feet   Not shown, see Planning 
Comments 

Rear (north) 10 feet  Not shown, see Planning 
Comments 

Parking – These are typical parking uses. For a 
complete list of parking requirements please see PMC 
Chapter 18.88 

 

Retail 1 space/300 sq. ft. of gross 
floor area  

Unknown, see Planning 
Comments 

Restaurants 1 space/200 sq. ft. of gross 
floor area or every 3 seats, 
whichever is greater 

Unknown, see Planning 
Comments  

 

3. USES. 

The property is currently zoned C-F. The C-F District has a very limited list of permitted and 
conditionally permitted uses. Please review Pleasanton Municipal Code Section 18.44.090, 
Permitted and Conditional Uses Table, for all allowable uses.  A rezoning to a Planned Unit 
Development (PUD) or other zoning district would be required to establish a new permitted 
and conditionally permitted uses list if the existing uses in the C-F District are not sufficient. 

4. APPLICATION PROCESS.   

There are two potential processes that could be pursued depending on the final proposal to 
be submitted. If the final submitted proposal meets all of the current C-F District 
requirements, only a Design Review and Conditional Use Permit application would be 
required. If the final application is unable to meet all of the C-F District requirements, then a 
PUD Development Plan and Rezoning would be required. Information about each process is 
discussed below. 
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Application that meets all C-F District requirements and uses: 

a. Design Review Application.  If the proposed scope of work meets all C-F District 
requirements, an application for Design Review will be required, which entails 
review and approval by the Planning Commission.  A “Work Session” with the 
Planning Commission will likely be scheduled prior to the public hearing at which 
approval will be considered.  At this time, the fee to submit for Design Review is 
$1,650.  An informational pamphlet regarding the Design Review application 
process is attached to this correspondence.   

b. Conditional Use Permit Application (CUP). In the C-F Zone, restaurants that include 
a drive-thru require a CUP. At this time, the fee to submit an application for a CUP is 
$750.  An informational pamphlet regarding the CUP application process is attached 
to this correspondence. 

All Design Review and CUP applications are reviewed, and approved or denied, by the 
Planning Commission. From the time an application is deemed complete, this process 
typically takes about six to eight weeks.  
   
Application that does not meet all C-F District requirements and uses: 

a. Planned Unit Development (PUD) Development Plan and Rezoning.  If the 
proposed scope of work does not meet all C-F District requirements, an application 
for PUD Development Plan and Rezoning will be required, which entails review and 
recommendation by the Planning Commission and approval by City Council.  A 
“Work Session” with the Planning Commission will likely be scheduled prior to the 
public hearing at which the Commission will recommend approval or denial of the 
project.  At this time, the fee to submit a PUD Development Plan is $3,000 and 
Rezoning is $2,000.  An informational pamphlet regarding the PUD Development 
Plan application process is attached to this correspondence.   

All PUD and Rezoning applications are reviewed by the Planning Commission, which makes 
a recommendation to the City Council. The City Council then reviews and either approves or 
denies the applications.  From the time an application is deemed complete, this process 
typically takes about three to six months. 

Sign Design Review.  Plans submitted with this application show conceptual signage and 
do not include adequate detail for staff comment.  You are encouraged to submit for Sign 
Design Review in conjunction with your Design Review or PUD submittal.  At this time, the 
fee to submit for Sign Design Review is $350.  An informational brochure regarding the 
Sign Design Review process is also attached to this correspondence.  Please clarify if 
signage will be a part of the formal proposal or will be deferred until a future date.   

5. ITEMS AND REPORTS REQUIRED WITH THE FORMAL SUBMITTAL.   

Please note that the proposed project will require several additional items and reports at the 
time of your formal submittal.  These are listed below:   
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a. Written Responses – With your formal application, please provide written, itemized 
responses to the comments in this correspondence. 

b. Stormwater Checklist – Please provide a Stormwater Checklist as it relates to the 
proposed development.     

c. Climate Action Plan Checklist – Please provide a completed Climate Action Plan 
(CAP) Checklist that identifies greenhouse gas reduction measures incorporated 
into the project.  Please note that the project will be expected to incorporate these 
measures (or will include conditions of approval to require them).  A blank CAP 
checklist is included for your use and submittal with a formal application (measures 
that are not applicable have been marked as “NA” – please incorporate the other 
measures into your project).   

d. Tree Report - A tree report prepared by a certified arborist acceptable to the City will 
be required if there are any existing tree with a diameter of six inches or greater or if 
any trees with a diameter of six inches or greater are proposed to be removed. The 
report must specify the precise locations, size, and species of the existing trees on 
the site, including any trees off the property with driplines that overhang into the 
proposed construction. The report must determine the health and value of the 
existing trees, the effects of the proposed development on the trees, and 
recommendations for any special precautions necessary for their preservation. Any 
trees that are proposed to be removed or pruned must be clearly indicated in the 
report and on the site plan.   

3. CEQA AND ENVIRONMENTAL REVIEW PROCESS.   

Preliminary analysis indicates this project would be categorically exempt from environmental 
review pursuant to the California Environmental Quality Act Guidelines, Section 15303, New 
Construction, Class 3. Therefore, no environmental document would be required. 

4. PROPOSED ARCHITECTURE AND SITE PLAN.   

The design of the proposed development is of utmost important because the site will be 
visible from the intersection of Owens Drive and Hopyard Road, which is a “gateway” location 
into Pleasanton.  The building design will be especially important due to the site’s prominent 
location, and extra effort will need to be made to design buildings with high quality materials, 
architecture, and landscaping.  One or more color perspective photo simulations and 
renderings of the site and building will be required with the formal application.  Also, please 
note that all ducts, vents, HVAC units, and any other mechanical equipment, whether on the 
structure or on the ground, will need to be screened with materials architecturally compatible 
with the building.   
 
While staff understands that positioning the proposed building along the periphery of the site 
would screen the drive-through, we believe that an orientation closer to the street would 
create a better design concept and would provide more visibility from the intersection. Staff 



Mr. Abbas Mash 
Case P15-0545 (Preliminary Review) 
October 7, 2015 
    

   
Preliminary Review P15-0545   Page 5 

 
 
 

suggests looking an alternative building placement which may include relocating the building 
along the west property line with the drive through to the west or creating an “L” shaped 
building along the west and north or south property lines.  In addition, the proposed 
architecture is not reflective of the design character typically seen in Pleasanton and is not 
likely to achieve the necessary level of community acceptance.  We encourage you to meet 
with City staff to review our concerns about the design in detail. 
 
The following are staff’s initial comments on the proposed building design included with this 
application.    

a. Architectural Style, Colors, and Materials.  As mentioned previously, the 
architectural style reflected in the proposed application does not appear to reflect a 
sense of place.  While it is acceptable to incorporate contemporary design 
elements, retail projects that have been most successful in Pleasanton are 
characterized by more traditional architecture that incorporates a color palette 
featuring subdued, earth tone colors. Instead of using primarily large expanses of 
stucco (or similar material), please propose multiple and varying exterior materials 
(such as stone, metal, and wood) and use techniques such as utilizing different 
materials at the bottom portions of buildings to add architectural interest and to 
“anchor” the buildings. The revised front elevation sketch provided to staff was an 
improvement from the original preliminary submittal, but additional refinement is 
still needed.  With your formal application, please provide a materials board that 
accurately reflects the proposed colors and materials.  

b. Parking Along Owens Drive. Parking is not permitted to encroach within front 
yard setback. Setbacks are not shown on the submitted plan, however, it appears 
that the current proposal includes parking within this area. To meet C-F District 
requirements the proposed site plan will need to be modified show all setbacks and 
to eliminate all parking within the front yard setback. 

c. Parking Along Johnson Court. The current proposal includes parking that 
crosses the property line into Johnson Court. Please remove parking at this 
location and replace it with a landscape strip to buffer the subject site from the 
shared driveway. In addition, Johnson Court is currently still considered a public 
street and therefore does not permit parking to encroach into the 20-foot street side 
setback. To resolve this issue, future discussions regarding abandoning Johnson 
Court may be warranted.  

d. Lighting Details.  With your formal application, please provide lighting details and 
specifications for both wall-mounted and ground-mounted lighting.  Lighting details 
will be subject to review as part of the design process.  Typical requirements entail 
providing adequate lighting for the project, but lighting will be required to be 
directed downward and designed or shielded so as to not shine onto neighboring 
properties or cause glare.       

e. Details for Patio Area.  A portion of the plan shows an area for outdoor seating in 
a pedestrian-oriented environment. Staff has concerns with the area adjacent to 
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parking at the front southeast corner of the building. To address these concerns 
please provide details of the seating area, potted plants, and other components of 
this proposed space to illustrate that a safe buffer between the pedestrian-oriented 
area and parking lot can be achieved. Please make sure the outdoor space is 
sufficiently large to allow for a usable and enjoyable outdoor space.    

f. Window Recess.  Please recess windows/glazing elements from the facades, and 
provide a section drawing with your formal application that shows the recess.  

g. Roofline Treatment.  Please add details to the roofline, such as a cornice, 
exposed rafters, corbels, or other decorative features along the roofline. 

h. Trees within Parking Areas.  Please verify that the landscape planters shown on 
the site plan are large enough to accommodate trees within the parking lot (a 
minimum of one tree should be provided for every 4-6 parking spaces).  With your 
formal application, please show these trees on your project plans.    

i. Landscaping Around Buildings / Between Buildings and Walkways.  Please 
incorporate landscaping in proximity to building entrances.  Please also add areas 
of landscaping between buildings and walkways.   

j. Trash Enclosures.  Please provide elevations and identify the materials of the 
trash enclosures, ensure that the trash enclosures are architecturally compatible 
with the buildings, and provide landscaping around trash enclosures.  Also, please 
note: 

i. That each trash enclosure will need to have a roof;  
ii. That the area for each trash enclosure will need to be connected to the 

sanitary sewer line;  
iii. That hot and cold water faucets within each trash enclosure may be 

required. Please contact the County Health Department regarding these 
requirements;  

iv. That each trash enclosure must accommodate both garbage and recycling 
containers.  Please speak with Ms. Debbie Jeffries of Pleasanton Garbage 
Service at (925) 846-2042 for information on pick-up and bin sizes.   

5. FLOOR PLANS, PROPOSED USES, NARRATIVE, AND OPERATIONAL DETAILS.   

a. Proposed Uses.  Please clarify the uses you expect with the proposal.  
b. Business Operational Details.  Please provide a narrative with your formal 

application that outlines potential operational details for the business that may 
establish within the project.  The narrative you provide with a formal application will 
help to determine whether a CUP will be required and become part of the exhibit 
for the project (but can be modified between initial submittal and the first public 
hearing).  
Please include in your narrative:  
1. hours of operation for the following: 
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i. retail sales 
ii. restaurants  
iii. drive through uses 
iv. other proposed uses  
v. any “employee only” hours   
vi. truck deliveries (please also include frequency and where goods are 

delivered) 
vii. other operational functions 

2. anticipated number of employees 
3. where customers drive in, park, and walk to the building 
4. where on the site employees will park 

6. OTHER.  

a. Civil Drawings.  Civil drawings have not been included with the subject 
Preliminary Review application, and therefore comments in this correspondence 
are limited.  Please provide civil drawings with a formal application, inclusive of a 
grading plan that shows existing and proposed contour lines and proposed cubic 
yards of cut and fill, as well as utility plans and proposed hydrants and fire 
department connections. The Civil Plans should also show all existing easements 
on site including but not limited to Public Service, access, and parking easements.     

b. Landscape Plan.  A landscape plan has not been included with the subject 
Preliminary Review application, and therefore comments in this correspondence 
regarding landscaping are limited.  Please provide a landscape plan with the formal 
application.   

c. Photographic Simulation.  Please provide photographic simulations of the project 
(where the proposed buildings are integrated into photographs taken at and around 
the site).  The simulation should include surrounding buildings and streetscape 
along Owens Drive for context.   

d. Details on Plans.  Please add details such as building heights, proposed setbacks 
to property lines, proposed distances to back of sidewalks, widths of drive aisles 
dimensions of parking stalls, dimensions of pedestrian paseos and outdoor dining 
areas, and similar items on architectural, civil, and landscaping plans.  

e. Property Lines.  Please identify all property lines on all plan sheets including the 
property line along Owens Drive.  Please also use varying line weights or other 
identifiers to identify sidewalks, landscaping areas, paved areas, etc. to make 
these features more clear.   

7. COMMENTS FROM OTHER DEPARTMENTS.   

Comments from other departments, with respective contacts, are summarized below:  
a. Stormwater – Contact: Daniel Sequeira, Senior Civil Engineer at (925) 931-5656 
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i. Please fill out a stormwater requirement checklist. 
ii. The project is a stormwater regulated project and the project applicant is 

required to provide drawing(s) showing stormwater treatment and trash capture 
devices for the entire site. Drawings and the calculations for sizing treatment 
and trash capture are required prior to the project approval. 
 

b. Building – Contact either Mr. Ray Yamada (925) 931-5308 or Mr. Frank Rainone 
(925) 931-5304. 

i. Please show the accessible route from the public right of way to the building 
entrance.  

ii. Please show an accessible route to connect with all other accessible buildings 
on site.  

iii. Please be aware that more than one accessible parking space (per Table 11B-
208.2) will be required. Please revise your plans to meet all accessible code 
requirements. 
 

c. Fire – Contact: Mr. Ryan Rucker, (925) 454-2331 
i. A sprinkler system in accordance with NFPA 13 is required for all proposed 

buildings. 
ii. Provide adequate circulation. Please provide a fire truck turning exhibit to verify 

on-site circulation.  
iii. Provide a civil drawing with the location of all proposed hydrants, fire 

department connections and sprinkler risers for conceptual approval. 
 

d. Traffic – Contact: Mr. Matt Nelson, (925) 931-5671 
i. A Traffic Analysis Memo is required to address operational issues, stacking 

and queuing and parking that are not addressed. The applicant will need to 
provide more detail, if possible, regarding types of use (i.e. coffee shop, 
restaurant, retail, etc) in order to determine the appropriate level of traffic 
analysis required for the project. Please submit a $4,000 deposit and the 
Traffic Engineering Division will start the process to obtain quotes for the traffic 
memo. After you provide the deposit for the memo, the consultant will 
commence work on the traffic memo. 

ii. There does not appear to be a designated pedestrian walkway or access to the 
proposed building from the public street. Please provide pedestrian access and 
circulation from Owens Drive and Johnson Court to the proposed building.  
 

e. Engineering Division – Contact: Mr. Daniel Sequeira, (925) 931-5656 
i. Please submit a grading and utility plan prepared by a licensed civil engineer.  
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ii. Abandonment of Johnson Court is currently being considered by the City. 
Please contact the Engineering Division to discuss potential right-of-way 
abandonment options. 
 

f. Operations Service Center – Contact: Mr. Leo Lopez, (925) 931-5507 
i. All restaurants will require a grease interceptor when connecting to the sanitary 

sewer system. 
 

g. Permit Center – For estimated building permit and impact fees, please contact 
Dennis Corbett, the Permit Center Manager at (925) 931-5631. 

 
Since the plans are incomplete, staff may have additional comments when you provide 
revised plans or a formal application.    
 
City staff looks forward to working with you on this project.  If you have any questions about 
the aforementioned, I can be reached at (925) 931–5607 or via email at 
jhagen@cityofpleasantonca.gov.   
 
 
Sincerely, 

 
Jennifer Hagen 
Associate Planner 
 
 
Enclosures: PMC Table 18.44.090 – Permitted and Conditional Uses 
  Application for Development Review 
  Informational Pamphlets - Design Review, Conditional Use Permit, PUD and 
   Sign Design Review  
  City Stormwater Checklist 
  Climate Action Plan Checklist 
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