EXHIBIT A
DRAFT CONDITIONS OF APPROVAL

PUD-114

11300 Dublin Canyon Road, Guy Houston
July 13, 2016

PROJECT SPECIFIC CONDITIONS OF APPROVAL

Planning Division

1.

The PUD development plan shall lapse two years from the effective date of this
ordinance unless a tentative parcel map is approved. If a tentative parcel map is
approved, the PUD development plan approval shall lapse when the tentative parcel
map approval expires. If a parcel map is recorded before the tentative parcel map
expires, then the PUD development plan approval shall not lapse.

The residential lots covered by this PUD development plan shall be subject to the
permitted and conditional uses of the One-Family Residential District as defined in the
Pleasanton Municipal Code. The agriculturally zoned portion of the lot covered by this
PUD development plan shall be subject to the permitted and conditional uses of the
Agriculture District as defined in the Pleasanton Municipal Code.

Plans submitted for plan check shall be revised to show that all portions of the home
located on Lot 3 to be setback a minimum of 20 feet from the creek setback line.

No building permits shall be issued prior to City approval and recordation of a Parcel
Map.

The applicant shall create a maintenance agreement addressing the maintenance
responsibility for the private street, private utilities, landscaping between the private
street on Lot 2 and Dublin Canyon Road, bioswale, stormwater retention areas, utilities,
etc. The maintenance agreement shall be recorded concurrently with the Parcel Map.
The maintenance agreement shall be subject to review and approval by the City
Attorney, Planning Division, and City Engineering Department prior to recordation of the
Parcel Map.

The applicant shall create a maintenance agreement between this project and the
owner’s of the church parcel, addressing the church’s maintenance responsibility for the
creek and creek banks as well allow for the 20-foot wide access area adjacent to the
south side of the creek for maintenance access. The maintenance agreement shall run
with the land and shall be recorded concurrently with the Parcel Map. The maintenance
agreement shall be subject to review and approval by the City Attorney, Planning
Division, and City Engineering Department prior to recordation of the Parcel Map.

The applicant shall submit, with the parcel map application, an Open Space
Management Plan prepared by a consultant covering the adjoining church parcel, creek,



and open space area for review and approval by the City Attorney’s Office, Fire
Marshall and Director of Community Development.

8. Prior to issuance of a building permit, the applicant/developer shall pay the applicable
Zone 7 and City connection fees and water meter cost for any water meters, including
irrigation meters, applicable to the portion or phase of the project covered by the permit.
Additionally, the developer shall pay any applicable Dublin-San Ramon Services District
(DSRSD) sewer permit fee.

9. Prior to issuance of a building permit, the applicant/developer shall pay the applicable
City and Tri-Valley regional traffic impact fees for the project as determined by the City
Traffic Engineer.

10. The applicant acknowledges that the City of Pleasanton does not guarantee the
availability of sufficient sewer capacity to serve this development by the approval of this
case, and that the project developer agrees and acknowledges that building permit
approval may be withheld if sewer capacity is found by the City not to be available.

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

12.  The PUD shall follow the development standards listed below:

Proposed Development Standards
Setbacks (min.)?
Main Structure
Front: 15 ft. (porch)
25 ft. (malin structure)
Side: 5 ft./ 30 ft. combined
Rear (Measured from Creek Setback Line): 20 ft.
Second Unit
Front: 25 ft.
Side: 5 ft.
Rear (Measured from Creek Setback Line): 10 ft.
Floor Area Ratio (FAR)/ Maximum Square N/A
Footage” 7,000 sq. ft.
Height® (max.) 30 ft. (house)
15 ft. (second unit)
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a. Setbacks do not include any portion of the private street. Front setbacks are
measured from the back of the private street or property line. Rear yard setbacks
for the main home and second units will be measured from the Creek Setback Line
identified in Condition 14. The Creek Setback Line is measured from 20 feet of the
top of bank, or the edge of riparian vegetation (labeled Limit of Riparian Corridor
on plans), whichever is further from the creek centerline.

b. FAR and Maximum Square Footage includes the primary residence and second
dwelling unit but does not include 600 square feet of garage area (the garage area
for the primary residence and second unit garage combined). Garage area
exceeding 600 square feet is included in the FAR and Maximum Square Footage
calculations.

c. The maximum building height shall be measured from the lowest finished grade
adjacent to the building to the highest point of the building excluding chimneys.

13. Unless otherwise specified in Conditions of Approval, all site development standards
including accessary structures shall follow the site development standards of the
R-1-20,000 District.

14. The location in which setbacks are to be measured from for all three lots shall be the
following:

20" CREEK:
SETBACK |
LINE{TYP). < =

o = 20" CREEK~ —LIUT OF RIPARAIN
108 OF 8ANK-(TP)~" S ek e M \ COORIBOR {TYP)
i LINE (TYP) |

- -
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T — Rear Yard *

* Measured from the Creek Setback Line (20 feet from the top of bank, or
edge of riparian vegetation, (labeled Limit of Riparian Corridor) whichever is
further from the creek centerline.)
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15.

16.

17.

18.

19.

20.

21.

22.

23.

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

If a cluster mailbox is required by the US Postal Service, the cluster mailbox location
shall be shown on the construction plans submitted for issuance of a building permit.

The garages for the new homes shall have automatic opening sectional roll-up garage
doors.

Only recycled water shall be used on the site during the grading and construction
periods, and this specification shall be included on all grading plans and other
construction documents.

The project shall comply with the current City/Pleasanton Garbage Service recycling
and composting programs.

The final location of pad-mounted transformers shall be subject to approval by the
Director of Community Development prior to issuance of permits by the Building and
Safety Division or Engineering Department. Such transformers shall be screened by
landscaping to the satisfaction of the Director of Community Development. All
transformers shall be shown on the plans submitted for issuance of permits.

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

All excess solil from the site shall be off-hauled from the site and disposed of in a lawful
manner using a City approved haul route. Unless otherwise approved by the Director of
Community Development, no stockpiling of dirt on this site shall occur.

The applicant shall implement the following construction best management practices to
reduce construction noise, including:

a. Locate stationary construction equipment as far from adjacent occupied buildings
as possible.

b. Select routes for movement of construction-related vehicles and equipment so that
noise-sensitive areas, including residences and outdoor recreation areas, are
avoided as much as possible. Include these routes in materials submitted to the
City of Pleasanton for approval prior to the issuance of building permits.

c. All site improvements and construction activities shall be limited to the hours of
8:00 a.m. to 5:00 p.m., Monday through Friday. In addition, no construction shall
be allowed on State and federal holidays, Saturdays, or Sundays. The Community
Development Director may allow earlier "start times" for specific construction
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activities (e.g., concrete foundation/floor pouring), if it can be demonstrated to the
satisfaction of the Community Development Director that the construction and
construction traffic noise will not affect nearby residents. Prior to construction, the
hours of construction shall be posted on site.

All construction equipment must meet DMV and City noise standards and shall be
equipped with muffling devices.

Designate a noise disturbance coordinator who will be responsible for responding
to complaints about noise during construction. The telephone number of the noise
disturbance coordinator shall be conspicuously posted at the construction site and
shall be provided to the City of Pleasanton. Copies of the construction schedule
shall also be posted at nearby noise sensitive areas.

Construction activities conducted on the subject property shall not exceed 86 dBA
at any point outside of the property plane of the subject property (Pleasanton
Municipal Code Section 9.04.100.B.).

These requirements shall be printed on the construction plans to the satisfaction of the
Director of Community Development.

24. Rain gutters shall discharge into landscaping planter areas where feasible. These
details shall be shown on the plans submitted to the Building and Safety Division for
plan check and are subject to the review and approval of the Director of Community
Development prior to building permit issuance.

25.  The project shall comply with the State of California Model Water Efficient Landscape
Ordinance and Bay Friendly Basics Landscape Checkilist. Prior to issuance of a Building
Permit, the applicant shall submit the following documentation to the Planning Division:
a. Landscape Documentation Package, which includes date; project applicant/contact

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

b. Landscape Plan documenting: incorporation of compost at a rate of at least 4 cubic
yards/1,000 square feet; compliance with the plant material criteria; compliance
with the turf criteria; compliance with the irrigation system criteria; and installation
of private sub-meters if the project is non-residential with a landscape area of
1,000 square feet or greater.
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26.

27.

28.

29.

30.

31.

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

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

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

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

d. Plumbing shall be installed for solar-water heating; and

e. Space shall be provided for a solar-water-heating tank.

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

The State of California’s Green Building Standards Code, “CALGreen,” shall apply, if
applicable.

Consistent with the Alameda County Watercourse Protection Ordinance, no new
grading or development shall be allowed within 20 feet of the top of bank, or edge of
riparian vegetation, whichever is further from the creek centerline. Plans submitted for
Minor Subdivision and Final Map shall clearly label this line as the Creek Setback Line
and the area as a designated creek easement area. All setbacks shall be measured
from the Creek Setback Line.

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

Rare Plant Survey: A rare plant survey shall be conducted prior to any construction
activities to document the extent of Congdon’s tar plant this species on the site.
Congdon’s tar plant blooms between June through November and shall be surveyed
during this time period by a qualified biologist to determine the precise locations. If
possible, seed shall be collected or the plants collected for redistribution if these areas
are to be impacted by proposed development.

Pre-Construction Bird Survey: If project construction-related activities takes place during
the nesting season (February 1 through September 15), prior to issuance of a building
or grading permit, preconstruction surveys for nesting passerine birds and raptors (birds
of prey) within the project site and the surrounding area of influence shall be conducted
by a qualified biologist prior to the commencement of the tree removal or site grading
activities. If any bird listed under the Migratory Bird Treaty Act is found to be nesting
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32.

33.

within the project site or within the area of influence, an adequate protective buffer zone
shall be established by a qualified biologist to protect the nesting site. This buffer shall
be a minimum of 75 feet from the project activities for passerine birds, and a minimum
of 200 feet for raptors. The distance shall be determined by a qualified biologist based
on the site conditions (topography, if the nest is in a line of sight of the construction and
the sensitivity of the birds nesting). The nest site(s) shall be monitored by a qualified
biologist periodically to see if the birds are stressed by the construction activities and if
the protective buffer needs to be increased. Once the young have fledged and are flying
well enough to avoid project construction zones (typically by August), the project can
proceed without further regard to the nest site(s).

Pre-construction Burrowing Owl Surveys: No more than 30 days prior to any ground
disturbing activities, a qualified biologist shall conduct a preconstruction/take avoidance
survey for burrowing owls using methods described in Appendix D of the California
Department of Fish and Wildlife (CDFW) Staff Report on Burrowing Owl Mitigation (Staff
Report) (CDFW 2012). If no owls are detected during the initial take avoidance survey,
a final survey shall be conducted within 24 hours prior to ground disturbance to confirm
that owls are still absent. If present and no nesting has begun, nest exclusion doors or
avoidance buffers may be used as negotiated with CDFW. No disturbance should occur
within 50 meters (approximately 160 feet) of occupied burrows during the nonbreeding
season of September 1 through January 31 or within 75 meters (approximately 250
feet) during the breeding season of February 1 through August 31. Avoidance also
requires that a minimum of 6.5 acres of foraging habitat be preserved contiguous with
occupied burrow sites for each pair of breeding burrowing owls (with or without
dependent young) or single unpaired resident bird. It is recommended that an initial
burrowing owl survey be performed during December and early January. If owls are
discovered, passive relocation of the owls can take place. If owls are discovered after
February 1, the owls must be left on site and a 250-foot buffer established until
September 1.

Pre-construction Bat Survey: The following measures shall be implemented in order to
avoid “take” of special-status bats prior to the removal of any existing trees or structures
on the project site:

a. A bat habitat assessment shall be conducted by a qualified bat biologist during
seasonal periods of bat activity (i.e., February 15 - April 15 and August 15 —
October 30) to determine suitability of each existing trees as bat roost habitat.

b. Structures found to have no suitable openings, therefore considered to contain no
bats, can be considered clear for project activities as long as they are maintained
so that new openings do not occur.

c. Structures found to provide suitable roosting habitat, but without evidence of use
by bats, may be sealed until project activities occur, as recommended by the bat
biologist. Structures with openings and exhibiting evidence of use by bats shall be
scheduled for humane bat exclusion and eviction, conducted during appropriate
seasons, and under supervision of a qualified bat biologist.
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34.

35.

36.

d. Bat exclusion and eviction shall only occur between February 15 and April 15, and
from August 15 through October 30, in order to avoid take of non-volant (non-flying
or inactive, either young, or seasonally torpid) individuals.

Prior to issuance of a building or grading permit, a qualified wildlife biologist
experienced in surveying for and identifying bat species shall survey the portion of the
oak/bay woodland habitat if tree removal is proposed to determine if any special-status
bats reside in the trees. Any special-status bats identified shall be removed without
harm. Bat houses sufficient to shelter the number of bats removed shall be erected in
open space areas that would not be disturbed by project development. A written report
prepared by a qualified biologist documenting survey results shall be submitted to the
Director of Community Development for review and approval.

Pre-Construction Dusky-footed Woodrat Survey: Prior to commencing any construction-
related activities, as determined by the biologist, that may result in the destruction of
dusky-footed woodrat nests, surveys shall be conducted by a qualified biologist to
determine the occurrence of the nests. If found, construction fencing shall be installed
around the nest at a distance specified by the biologist to avoid impacts, and a wildlife
biologist shall be present during a timeframe specified by the biologist upon the initiation
of construction to monitor construction activities until such time that the biologist
determines that it is not needed.

The construction plans submitted for issuance of a building permit shall include the
installation of an air filtration system on any heating, ventilation, and air conditioning
(HVAC) system on the air intakes (i.e., outside air) serving the new residential units
located on the project site. The air filtration system shall be a Minimum Efficiency
Reporting Value (MERV) 13 air filtration system.

The construction plans submitted for issuance of a building permit shall clearly show
that air intake vents on the proposed homes do not face the 1-580 freeway and they are
located as far from 1-580 as practicable, subject to review and approval by the Director
of Community Development.

Engineering Department

37.

38.

The geotechnical report shall be peer-reviewed by the City’s on-call geotechnical
consultant. Prior to recordation of the parcel map, the project developer’s civil engineer
and/or geotechnical engineer shall satisfactorily address all comments and/or
recommendations by the City’s on-call consultant as determined by the City Engineer.

The applicant shall be responsible for the undergrounding of the overhead utility lines
across the project frontage on Dublin Canyon Road. All utility lines shall be installed in
conduit. Only PG&E switch enclosures or capacity banks can be installed above ground
provided the units are screened with landscaping to the satisfaction of the Director of
Community Development.
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39.

The applicant’'s design engineer shall submit the following documents with the first

submittal of the improvement plans:

a. Stormwater Requirement Checklist with an exhibit showing existing impervious
area, impervious area to be removed and replaced, and new impervious area to be
created.

b. Water demand calculations

c. Sanitary sewer load calculations

d. Hydrologic and hydraulic calculations

Traffic Division

40.

41.

42.

43.

Comprehensive traffic control measures shall be implemented during construction,
including scheduling of major truck trips and deliveries to avoid peak travel hours. If
necessary, as determined by the Traffic Engineer, proper lane closure procedures such
as flagger stations, signage, cones, and other warning devices shall be implemented
during construction.

The sidewalk on the north side of Dublin Canyon Road along the project frontage shall
be a minimum of 5 feet wide. Americans with Disabilities Act (ADA) compliant ramps
shall be installed at the project entry.

A minimum of six-foot wide bike lane shall be installed on the north side of Dublin
Canyon Road along the project frontage. A westbound deceleration lane into the project
shall be included and used for both vehicular right turns and bikes (i.e., there shall be no
bike specific striping through the turn pocket). The applicant shall submit plans showing
this revision subject to review and approval by the Traffic Engineer as part of the
subdivision improvement plan.

An eastbound left turn pocket into the project shall be installed at the project entry.

Landscaping

44.

45.

A final landscape and irrigation plan shall be submitted to and approved by Director of
Community Development as part of the building permit plan set prior to issuance of a
building permit. Said landscape plan shall include the planting of additional trees on the
project site to mitigate the loss of existing trees. Prior to building permit finals for the
new homes, landscaping along Dublin Canyon Road and on both sides of the private
street within the front yard setbacks shall be installed and inspected by Planning
Division. All rear and side yard landscaping designs shall be submitted for review and
approval by the Planning Division prior to installation. Plant species shall be of drought-
tolerant nature and suitable for reclaimed water, and the irrigation design shall utilize
low-volume drip, bubbler, or other water conserving irrigation systems to the maximum
extent possible. Landscaping installation in the rear and side yards shall be installed
within nine (9) months of occupancy.

Only Trees 941-943, 946, 949, 951, 954, F, H, and J, as referenced in the of the tree
report prepared by Dryad, LLC., dated March 14, 2015 and amended on June 24, 2016
and June 29, 2015, on file with the Planning Division are permitted to be removed. The
project developer shall comply with all other recommendations of the tree report. The
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46.

47.

48.

49.

50.

applicant/project developer shall arrange for the horticultural consultant to conduct a
field inspection prior to issuance of City permits to ensure that all recommendations
have been properly implemented. The consultant shall certify in writing that such
recommendations have been followed.

All trees used in landscaping be a minimum of fifteen (15) gallons in size and all shrubs
a minimum of five (5) gallons, unless otherwise shown on the approved landscape plan.

The project developer shall provide root control barriers and four inch (4") perforated
pipes for street trees and trees in planting areas less than ten feet (10" 0") in width, as
determined necessary by the Director of Community Development at the time of review
of the final landscape plans. No other trees shall be removed other than these
specifically designated for removal.

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

No tree trimming or pruning other than that specified in the tree report shall occur. The
project developer shall arrange for the horticultural consultant to conduct a field
inspection prior to issuance of grading permits to ensure that all recommendations have
been properly implemented. The consultant shall certify in writing that such
recommendations have been followed.

Prior to issuance of a grading or building permit, the project developer shall install a
temporary six foot tall chain-link fence (or other fence type acceptable to the Director of
Community Development) generally outside of the driplines of the existing trees to be
saved that are located near construction. The final location of said fencing shall be
subject to the review and approval of the Director of Community Development. The
fencing shall remain in place until final landscape inspection by the Community
Development Department. Removal of such fencing prior to that time may result in a
“stop work order.”

Livermore-Pleasanton Fire Department

51. A twenty-six-foot wide unobstructed road width shall be maintained for 20 feet on both
sides of a fire hydrant.
PUD-114, 11300 Dublin Canyon Planning Commission
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STANDARD CONDITIONS

Community Development Department

52.

53.

54.

55.

56.

57.

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

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

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

The developer/subdivider may request special approval for temporary use of the
existing well for construction water or a more permanent use such as non potable
outdoor landscaping. The developer/subdivider shall make such request in writing to the
City Engineer prior to issuance of building permits. If not requested, all existing wells on
the site shall be removed or sealed, filled and abandoned pursuant to Alameda County
Ordinance 73-68, prior to the start of grading operations. Wells shall be destroyed in
accordance with the procedures outlined on the permit obtained from Zone 7. Zone 7
may request the developer/subdivider to retain specific wells for monitoring the ground
water. The developer/subdivider shall notify the City of Zone 7’s desire to retain any well
and make provisions to save the well.

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

The project developer shall submit a dust control plan or procedure as part of the
improvement plans.
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Planning Division

58.

59.

60.

61.

Development shall be substantially as shown on, Exhibit B, the development plans,
dated “Received June 30, 2016,” as well as the following documents, except as
modified by these conditions:

e Green Building Checkilist.

e “Tree Inventory, Evaluation and Preservation Guidelines” with addendums 2 and 3
prepared by Dryad, LLC, dated March 14, 2015, June 24, 2016, and June 29, 2016.

e “Biological Resources Analysis Report” prepared by Olberding Environmental, Inc.,
dated September 2014.

e “Riparian Assessment” prepared by Olberding Environmental, Inc., dated December
14, 2015.

e “Geotechnical Investigation” prepared by Nicholas Engineering Corporation, dated
February 20, 2015.

e “Noise Assessment Study” prepared by Edward L. Pack Associates, Inc., dated
July 17, 2015.

e “Health Risk Assessment” prepared by Dudek, dated August 4, 2015.

Minor changes to the plans may be allowed subject to the approval of the Director of
Community Development if found to be in substantial conformance with the approved
exhibits.

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

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

Prior to building permit submittal, a list of the green building measures used in the
design of the unit covered by this approval shall be provided to the Planning Division for
the review and approval by the Director of Community Development. The proposed
homes covered by this approval shall be designed to achieve a “certified rating” of a
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62.

63.

64.

65.

66.

67.

68.

minimum of 50 total points, achieving at least the minimum points in each category,
using BuildltGreen’s current GreenPoints rating system.

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

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

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

All HVAC condensing units shall be shown on the plans and shall be subject to the
review and approval of the Director of Community Development prior to building permit
issuance.

All conditions of approval shall be attached to all building permit plan check sets
submitted for review and approval, whether stapled to the plans or located on a
separate plan sheet. These conditions of approval shall be attached at all times to any
grading and construction plans kept on the project site. It is the responsibility of the
applicant/developer to ensure that the project contractor is aware of, and abides by, all
conditions of approval. It is the responsibility of the applicant/developer to ensure that
the project landscape contractor is aware of, and adheres to, the approved landscape
and irrigation plans, and all conditions of approval.

Prior approval from the Planning Division is required before any changes occur to site
design, grading, building design, building colors or materials, green building measures,
landscape material, etc.

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

The developer and/or property management are encouraged to use best management
practices for the use of pesticides and herbicides.

The project applicant must provide to the Director of Community Development a
building height certification performed by a licensed land surveyor or civil engineer.
Said certification must allow for the installation of finished roof materials and must meet
the approved building height.
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69. The approved building colors and materials shall be indicated on the final building
permit plans. Any proposed revisions to these approved colors or materials must be
submitted for review and approval by the Director of Community Development prior to
building permit issuance and/or painting/installation.

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

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

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

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

Landscaping

74.  Six-inch vertical concrete curbs shall be installed between all vehicular paved and
landscaped areas.

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

76. The following statements shall be printed on the site, grading, and landscape plans
where applicable to the satisfaction of the Director of Community Development prior to
issuance of a building permit:

a. No existing tree may be trimmed or pruned without prior approval by the Director of
Community Development.

b. No equipment may be stored within or beneath the driplines of the existing trees to
be saved.

c. No oil, gasoline, chemicals, or other harmful materials shall be deposited or
disposed within the dripline of the trees or in drainage channels, swales, or areas
that may lead to the dripline.

d. No stockpiling/storage of fill, etc., shall take place underneath or within five feet of
the dripline of the existing trees.

Building and Safety Division

77. At the time of building permit plan submittal, the project developer shall submit a final
grading and drainage plan prepared by a licensed civil engineer depicting all final
grades and on-site drainage control measures to prevent stormwater runoff onto
adjoining properties.
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78.

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

Engineering Department

79.

80.

81.

82.

83.

84.

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

The project developer shall comply with the recommendations of the project’s
geotechnical consultant. The project developer's geotechnical consultant shall review
and approve all foundation, retaining wall, and drainage geotechnical aspects of the
final development plans to ensure that the recommendations have been properly
incorporated into the development. The consultant shall certify by writing on the plans
or as otherwise acceptable to the City Engineer that the final development plan is in
conformance with the geotechnical report approved with the project.

The project developer shall arrange and pay for the geotechnical consultant to inspect
and approve all foundation, retaining, and wall and drainage geotechnical aspects of
project construction. The consultant shall be present on site during grading and
excavation operations. The results of the inspections and the as-built conditions of the
project shall be certified in writing by the geotechnical consultant for conformance to the
approved plans and geotechnical report and submitted to the City Engineer for review
and approval prior to occupancy.

The project developer shall construct vertical PlainPortland Cement Concrete (P.C.C.)
curbs and gutters within this development unless otherwise approved by the City
Engineer. When the sidewalk is adjacent to the curb and gutter, they shall be poured
monolithically.

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

The haul route for all materials to and from this development shall be approved by the
City Engineer prior to the issuance of a permit, and shall address the need to schedule
major truck trips and deliveries during off peak travel times, to avoid peak travel
congestion. It shall also include the provision to monitor the street surfaces used for the
haul route so that any damage and debris attributable to the haul trucks is identified and
corrected at the expense of the project applicant or developer.
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85.

86.

87.

88.

89.

90.

91.

92.

93.

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

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

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

Property lines shall be located a minimum of two feet from the uphill side of the top of
the bank.

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

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

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

The project developer shall be responsible for the installation of the street lighting
system serving the development. The street lights shall be LED units mounted on
galvanized steel poles with poured in place bases, on the LS-1C schedule per City
requirements and PG&E standard details, unless otherwise specifically approved. The
lighting system design shall conform to the llluminating Engineering Society (IES).
Approval for the number, location, and type of electroliers shall be subject to the review
and approval of the City Engineer.

All retaining walls along the street shall be placed behind the Public Service Easement
(PSE), unless otherwise approved by the City Engineer.
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94.

95.

96.

97.

98.

99.

100.

101.

The minimum grade for the gutter flowline shall be set at one percent where practical,
but not less than 0.75 percent unless otherwise approved by the City Engineer.

A water meter shall be provided to each lot of record within the development unless
otherwise approved by the City Engineer.

A sanitary sewer lateral with two-way cleanout (located at the back of the sidewalk or
curb, whichever is applicable) shall be provided to each lot of record within the
development unless otherwise approved by the City Engineer.

The park dedication fees shall be paid to the City prior to approval of the map, at the
rate then in effect, for the total number of buildable lots on the map, unless this
requirement has been otherwise satisfied.

For residential subdivisions or properties in residential zones, any existing assessment
to which the property may be subject shall be cleared prior to the approval of the parcel
map.

The improvement plans for this development shall contain signage and striping plans
that are subject to the approval of the City Traffic Engineer.

The curb and gutter along the street shall have a subdrain installed at either the back of
the curb or lip of gutter at the discretion of the City Engineer. This detail shall be shown
on the improvement plans. Said drains shall be connected to the storm drain system or
drained by other means acceptable to the City Engineer.

The property owner/developer shall deposit a bond with the City to ensure completion of
any required improvements. This bond shall be in a standard form approved by the City
Attorney and shall be in an amount satisfactory to the City Engineer. The City Engineer
may waive this requirement if the required improvements have been satisfactorily
installed prior to approval of the map.

Livermore-Pleasanton Fire Department

102.

103.

104.

105.

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

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

All curbs located with a seven-foot, six-inch radius of a public/private fire hydrant shall
be painted red, unless, modified by the Fire Chief. Blue street "hydrant markers" shall
be installed for all fire hydrants per City of Pleasanton Standard Specifications.

All private streets and driveway aisles designated as fire lanes by the Fire Chief shall be
maintained in accordance with the California Fire Code which permits towing vehicles
illegally parked on the fire lanes. Fire lane curbs shall be painted red with "No Parking,
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106.

107.

Fire Lane, Tow Away Zone" or "No Parking, Fire Lane, Tow Away Zone" signs shall be
installed as required by the Vehicle Code.

All fire sprinkler system water flow and control valves shall be complete and serviceable
prior to final inspection.

The following items will be provided prior to any construction above the foundation or
slab. NOTE: Periodic inspections will be made for compliance.

a.

Emergency vehicle access shall be provided to the site, including the area where
construction is occurring. If Public Works improvements are part of the project to
access the site, an emergency vehicle access plan shall be submitted for review
and approval.

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

All exterior portions of buildings must be within 200 feet of an access road. Yard
and parking areas may be able to be located farther than 200 feet from access
roads, depending on the specific use.

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

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

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

On-site fire hydrants shall not be obstructed and shall be sufficiently above grade
to have all hydrant valves and outlets accessible for emergency use.

Where a project is phased as part of the development approved by the City,
specific access, water supply and fire hydrant installations will be required as part
of each phase. As needed a phasing plan with these improvements will be
required.

Where on-site grading/utility plans are submitted for review and approval prior to
building construction drawings, emergency vehicle access routes, fire hydrant
locations, material staging areas, etc. shall be provided.

108. The following schedule for NO PARKING signs shall apply:

Width Requirements
36 Feet or Greater No Requirements
Between 28 and 36 Feet Post one side
Between 20 and 28 feet Post both sides
Less than 20 feet Not permitted
PUD-114, 11300 Dublin Canyon Planning Commission
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CODE CONDITIONS

(Applicants/Developers are responsible for complying with all applicable Federal, State and
City codes and regulations regardless of whether or not the requirements are part of this list.

The following items are provided for the purpose of highlighting key requirements.)

Building and Safety Division

109.

110.

111.

112.

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

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

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

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

Livermore-Pleasanton Fire Department

113.

114.

115.

All construction covered by this approval shall conform to the requirements of the
California Building Code currently in effect, the California Fire Code currently in effect,
and the City of Pleasanton Ordinance 2085. All required permits shall be obtained.

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

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

* The underground pipeline contractor shall submit a minimum of three (3) sets of
installation drawings to the Fire Department Fire Prevention Bureau. The plans shall
have the contractor's wet stamp indicating the California contractor license type and
license number and must be signed. No underground pipeline inspections will be
conducted prior to issuance of approved plans.

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

» All field-testing and inspection of piping joints shall be conducted prior to covering of
any pipeline.
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116. Dead-end fire service water mains shall not exceed 500 feet in length and/or have more
than five Fire Department appliances* shall be looped around the site or building and
have a minimum of two points of water supply or street connection. Zone valves shall
be installed as recommended under NFPA, Pamphlet 24 and the Fire Marshal.

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

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

URBAN STORMWATER CONDITIONS

118. The project shall comply with the NPDES Permit No. CAS612008, dated November 19,
2015, and amendments, issued the by California Regional Water Quality Control Board,
San Francisco Bay Region, a copy of which is available at the Community Development
Department, Public Works/Engineering section at City offices, Alameda County Clean
Water Program, State Water Board, and at the following websites:

http://www.waterboards.ca.gov/sanfranciscobay/water issues/programs/stormwater/Mu
nicipal/index.shtml;

and

http://www.waterboards.ca.gov/sanfranciscobay/board info/agendas/2007/march/alame
da%20final%200rder%20r2-2007-0025.pdf

The project shall comply with the “Construction General Permit” as required by the San
Francisco Bay Regional Water Quality Control Board:

(http://www.waterboards.ca.gov/water_issues/programs/stormwater/construction.shtml)
A. Design Requirements

1. The NPDES Permit design requirements include, but are not limited to, the
following:

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

b. Hydro-modification standards are required when a new development or
redevelopment project creates and replaces total impervious area of one acre
or more.
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c. The NPDES Permit requires a proactive Diazinon pollutant reduction plan
(aka Pesticide Plan) to reduce or substitute pesticide use with less toxic
alternatives.

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

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

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

b. In addition to natural controls the project developer may be required to install
a structural control, such as an oil/water separator, sand filter, or approved
equal (on-site) to intercept and pre-treat stormwater prior to reaching the
storm drain. The design, locations, and a schedule for maintaining the
separator shall be submitted to the City Engineer/Chief Building Official for
review and approval prior to issuance of building permits. The structural
control shall be cleaned at least twice a year: once immediately prior to
October 15 and once in January.

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

d. Landscaping shall be designed to minimize irrigation and runoff, promote
surface infiltration where appropriate and acceptable to the project soils
engineer, and minimize the use of fertilizers and pesticides that can contribute
to stormwater pollution.

I. Structures shall be designed to prohibit the occurrence and entry of pests
into buildings, thus minimizing the need for pesticides.

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

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

IV. Landscaping shall also comply with City of Pleasanton ordinances and
policies regarding water conservation.
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e. Roof drains shall discharge and drain away from the building foundation. Ten
percent of the stormwater flow shall drain to landscaped area or to an
unpaved area wherever practicable.

B. Construction Requirements

The Construction General Permit's construction requirements include, but are not
limited to, the following:

Construction activities (including other land-disturbing activities) that disturb one
acre or more (including smaller sites that are part of a larger common plan of
development) are regulated under the NPDES stormwater program. Operators of
regulated construction sites are required to develop and implement a Stormwater
Pollution Prevention Plan and to obtain a Construction General Permit (NOI) from
the State Water Resources Control Board to discharge stormwater:

http://www.waterboards.ca.gov/water issues/programs/stormwater/docs/finalconstp
ermit.pdf

Stormwater

1. The project developer shall submit a Stormwater Pollution Prevention Plan
(SWPPP) for review by the City Engineer/Chief Building Official prior to issuance
of building or engineering permits. A reviewed copy of the SWPPP shall be
available at the project site until engineering and building permits have been
signed off by the inspection departments and all work is complete. A site specific
SWPPP must be combined with proper and timely installation of the BMPs,
thorough and frequent inspections, maintenance, and documentation. Failure to
comply with the reviewed construction SWPPP may result in the issuance of
correction notices, citations or stop work orders.

2. The amendments to the SWPPP and all the inspection forms shall be completed
and available at the site for inspection by the city, county or state staff.

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

a. The project developer shall include erosion control/stormwater quality
measures on the final grading plan which shall specifically address measures
to prevent soil, dirt, and debris from entering the storm drain system. Such
measures may include, but are not limited to, hydroseeding, hay bales,
sandbags, and siltation fences and are subject to the review and approval of
the City Engineer/Chief Building Official. If no grading plan is required,
necessary erosion control/stormwater quality measures shall be shown on the
site plan submitted for an on-site permit, subject to the review and approval of
the Building and Safety Division. The project developer is responsible for
ensuring that the contractor is aware of and implements such measures.
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b. All cut and fill slopes shall be revegetated and stabilized after completion of
grading, but in no case later than October 15. Hydroseeding shall be
accomplished before September 15 and irrigated with a temporary irrigation
system to ensure that the grasses are established before October 15. No
grading shall occur between October 15 and April 15 unless approved erosion
control/stormwater quality measures are in place, subject to the approval of
City Engineer/Chief Building Official. Such measures shall be maintained
until such time as permanent landscaping is place.

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

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

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

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

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

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

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

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

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

C. Operation Requirements

The Permit’'s operation and maintenance requirements include but are not limited to
the following: The operation and maintenance of treatment measures including but
not limited to bio-swales, lawns, landscaped areas with deep-rooted plants, oil/water
separator, filterra units, etc., requires completing, signing and recording an
agreement with Alameda County recorder’s office in a format approved by the State
and Alameda County.

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

a. A mechanism shall be created, such as a property owners’ association, to be
responsible for maintaining all private streets, private utilities and other
privately owned common areas and facilities on the site including stormwater
treatment measures. These maintenance responsibilities shall include
implementing the maintenance plan, which is attached to the Stormwater
Treatment Measures Inspection and Maintenance Agreement. This
document shall be reviewed by the City Attorney’s Office and recorded with
the final map.

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

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

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

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

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

PUD-114, 11300 Dublin Canyon Planning Commission
Page 24 of 25



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

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

{end}
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EXHIBIT C

Proposed Zoning Exhibit
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EXHIBIT D

PUD-114/P15-0597/P15-0598/P15-0603, Guy Houston

Work session to consider the following applications for the property located at
11300 Dublin Canyon Road: (1) General Plan Amendment and PUD Rezoning and
Development Plan to construct five new single-family residences; (2) Tentative
Map approval to subdivide the existing 16-acre parcel into six parcels (one parcel
for the existing church and five parcels for the new single-family residences); and
(3) Growth Management allocation for the project. Zoning for the property is
A (Agriculture) District,

Jennifer Hagen presented the staff report and described the scope, layout, and key
elements of the proposal.

Guy Houston, Applicant: Thank you Mr. Chair and members for allowing me to come
here and talk about Dublin Canyon Road and our work with the Pleasant View Church
of Christ. We've been working on this project for about a year and one half and have
worked with staff for about a year on this, and we're very proud of what we're presenting
you and want to get your feedback and input. What I'm going to be talking about is, one,
the evolution of the site plan, where they started over a year ago, then talk about how
this is really an infill project in the Dublin Canyon area, Pleasant View Church of Christ
and their interest in this and their future, then talk about the project details and
elevations, and then staff-identified issues, some of which have been spoken of, then
outstanding issues that we'd like to get some feedback from you.

So the evolution of this when we were talking about a year and one half ago, we were
looking at more lots, smaller lots, so we we’re at 15 lots. Then we went to 12 lots and
then 9 lots and then here we are today where we think this is the most appropriate
where we have 5 lots to present to you. The issue of the frontage road—we thought it
would be more dangerous and difficuit to navigate if you were to have individual
driveways off of Dubiin Canyon and that's why we think this is the ideal point that we
should work with, having the road.

This is an infill project. Staff said there is a lot of development in that area; a wide
variety of development and this is kind of a little donut hole right in the middle down the
hill from the Church of Christ. It is a secondary gateway into the City of Pleasanton. We
know a lot of people use it to get to their residences, commuters, etc., especially when
the freeway is backed up. But it is a secondary gateway so it's very important. The
country setting is important and that's something we value very much and that we want
to talk to you about. So we have a photo-montage of a bird’s eye view really high and as
you get down low, a roofline.

So this is looking west on the property. This is how you see some of the historical
homes in the area, the Lesters in the back, two others that are closer. As you start
moving around towards the freeway, of course you have Canyon Meadows. | believe it's
240+ units off of Dublin Canyon Road. The Church of Christ is the owner. Then of
course you have the 1-5680 freeway and wrapping around you have a couple more of the
historic homes and here you see Kolb Ranch on the left and then you have the
Preserve on the right and the Preserve wraps around much, much further to the right.
Then what we want to do is bring it down to a 30-foot level because one of the homes is
30 feet. The list of heights that we have scheduied for these homes is 24 feet, 24 feet,
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26 feet, 26 feet and 30 feet, but this is at the highest level so it would be at 30 feet. It is
kind of interesting where you're completely surrounded by development and yet the
visual impacts on others around the area are very, very minimal.

So looking to the west you have one home; our neighbor, who has signed on in support
of the project, is obviously visible to the project, and then as you start going around
north, you see over the tops of the trees on the left you see Canyon Meadows, the tip
tops of their roofs and on the right there you see the Church of Christ and the top of
their roof. So we’re not going to see them and they're not going to see us. You don't
have this visual clutter that can happen in an infill situation.

Going to the east and all the way around you see right across the street, you have the
Young property; Barbara Young. She is going to have the most impact as far as visual
with this project. She is a supporter of this project. And then you see on the left that
from the Preserve, there's really no line of sight from the Preserve, but at the Kolb
Ranch project you have two homes that have some visibility there. So it's kind of in a
secluded place and we think that's a benefit to this; that you're not having visual issues
with others. This wraps around to the actual Dublin Canyon and you can't really see it,
but one of the benefits that we are trying to offer here is the power lines across here that
run the stretch of the property, we would like to get rid of the power lines and
underground those. We think that adds to visual clutter and that would be of benefit to
get those out of the way.

A lot of the vegetation there is something like tumbleweeds. Most of the base property
has no trees on it at all and the trees that we have are on the periphery of the property
and the creek which we think adds a lot to the beauty of the project, and then on Dublin
Canyon Road. We'll talk a littie more about that in detail in a little bit.

So, we're kind of in a donut hole. We're in the middle. We think this is an infill project of
an area that kind of needs some help. Historically it was an equestrian type of center
20 or 30 years ago and has fallen in disrepair and hasn't been used in many, many
years. Our project partner on this is the Pleasant View Church of Christ. They were
established in 1979 and I'd like to ask John Weiland, the chairman of their corporation
to talk real briefly about why this is important for the church.

John Wieland, Owner: Thank you, goed evening. I'm John Wieland and as mentioned, |
am speaking tonight for our congregation. We were established here in the community
in 1979; a little bit before my time actually, and our building was constructed by our own
membership back then. It is our desire to stay in Pleasanton. We don't want to sell,
leave, or move to a less costly location. We’ve been serving this community for over
40 years and we'd like to continue to do that.

I'd like to show you briefly what our vision is for the church portion of the property
because there's a considerable amount of work that needs to be done on it. First and
one of our more major problems is that we've been on a septic tank system all of these
years. That's not worked the greatest for us and we need to hook up to the City of
Pleasanton’s sewer system. That's going to cost about $95,000. The landscaping has
been pretty minimal and we’d like to put into effect a comprehensive plan to landscape
the property, make it really nice, and that's going to cost about $550,000. We've costed
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that out. We have a very nice plan for doing that. We have a partially paved parking lot,
a partial gravel pit, and even the partially paved lot is breaking down a bit and that’s
going to cost about $75,000 to get that paved and up to a nice standard. The building
itself, being constructed in 1979 on self-help architecture, we need some improvements
in there and we've mapped that out and will cost about $280,000. And finally, it was built
to code at the time. It was unincorporated land. It was up to code at the time, but we
would like to bring it up to code now at a cost of about $320,000.

The plan that we've been working with Mr. Houston on is going to give us the kind of
revenue that we need to make the church attractive, to make it continue to be functional
as a place of worship. It's going to allow us to continue our mission. We have the
resources to go on as we have been, but some of these things are catching up with us
and in order fo really have the cash to make these larger expenditures, we need a
project such as this. | don’t want to take any more time, but | would like to recognize the
members that we have here tonight in support of the project and just ask them to stand
for a moment. Thank you.

Guy Houston, Applicant: Thank you John. Now | wanted to talk about the project defails
in particular. In summary, we have 5 lots. We think that's a low impact on the local
community there. They are one-story homes. It's a country character trying to keep with
that neighborhood. They are primarily Craftsmen style homes. The scenic neighborhood
improvements—there will be bike lanes and by undergrounding the power lines we think
we can take a lot of the visual clutter out of there.

One thing they've been doing in our work with the neighbors and talking with them
about what would be a real benefit is they talked about people speeding through that
area and whether they’re Pleasanton residents or not doesn’t really matter. But, the idea
came about of the pedestrian flashing signals, and so we would like to propose to pay
for two of the flashing signals with locations to be determined and | would assume one
in each direction that could try to help calm those. | know that they're in the City of
Pleasanton. My parents live over in the Highland Oaks area and there's one right on
Foothill Road as you approach Highland Oaks and it seems to be very effective. So
that's something we would like to propose because that's something the neighbors were
very interested in.

Ritter: Could you wrap it up and then we'll maybe have the public comment and let you
come back and answer some more questions.

Houston: Okay, real quick then-the visuals on the homes themselves; we did some 3-D
versions of the homes so you can see what they look like. That's Lot 3, Lot 4 and then
Lot 5. The outstanding issues and the discussion peints | would like to bring up. | think
these are really the important things. Staff identified issues and there's been some
outstanding issues. The one that staff talked about before was that no development
shall occur within the 20-foot setback or within 20 feet of the riparian vegetation. We
frankly did not know of the riparian vegetation requirement that was in the City of
Pleasanton. That was something we didn't know once we submitted, and staff
responded back to us. What our solution to that is and this is something you haven't
seen yet and is different from what you have is we have adjusted all of our lots and the
placement of the buildings to be able to accommodate what staff wants. Actually, | think
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staff's done a great job because it's made the project a little bit better. Lots 3 and 4 are
the problem and if you look, there’s a large oak tree in the middle of the property and
that riparian vegetation extended. We had what you're seeing with your staff report, you
had House 4 flip so that the tail end of that extends into that tree line. We're able to flip
that so we're within the compliance with the regulation. A couple of other things you
really can't see is we've adjusted Lot 5 by five feet to the right, Lot 2 by one foot so
we've made those adjustments and we think that's made for a better project.

Another actually important issue is the issue of emergency protection of the creek and
when we first started the project, we submitted to staff a letter from the Church of Christ
that said historically we have accessed the creek from the north side. There's a flat
spot. We can actually drive a vehicle down there so we're able to access the creek that
way and staff came back and said no, that's not adequate and we want to have access
from both sides of the creek from the church. When we start noodling on that more and
more we thought really if there is a blockage in that creek and there’s a real problem,
then the people who are really going to be more interested in this are those
homeowners. The church is 50 feet higher in the air and they're not going to be
affected as much.

So we thought it was important for the church to be able to access from our side, but
conversely it's important for the homeowners to be able to access their creek in the time
of an emergency, for any type of maintenance or issues that come up with the creek. So
what we devised is a reciprocal easement for both parties so that we can access their
creek in these events and then we have a spot where going up Lot 2, the church can
have access to that easement and then there’s a 20-foot easement throughout the
project. So, again, we think that was an improvement that staff brought up and we're
able to have a rational solution to this that gets everybody involved in the event of an
emergency.

This is an outstanding issue that | think is real important. It was mentioned in the staff
report that we're going to be taking out trees for this development. In fact, two trees are
going to be taken out because of the buildings. The majority of the trees are going to be
taken out because of the sidewalk requirement that we have. This is a copy that you
should have in front of you from the arborist's report. On page 2 it says “10 trees are
planned for removal solely due to conflict with the proposed sidewalk parallel to Dublin
Canyon Road.” If you see here on the lower left hand side, most of the trees are on the
periphery of the property and so you have eight down there and then two on Dublin
Canyon Road as you go east. All of those are going to be taken out because of the
requirement for the sidewalk. Our position is that we would rather not have that sidewalk
there because it begins and ends with our property. It's kind of a highway to nowhere.
The utility is not high, plus all of the neighbors are saying this kind of takes away from
the type of country atmosphere that we all want; having a 6-foot wide sidewalk. And
then the third thing is that these are all oak trees and we think that that is something we
would rather not do.

A secondary comment on Lot 1 from staff was that the placement of the garage faces
Dublin Canyon Road and we all know that that’s in planning now and we would rather
not have garages face on any roads. Well, when we devised this plan, we thought we
would have coverage from these oak trees and so right now, the garage is about 14-feet
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tall. These trees are about 30-feet tall so this would be what the view of that garage
would be if those oak trees are retained and we think that having those trees there
provides that buffer, provides the country feel and so far from wanting to get rid of the
country feel and the landscaping, we think this is a huge asset that we should keep.

Ritter: (Buzzer) The reason I'm going to let you go is because | think we're going to ask
you all these questions.

Houston: Then | defer to the buzzer. I'm sorry. Thank you.

Ritter: Thank you. We just have one speaker card. Does anybody else want to speak on
this? If so, bring it on up and we'll open it up for speakers and then we'll bring the
applicant back and we can start asking you questions. Is that okay?

THE PUBLIC HEARING IS OPENED.

Diane Kolb: | live at 1102 Dublin Canyon Road. My mother Mabie and brother Myron
live at 11033 Dublin Canyon Road. We've been there since 1953. My great-
grandparents were on the land since 1916. I'm speaking for my family and we see no
problem with the project from Pleasant View Church of Christ at 11300 Dublin Canyon
Road on the lower portion. We think the project will improve and upgrade the
appearance in our country community. We are very interested in the improvements that
would be a benefit to the area such as the underground power lines and installation of
the GPS traffic flashing light signals. We cannot see why you would want to remove
10 trees for a sidewalk to nowhere. We say, save the trees and make it look like
country. We are all for a left-hand turn lane into this project. On behalf of my family
which has lived on the property for 63 years, please vote yes on the PUD-114. Thank
you.

Brad Ingram: | live in the Preserve community which is just south of the proposed
property across Dublin Canyon Road and | think there's a fine line between country
rural setting and an overgrown weedy old horse property where people are throwing
trash out of their cars. I've seen furniture, bags of kitchen trash and all kinds of stuff
there. | think that this project would be a great improvement over what we have now
there. Guy spoke to the dangers of traffic on Dublin Canyon Road. | mean that road is
dangerous, especially at night because it's dark. It provides access to our community
from kind of a dark, rural setting and | don't know if you guys are familiar with all of the
criminal activity that goes on up in the Preserve, but it provides a great mechanism for
people to access the community and then leave it in the dark and | think that this project
would provide kind of a buttress to the community from the dark, rural setting that's now
out there. | would hope that you guys would support this proposal because | think it
does not impede on anybody else around it and it provides the area with a development
in a last piece of open space that doesn't look real nice right now. It is not only an
eyesore, but darkness. So thank you.

Barb Young: I'm at 11249 Dublin Canyon Road and directly across the street from the
project they're all talking about. We’'ve had the property over 55 years and | too feel and
agree with what everybody else has said; that it would be a nice enhancement to our
neighborhood. Like the others have said, people coming down that road are going way
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too fast and it would be great to have the little flashing light to make people realize
they're going a little too fast along there. But I've been looking at that empty lot for
50 years and with the outbuildings and the shrubs, it would be real nice to have
something that looks really good there. So, I'm just kind of in agreement and | hope
you'll consider that and that you'll go along with the project because it's going to be
great.

Ritter: Okay, we'll close the public hearing and bring it back to the applicant. Do you
have any more comments or maybe we'll just ask you questions?

THE PUBLIC HEARING WAS CLOSED.

Houston: Surely you can ask questions, but | did want to talk about some of the
outreach that we have done and that was another thing that staff told us from day one;
that you've got to go out in the community and talk to people. So to that end, a lot of our
local neighbors have signed on support; Ms. Young and the Lesters, Mr. Raman who is
next door, the Pleasant View Church of Christ. The Preserve Board of Directors support
the project. The Kolb Ranch Board of Directors support the project. We're going to be
meeting with the Canyon Meadows HOA Board later this month. They couldn't schedule
a meeting any earlier. Last night, we were at the Pleasanton Unified School District.
They have approved a negotiated mitigation agreement. The project will support
Pleasanton schools to the tune of $159,000 and the District will accommodate our
students from this development. So we've made a real effort to get out into the
community and talk to people. The general consensus is that this is an under-utilized,
and | prefer to call it an unpolished gem. A lot of other people are not quite so
charitable. There is a garbage dump there. It's overgrown. It hasn't been used as an
equestrian center for 20-30 years and so it is an eyesore in the middle of an area. We
think that we can make it something a lot better and at least our local community seems
to think that we should give it a change. So, | can answer any questions that you have
and | appreciate your feedback.

Nagler: Thank you for all this and it is a very interesting project. | appreciate all of the
work you've put into it. Clearly staff is less supportive of it than what you would like them
to be and | think it might be helpful before making direct comments for us to get a little
more detail about some of the specific points that you raise in the staff report and why
you have responded the way you have and in many instances, not making changes that
apparently that staff is recommending, not only in the number of homes but some other
items as well.

So, just to start, as is pointed out in the staff report, the density or the number of lots to
be allowed per acre on this parcel has been the subject of several General Plan
updates and reviews and not withstanding all of that and not withstanding that the
property could be put to a better use, the density is what it is after those reviews.
Jennifer do you mind explaining a little bit of the rationale behind that and why staff isn't
supportive of this PUD to alter that density?

Hagen: Well, at this time this particular property has been looked at various times
through the Housing Element updates as well as the comprehensive General Plan
update that we did. The majority of the area, except for the two residential
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developments which do have large setbacks, are largely rural residential areas. The
Preserve does have a low density residential area but that was basically to get the lot
sizes. The Preserve did incorporate a vast amount of open space that is required to be
open space as part of that project. In this particular area, just because of the rural
density and the minimum lot sizes, staff at this time is not inclined to recommend
approval for a General Plan zone change amendment when the actual current
designations do allow for residential development with the current designations. We feel
that a better project could be designed at the current designation and it is basically just
not needed at this time. Three units we think is very appropriate for that size area of
approximately four acres and we would like to keep it that way and just go with a
straight development plan PUD and set a development standard for keeping it rural
residential, maintaining only three lots.

Nagler: And your response presumably has to do with the project having to downsize
several times, right?

Houston: Well, originally yes, we had visions and then it quickly became apparent that it
wouldn’t be appropriate. You know, having a lot more lots backing up to Dublin Canyon
Road, in working with my partner, that wasn't going to work. Staff was not supportive of
that and that was the first thing they said was, we don't want anything backing up on
Dublin Canyon Road. We think that there’s some infrastructure cost of putting that road
in and undergrounding the power lines and it necessitates having this change from
three to five units. If you were to go with three units, then there would be no other
choice than to just have three driveways off of Dublin Canyon Road. And when we
talked with our civil engineering team the way that the road is constructed, we don't
think that would be the safest thing. So | think it's much safer for all of the homeowners,
whether there are three, four or five to have this one entrance, and the spot that was
chosen was chosen very carefully to get the largest distance of driving for safety on
both directions so that was done on purpose, and having three different driveways on
there wouldn't serve the area very well. So that's the major reason for the difference
between | guess the three and the five.

Are the overall site plan, lot locations and street design layout acceptable?

Nagler: All right, the next question has to do with the visibility from the street and the
fact that on the one hand, a sidewalk is being required of you to install which you
explained necessitates removing trees which would block the visibility, and the
neighbors who testified this evening and otherwise communicated with the Planning
Commission have talked about how the general area would be improved by having the
visibility or the presence of these residences at nighttime. My question is, it’s a little bit
of a catch-22 isn't it? If those trees aren't removed and therefore the homes aren't
visible from the street, that benefit that's been discussed would be absent, wouldn't it?

Houston: Well, Lot 1 which is where all of the trees would be removed, and that was
very on purpose—we wanted that barrier and that shape because we all know that
getting rid of oak trees is something that nobody typically wants and in fact, only two
have to be taken out because of the actual construction. So that would be for Lot 1 and
that is really for the visibility of the garage and it is the closest one.
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Another direction we had from staff was, we don't want to back up to Dublin Canyon
Road but also we want those homes as far away from Dublin Canyon Road as possible
very similar to Ms. Young's house, very similar to the Lesters, very similar to the all the
other homes, they are not right on Dublin Canyon Road. And so yes, even though we
wanted to cover the garage and that portion, 1 think that there would be light and activity
on all the other lots, particularly the two middle lots (3 and 4). And yet it's very
appropriate with the Craftsmen style, one-story home that's not going to be a
“McMansion” in the middle of these other country type of homes. So there will be some
light and activity and kind of the consensus is that just the fact that there's something
there will have people caution a little bit as they are speeding down that road. Of
course, if we put in those flashers and other things that may be effective, that could help
as well,

So keeping the country feel is important and when you look at other parts of the City, we
kind of compare this mostly to south of Bernal on Foothill Road and you don't see
sidewalks down there and actually in some of them, some of the small communities,
they only have sidewalks in their streets. When you go into Oak Tree Farm, Dorothea,
there’'s a couple of them down there but they don't even have sidewalks inside the
street to keep that country feel.

The second thing that | wanted to bring up and this is a very small thing, is in our
internal street, staff wants to have concrete sidewalks and we don’t want that. We'd
rather have the DG, the decomposed granite. it helps us with our impervious for the soil
and we think that would be a better look for a small community that's trying to strive to
be country instead of having white gleaming sidewalks. So that was a small thing, but
nonetheless, we think it's important. And if the Planning Commission would so direct,
we would love to get rid of that sidewalk internally as well. That would be more area for
landscaping. That would be better to turn for vehicles, emergency vehicles or for
residents, so you don’t have to have those sidewalks especially if you're in a 5-lot
development in a country area.

Nagler: Another question—as you know, when the City approves zoning changes and a
PUD and densities are higher than were previously allowed, a public amenity is
required. As | understand it, you have not yet proposed a public amenity as part of this
zoning change request. Do you have ideas about that or you don't think it's appropriate
for the project? What are your thoughts?

Houston: | think it's very appropriate and so | think that’s part of this discussion. The one
thing | think is a benefit to everybody is undergrounding these power lines. We don't
have to do that but we think it's better for the residents of that small court which we're
caliing Walter Court, and we think that's better for all residents in the area and for the
people of Pleasanton. It's not a small number to do that, especially for that land. But up
and above that, it is only 5 lots and so we would look forward to working with either the
City Manager or whoever that may be as to what an appropriate contribution might be,
but trying to get credit for some of the amenities that we are putting out there, the
pedestrian flashers as we proposed, and again, this is to be fair to staff, that's not
something that they have heard of yet. It's just that the neighbors in the last week and a
half have been excited about that because traffic is an issue. So, we're obviously open
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to that but it's not 500 units so we're not going to be building the civic center over again,
but we want to do what we need to do in order to be good corporate citizens.

Hagen: Can | also make the clarification that it is a requirement that all new
developments underground utilities so it is not that the applicant is proposing it. It would
be required as part of the project no matter what.

Balch: Even under three units?

Hagen: Yes.

Nagler: So if there are three units on there the agriculture zoning stays the same?
Hagen: Yes.

Houston: And that's why the numbers as far as trying to provide those amenities,
undergrounding being a large one, that's why we came forward with these five units. We
also think that the traffic is better than having three access points off of Dublin Canyon
Road.

Ritter: Any more questions for the applicant? We can close that and ask staff some
questions.

Balch: No questions.

Allen: Just one as a curiosity question. In thinking about the fact that the zoning is one
home per five acres, what was the thinking on why we didn't subdivide this such that
let's say the housing area was 15 acres of 16.23 acres which would at least entitle you
following zoning for three units. So I'm just wondering what the thinking was in only
utilizing 4 acres and not 157

Houston: If you go out there, it's an interesting piece of property in that the church would
be very visible from the freeway. As you drive down from Castro Valley coming into
Pleasanton the church is literally the first thing you see, and that's why the church is
interested in utilizing these resources to upgrade their facility. It drops down dramatically
so kind of the natural dividing point is the creek and the church is not interested in
having any homes. They have 12 acres up above not counting the creek and then we
have 4 acres. Ours is perfectly flat; flat as a board, so that also makes it more attractive
to build on. We know there are issues with building on hilisides everywhere and
certainly in Pleasanton so the topography over where the church is wouldn't really lend
to it and the church doesn’t want it. The church wants to be there and have their mission
fulfilled in that site like they've been since 1979 and they want to improve it and make it
better. They don’t want to increase the footprint. They just want to make it better and
hook up fo the City's sewer among those things. So that's why the dividing line is for the
4 acres because the natural boundary is the creek. And even if you look at Canyon
Meadows, the reason why they have the trees and things along Dublin Canyon Road is
because that's where the creek goes. They didn't put in any of that stuff. It was there.
So we're following the line. Qur attractive part and benefit is the creek on the back of the
properties instead of the front because that's where the creek is.
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Allen: Just one follow up—how many acres just technically does the church need for the
church property and their parking lot and the trees that wouid be around that?

Houston: | don't have a topo but they have their 12 acres and | would say maybe
one-third of it is flat and so where the church is, and even if they wanted to expand to a
larger footprint, there may be 2 acres of that up there that is of reasonableness where
they could actually build something more on it. But they are primarily interested, and we
had some slides of what their vision is, which is to upgrade their facility on the flat part,
the parking lot and upgrading their current facility to make it something better.

Ritter: | just had one question. Are there any natural hiking trails up there from the
church down into the city or bike trails that you could see on any of the lots?

Houston: From the church? The upper part?
Ritter: Or even down through the residents’ area. It doesn’t sound like it.

Houston: The creek is the huge barrier and frankly, neighbors don’t want people going
in the creek. But the barrier is the creek and it's actually a pretty steep creek and
prevents any type of real interaction. In past history, the church had come down and
there was a small picnic area back there, but really it wasn’t feasible because it's a
steep climb down.

Ritter: Okay, thank you. Sc we'll close it and go to staff questions. Thank you. | guess
while we're on that, are there any road bikers that use that trail, so instead of a
sidewalk, put in a road biking lane option or is there not enough space?

Hagen: In addition to the bike lane?

Ritter: Instead of a sidewalk. | mean, as they start undergrounding with wires, like
Foothill Road, you stop a bike trail and start again.

Beaudin: Yeah, there's stopping and starting on Dublin Canyon as well and we've been
requiring bike lanes to be installed with projects as they come on line. So that would be
a requirement of this project. So there would be a road improvement and a pedestrian
improvement that would be separate consistent with the Complete Streets standards
that we have for the community. So, | guess what | would say in terms of the sidewalk
and tree removal, there's nothing that says that something like that couldn’t meander or
there are other public access easements that could be designed to create the tree
preservation objectives that we might have for this project. So there are ways to
accommodate both the bike and pedestrian improvements that are required for
development applications.

Ritter: Okay, we'll get back to that. All right, so any more questions for staff? We'll just
go down the list.

O'Connor: So on this map--1 don't know if you have a pointer, can you kind of trace for
us where the creek actually runs? | understand it's behind Lots 2, 3 and 4, but | don't
know how it turns and where it goes.
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Hagen: Right here is the creek setback line. On this diagram the red line is the top of
the bank. So the creek would run just north of the red line that goes through here.

O’Connor: So | guess I'm more concerned with where it goes from here. Does it come
down Dublin Canyon Road?

Hagen: It goes across the adjacent properties and then crosses underneath Dublin
Canyon Road.

O’Connor: So it goes across their property....

Hagen: Yes, it's right there. So it comes over here and runs along the frontage there
and there’s actually a little bridge right here where it crosses underneath Dublin Canyon
and then it goes this way. So it crosses on their other part of Pleasant View Church.

Ritter: Okay, questions for staff and then maybe we’ll just go down the list and give us a
bullet so we can get something concise for staff and the applicant to get some
feedback. They're going to come back with something. The first question is:

Does the Commission support a General Plan Land Use Amendment to increase the
density of the subject parcel?

Allen: | don't think there should be more than 2-3 homes on the parcel and | spent quite
a while biking over there today and as | think about the country setting and what we
want to preserve, | just think that's the maximum. Secondly, to do it, what | would like is
to do it with the General Plan. I'd like to have the homes done in a way towards the
General Plan that we have and what's been in place and has been validated over the
years. To me what that means is that the subdividing would be different. So the church
might have 1 % or 2 acres, let’s call it 1 % acres that they would keep and then the rest
of the property would be subdivided in some way that it would go with the homes. And
my reason for wanting to do it that way is | think about Centerpoint Church and the
Ponderosa project that we all encountered a few months ago, and we all know that
churches over time, financially there are challenges. | mean, who knows what will
happen over time with this property and it could be that in 5-10 years the church is
looking to selt the property and when they sell it, they're going to find the highest land
use and to the degree we allow the subdivision as it exists today, which means there
would be, what, 11 acres associated with the church. That makes it, potentially a much
larger residential development if you had 11 acres. | realize that some of it is not usable,
but I'm just saying it's there as a much larger project in the future for that area that we
may or may not want. in contrast, if we subdivide it properly and it fits within the General
Plan categories and the church only has one or two acres left, then it is what it is. That's
what it is and that fits the General Plan and that would be the property they would be
thinking of. So that's my reason for wanting to try to work this within the General Plan
and | think if it could work in the General Plan zoning and we could stilt end up with two
and maybe fudge and go to three homes on that site, | think that could be done in a way
that preserves the country character, as well.

Balch: Could | just ask a staff clarification to that? Se Commissioner Allen points out
that there would be a subdivision map that would grant more land, let's just say. As |
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read the staff report, it sounded like that might not even be necessary. They could do
the three homes without any further changes, is that...?

Hagen: They would still be required to do a subdivision.

Balch: But they could just carve off the three similar to what they've done here. If they
developed it just into three lots similar to what was presented, in theory that would work
because each lot would be greater than an acre is what | thought | heard.

Hagen: Correct.
Nagler: And it wouldn’t require a change in zoning.

Hagen: What we would typically require is we would still request a zone change where
each of the lots would be over an acre, but that we would have some stipulation that on
the church parcel that maybe 2 acres of that would remain at the current designation
and then the other designation stiil on the church parcel would have an open space
designation. A single parcel can have more than one designation. So by doing that, if
you had the church parcel still at the 12 acres, you could have two that were available to
add that the church could expand on and the other 10 would be open space. So if they
did sell in the future, somebody couldn’t come in and try to....well, | guess potentially
they could come for another zone change, but with stipulations and conditions of
approval, have designations within that open space that it couldn’t be future residential.

Balch: So following up on that element, given the slope of this and our extensive
knowledge of the slope, given Lund Ranch, are we really concerned that they might
develop on that slope? Because | will tell you | think they are at the top of the ridgeline
already, right? | mean, that being I-580.

Weinstein: So if it's less than 10 units, its exempt from PP and so it's hard to imagine
that greater than 10 units could be developed on the site. Again, just to restate what
Jennifer conveyed in her presentation, we feel like this is a really constrained site. From
an environmental standpoint in particular, there’s not only steep slopes but a creek
running right in the middle of the site and that's why | think on the staff level that the
existing General Plan designation for this site is intentional. One of the great things
about our City is that there are sort of strips of or interjections of open space on the
edges of the City and you see that in Happy Valley, you see that along Sycamore, you
see that on Foothill and you see it up here as well. So, we do think that this isn't
necessarily an infill site that needs to be filled with development but that this General
Plan designation of Rural Residential might be intentional and we think that's the case
because the General Plan designation for this site among lots of other sites in this City
has been reviewed a couple of times by the City to determine whether it should be
changed and during each of those reviews, the designation has been static.

So the number of units currently allowed under the existing General Plan designation is
three. If you look at the entire project site, what you need is 15 acres for three units. So
if you can give the church an acre and a half or so for itself and you can get 15 acres for
other development you could get three units according to the existing General Plan
designation.
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Ritter: Three additional units.

Weinstein: Yes.

Balch: Well the church qualifies as a unit right?
Weinstein: Three units total—three residential units total.
Balch: Each at 5 acres is what you're saying?
Weinstein: Yes.

Nagler: So if that were to occur, the homes would then need to be spread out across the
15 acres, right?

Weinstein: The units don’t have to be on 5 acre lots. The density is one unit per 5 acres,
but the General Plan actually encourages clustering of homes on 1 acre lots. So there
could be three homes on one acre lots and the rest would effectively be open space.

Balch: Designated open space to meet the requirement of the zoning then.

O’Connor: The question is, would the 15 acres all be owned by the three homeowners
or could you cluster three homes separately and leave the other 12 acres with the
church.

Hagen: The other 12 acres could be with the church and that parcel would have multiple
designations. The remaining property with the remaining acreage within that 15 would
have to be designated somehow as open space or maintained as an open space
easement, but it could be maintained by the church.

O'Connor: So on number 1, | also feel the same way as Commissioner Allen. I'm not a
fan of changing the General Plan to increase the number of units. | know that the City
has looked at this property a few times. ['ve also been out there and | do think if we can
get to one acre lots or even larger, | think it would be feasible to put three homes out
there. And, | hadn't really looked at it before. Mr. Houston had said they picked this
driveway specifically because of how you can see traffic in both direction so it's kind of a
safety thing. But when | looked at this, if we use the same driveway they have today,
and I'm not trying to plan this for you, I'm just throwing out a suggestion. But, if we use
the same driveway to access two homes on an acre or acre-plus in that area, a third
home | thought could go down by the church entrance which has quite a large area
between the adjacent property and the church driveway. | think we could get an acre-
plus lot over on that side as well and | just think that's one option.

But again, I'm not in favor of increasing density. We hear all the time from the people
who come to see us that we have too many homes already. We have too much traffic
already. We don’t have enough water. The schools are over-crowded. We keep hearing
this, and | agree and again, | know we lost a lawsuit a few years ago but we used to
have a housing cap and | know the majority of people in Pleasanton would rather have
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kept that housing cap and we’re already beyond it. So, again, I'm not looking to increase
density.

Balch: Well | actually probably will take the other side. | am supportive of the increase of
density primarily for a few reasons and maybe I'll be on the short end but I'll just say |
do see it as infill but | alsc see it as exactly how staff is saying; that it is on the periphery
and we've got to be careful with that because where does the periphery start and where
does it not? | can see the patchwork of rural coming in. And the reason | can support in
particular is because it's two more units and maybe that's what I'm comfortable with is
the two additional units versus as in the presentation by Mr. Houston many more. So |
could support five as proposed density, and | have to say | really can do it because |
see such significant high density just slightly up the road. | mean the next property is
extremely dense. | mean, | drove through that several times and so if we're saying this
is the edge of Pleasanton, then go five more feet because that seems a lot. They
consider themselves in Pleasanton as wefl and that density is extremely high and would
have of course never made it into today's world, but | do see this as a good way to do it.
| respect exactly what prior Commissioners have said; that the three or the two, but |
don't see three versus five as a deal-breaker for me. | don’t, so | would support a higher
increase in density.

That being said, there are other issues to address but we kind of got past that. And |
personally think the density Mr. Houston has suggested of five seems to be much more
in line in keeping with what we want, like we can achieve a lot from the rural nature of it
with what he’s proposing.

Nagler: Thank you. I'm not in favor of the five homes. | am supportive of maintaining the
General Plan. | don't think....I'll make a general point and then a specific point. In
general, | think it's appropriate for us in a planning capacity to respect a process that is
long and deliberative and involves a lot of community input and looks at the sort of
layout of the community and has pockets of high density, low density, open space, bike
trails and so forth as a serious endeavor. And if we get into a pattern of sort of
hopscotch and based on the creativity of people willing to take risks on projects and do
damage to that overall rationale, | don't think that's serving the community. And so |
think Commissioner Balch’s point could be very well made about the density of this
project, but again, | don’t know that it is appropriate with sort of the weight of an
application as opposed to the weight of a deliberative process to be the reason that we
should look beyond supporting, to the extent we can, the General Plan. So that's
primary.

And then secondarily, it's a little bit of, you sort of know it when you see it. Having also
spent time across the street on the property, driving up the hill, there is an aesthetic
difference between an acre lot there and not and it does have the feel more of a
subdivision in sort of a more practical application of the word with five homes on that
four-acre lot than three. So, | could absolutely be fine with the three. | think it's totally
appropriate to cluster them on this parcel we're talking about on this side of the creek
and designate the rest of the church property open space.

Balch: Could | rebut. So my issue under your premise that the General Plan process is
deliberate, we wouldn't be here because everything we're doing is doing a General Plan
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amendment. We wouldn't have approved any zoning change because zoning would
have been set in the General Plan process, correct?

Hagen: The zoning is agriculture which does permit three units.

Balch: | meant the Planning Commission’s purpose is to look at changes or
modifications on a more specific level, to evaluate them against the General Plan which
is, in my opinion, more of a paint brush over a much broader area.

Hagen: Correct, and that's why we're having this work session tonight, is to get your
input whether you think this is appropriate.

Baich: We moved it to a more educational debate | think more so than no, but my
premise to the idea that a General Plan is deliberate, | understand that, but a General
Plan in my opinion is your general concept of planning for a general city and then when
you get to uniqueness of the site, you have to evaluate that application’s request in light
of the General Plan and specific plan, and no specific plan has been done in this case.

Beaudin: Let me jump in a little bit. So the General Plan should not be...| mean, there
was a time when General Plans were done as blog diagrams. Those days are largely
gone. In 2009, the City did take a comprehensive look at the City of Pleasanton's long
range planning document and the policies that exist in the document are thoughtful and
the mapping that was done has been carefully done. What happens is then the zoning
is informed to the General Plan. So you get this layer underneath that does deal with
the intricate details which is what you see with the agricultural or rural agricultural
zoning that is on this particular parcel. So there’s a policy level and a General Land use
application for the General Plan and then there's this implementation layer with the
zoning. And | think what happens in Pleasanton is that a lot of the residential standards
and the rural standards do need to be adjusted when you get the specific development
application, and if you were to support a three-unit project in this case, you'll still see the
PUD application because they are having to cluster development and that's a little
unique. There isn't a straight solution to that cluster development that's encouraged in
the General Plan. But the General Plan was fairly detailed in this particuiar instance with
the policies that Jennifer highlighted earlier this evening and some of the conversation
that we've had around the process and thought that went into this site specific to the
riparian areas and the open space requirements that are included in this rural area of
the community, where the rural aesthetic has been identified as a priority.

O’Connor: And even prior to that General Plan update, | can say that over the last 10
years I've been sitting on this Commission, we will generally make changes to zoning
but it's fairly rare that we make a change to the General Plan. It's pretty rare. | can only
remember two.

Beaudin: And it's typically during a housing element process or that housing element
process requires the City to look at those kinds of changes more frequently than you
would do a comprehensive General Plan update. And so this site was evaluated and
was left as is in the current General Plan designation.
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Ritter: I'll just add my two cents. | always say if a plan is wrong change it, but just don't
tweak it all the time. But | am in favor of supporting the General Plan. It's been updated
as of January 2015 so it actually has been constantly reviewed, but I'm not totally
opposed to maybe going to four homes to maybe get some exira amenities that they
might need to make this work on this land's location, but | really don’t want to visualize
three driveways coming out on that road. That's kind of my big feeling and I'll just go
right into the next one and start there unless you guys finish, but | would love to see one
entrance and access off of that road versus three and that's why | go to the five homes
because it is kind of a busy road and | like the flasher light idea. | just don’t want to see
three driveways coming out onto that road, so that's my though. Let's go this way.

O’Connor: Well, you know, I'll agree with you. | don’'t want to see three driveways either
so there's already an existing one. They're proposing a second one and | think we can
get three homes in here with only two driveways. And | do see that as the problem with
the layout. | think the lots do need to be bigger and | think we can do that with the
existing driveway more.

Balch: Maybe a point of clarification than a question. This driveway is right up against
Dublin Canyon Road which was a point of contention, a question earlier in the staff
report, is that there is only a 20-foot buffer and it was going to be for a bioswale |
believe for a bit of it. So | kind of wanted to ask, you know, in light of your comments, do
you want to see the road move deeper into the lot?

O’Connor: No, so | don’t envision this road, this court being here. } envision only a
driveway coming in to access two lots, yes, and the other driveway existing for the
church we could come off of that to access the other lots. So no, I'm looking at this
entire road going away.

Ritter: | would just love to have just one road come out.
O’Connor: Well, we're going to have at least two.

Ritter: Well, you're not counting the current access road.
O'Connor: Yes, that's the second one.

Balch: Okay, so I'll follow-up. So, obviously losing the other comment element, going
with three, | fully agree with prior comments that | don’t want to see three driveways or
four with the existing, so | would like to see some consolidation into a singular primary
driveway off of Dublin Canyon and then some spoking of some nature off of that, If it is
this or something similar to this in light of three, I'd like to see it set back further from
Dublin Canyon Road because the rural nature is exactly what it sounds like this body is
supporting. So unfortunately, | think you're going to be pushing towards the creek
enough to have this noticeable buffer. And primarily my comment, and I'm going to pick
up on something that's going to go later one, primarily my reasoning would be so you
could meander the sidewalk if this City's going to require it so as not to remove the
heritage trees that are on this particular access.
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Nagler: | agree with you. | think there should be only one access point to the homes off
of Dublin Canyon Road. And | don't think those sitting here know if the plan is for three
houses how that could be configured, but it is totally configurable. So | think as
guidance, | would like the Commission to say there needs to be one access road.

Allen: And I'm in complete agreement with one access road and the road should be as
far back as possible; the entrance way, and not next to a frontage kind of road.

Ritter: Let's next go to landscaping:
Is the proposed landscaping and planter depth along Dublin Canyon Road appropriate?

Allen: Okay, so | think we should keep the trees on the front and not have the sidewalk
so we can retain the trees as screening to the homes and | think that's really critical.
And | would like to see, if we have three homes, | would like to see more trees put in the
middle section of this property where it's pretty barren on Dublin Canyon Road right now
to create even more screening; some trees that would grow large because you know
that section in the middle? It's like you can see everything there. It's the corners that are
really protected and screened, especially the western corner, so I'd like to see even
more screening.

O’'Connor: So | had originally thought no because | thought all the trees were coming
out, but if we can meander the sidewalk so we can maintain those trees, then I'm okay
with it adding some additional screening as well.

Balch: Yeah, | don’t know. I'm thinking of what they're saying but in light of the question,
it's kind of like we've gone into a tangent.

Ritter: We're on number 3.

Balch: No, | see it right in front of me too, that’s the whole problem. In terms of the trees
| think this is a different issue now because we're talking about the existing oak trees
and removing heritage trees and the meandering sidewalk element and not so much the
question of the crepe myrtles and the 20-foot setback because | know we kind of
addressed it, so I'll just start with that.

Ritter: I'm in favor of keeping it as natural as we can too. So I'll just go onto 4a.:

Does the Planning Commission support the proposed building setbacks, building
positioning, home designs, massing, number of stories, heights, and colors and
materials?

Ritter: | like keeping the setback away from Dublin Canyon Road, as close to the creek
without interfering with that positioning. | like the design layout. It locks fairly elegant !
think for a country setting. | know the neighbor across the street has expressed to the
applicant to copy it or keep something similar which | think is a compliment. The number
of stories-| think it is appropriate what he has proposed, so I'm pretty easy on that one.
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Balch: So in theory, if history holds true, reducing the number of homes will probably
mean the homes come back a little bit bigger. So assuming that, generally | would like
to see rural homes maintain a single fevel which the applicant has done. | think the
massing is fine. | noted as he presented that one was going to be 30 feet and the rest
were going to be around 24-26 feet. | think all of that works from what | get and the
screening that's there. So | have no problem with that. Personally, | think the renderings
look really nice. The colors blend and so I'm supportive of actually what the applicant
has designed and hope they can keep the general design as they look to redesign the
project.

Nagler: Ditto.

O’Connor: | will ditto with the addition that | do expect that if it is three homes they could
be larger and if that helps the church; and | don't know who's building them or what's
being sold as, but if that helps in getting more revenue for the church, I'm all for that too.
There's plenty of room to do a larger home than what we have if there's three.

Allen: And ditto for me on all of the comments of fellow Commissioners.

Nagler: And if | could add, | didn’t say but it really is an interesting point that the homes
could be larger and the applicant could accept it.

O’Connor: | would like to see them single stories.
Nagler: Yes, single stories. | agree with that; the rural look.
Ritter: Yes, the rural look. The ranch look. All right, 4b.:

A visual analysis with photomontages will be required if the project moves forward. Are
there any specific viewpoinis that should be analyzed?

Nagler: | don’t know. | think every possible view from every possible angle so that we
can get a sense of it.

Balch: So | think one of the views or two that we need are specifically from the center
point of Dublin Canyon Road looking at the site both on kind of the western and eastern
side so that you're basically looking around the bend if you will up and down the street,
and | don't know if I'm describing that appropriately, but you know we kind of want to
see the rendering showing that the look while driving up or down the road is going to be
the rural look. | have to say, if you look to the south and you see the Preserve
Community Association’s green lawn entrance to their driveway, it really doesn’t look
rural to me in the City of Pleasanton. That being said, nor does the higher density stuff
slightly more to the west. Perhaps it's not a rural look. It doesn't grow in California
naturally by the way. So, that being said, that's one viewpoint. The second viewpoint is
obviously a straight shot, I'll call it across the view from, | believe, Ms. Young’s property
would be my read.

Ailen: So | agree with Commissioner Balch and just the only add would be a bicyclist's
view which | think is your point about just the view from someone driving down. But that
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is a very active bike route. It's the primary one from Pleasanton and Castro Valley.
There’s a bike lane and large shoulders in most of the areas, so | think it's important
because bicyclists enjoy it because it feels like one of the last places that's still in the
country.

O'Connor: So the only other area | would suggest is I'm thinking of the views from
where people live now; the ones that are flat down on the other side of Dublin Canyon
Road. | think we’re going to get a picture of what they're going to see just by getting a
picture from the road. But | think we should go up the hill to the Preserve area or what's
the other one; Kolb Ranch, and | think that if there's any homes up there that can see
the site, | think we should take a shot from there or even take a shot where nothing can
be seen. | think it's important to make sure....from the road up there I'm sure we'll see
something. I'm not too concerned about the road up there. I'm more concerned about
the residents.

Balch: So if | may suggest then, the Laurel Creek Drive is the entrance which is almost
directly across. Maybe that's your other vantage point.

O'Connor: That's why | say I'm not too concerned if I'm driving in a car coming down
Laurel Creek, but if from the home sites you could see, I'd be more concerned from the
home sites.

Ritter: | will echo those comments. | like the drone shots. I'd like to see a Photoshop of
what the house will look like from those shots just so you get an idea of how it fits in. |
just think that helps with the decision-making in going through the process. But, does
that help staff and the applicant?

Houston: Can the applicant ask questions?

Balch: Before he does, can | just ask staff; one of the things when we’ve had workshops
in the past is sometimes we've not been too terribly clear in our comments. Staff, do you
believe you are fairly clear on our consensus comments? And, should we clarify
anything for you?

Weinstein: Yes, | have a clarification and a question relating to a clarification. So as we
all know, the southern part of the site right now where the homes are proposed is fairly
constrained. It is constrained by the creek on the north and the road on the south, and
so based on the guidance that we've got from you tonight obviously the riparian zone
around the creek is pretty sacred. We're looking at more of a buffer on the south side of
the creek—I'm sorry, more of a buffer adjacent to Dublin Canyon Road, so that further
constrains the development footprint on the south side of the creek.

So | guess the clarification that | am seeking is, in going back and working with the
applicant team on looking at different alternatives for development on the larger, 16 acre
site, do you also support us working with them looking at a development scenario that
might include two houses south of the creek and one north of the creek? We feel like
there might be some opportunities north of the creek that would help us better achieve
the objective of creating a buffer area along Dublin Canyon Road. That was a question
for you.
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O'Connor: | wouldn't be opposed to that, but are you now inviting the Army Corps to
come in if we're going to be crossing the creek and have other governmental issues?

Balch: Or you could access through the existing driveway though.

Weinstein: Yeah, we hoped that the access would be from the existing driveway and not
touch the riparian area at all.

O’'Connor: Okay.

Balch: If | may, i fear that that would do away with the clustering element that we were
trying to achieve, or at least that | was initially trying to achieve. | didn't think of the
permutation that you're suggesting but | wouldn't be opposed to it if that's what the
applicant ultimately decided to do or would like fo do. That's my position on it.

Nagler: Of course | support having any conversations with the applicant that are
interesting and potentially make for a good project, | personally would prefer the
properties to be clustered and to be basically 1 point something acre sites and actually
have the view of the hillside be an open hillside up to the church. | think that's as a view,
preferred. So, sure, if you could agree on something that includes the parcel above the
creek, of course, but | wouldn't prefer it.

Beaudin: I'm just going to generalize the various points. So on the GP density increase,
I heard a 3-1-1 straw poll with three folks in favor of not making that change, one person
okay with amending the General Plan, and one person saying they would consider three
or four which would still be a GP amendment. So the 3-1-1 which means we're going to
go ahead and work with the applicant on a 3-unit project based on the majority straw
poll of three. | just want to make sure everyone's clear on that approach with the
applicant.

Balch: It's a significant change.

Beaudin: Yeah, it's a 3-unit project moving forward without a General Plan Amendment
which is consistent with what staff is recommending. | just want to make sure that is
clear to the Commission.

The other items we talked about this evening, | heard consensus on all of those so it’s
5-0 across the board, so | want to state that for the record as well and make sure
everyone is aware of that from staff's notes.

Ritter: It's a workshop so typically, | guess ask staff your question.

Allen: Before that, | just wanted to respond to the previous question quickly. | agree with
Commissioner Nagler's comment about the house being on the north side of the creek.
Generally, I'd like to see the clustering and not see the house; however, if there could
be a house on the north side of the creek that was filtered and one wouldn't see it, then
as far as I'm concerned, that's fine. So the issue is just if it is highly visible though that
doesn’t feel so good.
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Balch: But at the same time when looking at the plan, there are 3.7 acres in the subject
area that is evaluated. So even after 1.2 acre lots, you've accomplished—and | think to
your point Adam about whether you're squishing that pinch point, yes, | think that
particular pinch point is there but maybe you're putting two on one side and one on the
other to accommodate that element. | don't know.

Nagler: And candidly, | was not trying to get into the economics of the project but
presumably, given that we’'ve reduced a number of home sites, it's got to be more
economical to cluster the homes than not.

Houston: If | could ask staff these questions and maybe make sure I'm
interpreting...there was discussion about the driveway. From the lower parcels there is
no other driveway, so the driveway being discussed was the driveway going up to the
church?

Hagen: Yes.

Houston: Okay, all right. For the five-unit project, the reason why we had designed the
long court was to have a single point of entrance which we do think is safer, but also it
got us there, to the other end of the parcel. With the testimony | heard, | heard some
discussion about more than one entrance and there was one idea of having one
entrance where they're more like that so it would basically serve two lots and there may
be another entrance would conserve that third lot. So, did you hear where we could
maybe have two entrances? We think one entrance with the five lots makes sense and
it can pay for itself, but | could see a way you could have two entrances and one
entrance would serve two of the lots and the other entrance would be the third because
building that entire street for three lots is not feasible.

Beaudin: So Mr. Houston, if | could jump in. | understand the question. | think that
there's a couple of comments that I'll make and then I'll maybe make a proposal. The
idea of the cost of the driveway isn't really going to factor into my ultimate design
proposal for you, but what I'll say is that the design proposal that | have in mind shrinks
the length of that court or that cul-de-sac pretty significantly and | think that with the
three-unit design we can certainly shorten that up and still get you one access with up to
three lots on it and it pretty much maintains your existing parcel configuration.

Houston: Do you think it would move it from that location there?

Beaudin: No.

Housten: Okay, all right, so then it may not be essential to have more than one access.
Beaudin: | think we can find a design that still gets you three lots. It's just not going to be
as long a cul-de-sac. There still would be a court created and it would still be one point

of access. It would be roughly the same position that you currently have it.

Ritter: Thank you. | think we've got enough good info and | think staff will be able to
work with you on it. Is that okay, Mr. Houston?
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Houston: Yes, that was the one and alsc just a comment, it would be the desire in
working with my partner that it's just going to be on these four acres on the south side of
the creek. Really it's a non-starter to go on the entrance of their current driveway. One,
the entrance driveway...is not | think up to standards if you were to include a residential
unit. It would be very visible from the freeway and frankly not very desirable.

Beaudin: Understood. | think we can find a way to work in the roughly four acre parcel
or almost five acre parcel closer to the street.

Ritter: Great. Thank you so much. | appreciate the input. It's a workshop so I'm sure
we'll figure out the best solution.
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EXHIBIT E

From: ]
Sent:

To:
Subject:

Hello:

| am unable to attend the July 13 meeting, but have concerns and questions about this PUD. What are the
"sccond units” which are referred to along with the 3 single family homes? What exactly does the rezoning
mean? This is a lovely area, the nature of which may detetiorate with a change in the nature of developments.

I am also concerned about future adequacy of water supplies,and overcrowding of the Pleasanton schools, as
well as speeding traffic and traffic congestion along Dublin Canyon Road.

Please address these concerns at the 7/13 meeting, and let me know the outcome. Thank you in advance.
Kind regards,

Carole McGregor

Click here to report this email as spam.



EXHIBIT F
e '-‘\---_ - =
. DUmB-I. I—-.-—--_._—.dnl-
O EE— e E— [ ———
WEB 1580 i - CON I Ryl 15380
LE 580
OFF RANP 1
O )
ALLEY igg ; o — LLRD'ERO] 143 30l
ay Bl T . . — —
ON CREgy C’ o — - =
wn Tew 7 e | =
uﬂ'im Eiﬁ_‘“‘ to '1,!_ i =l l""]_ T AT
:Usgggsg :I\; 'ﬂ-| :_——"1'- A e et Me b ""
i e r Lu’l, Rl -1
[~ -3 2, .‘ - -’I' -m "
A o [, QWO
’ L ¥ 1 '{b 4[N --Mr. " 1 {.;-
b ) i e - 5
Ly A =4 i i
Eny e (RS o =
"N . i Caflsl P ie
\-..,. o’ - VYon ftEaDOWS Cl
\h. . il S U 1
L N g y LA :
F Q,b\\\ § °* £ il il'?,ﬁc"jD/‘,‘\
_ 3 b .“
.“'-._ DUB‘:‘}:‘/ KO+ - \\\
&0 & &
/ '[ > L DTANEY
o : *t; : \; 7 QC:, O
f & ‘IJ ’ é"
---—/ L > . l(\)'q.'
7~ NI WLt
“ .l% ! ¢@ = 5’ &t ¢ OT‘.Q‘
¢ g ( o ¢ '\;b
/ A% - II’EEki w &
@ 5 . N _. N s Dp ~
& i - ©on % Sy L
Rd - S .- . Ny
1:5,100
e S i PUD-114, 11300 Dublin Canyon Road, Guy Houston
0 320 640 Feet

Planreng Division

June 24, 2016 PLE ASANTON.



	Item 6a - PUD-114, Exhibit A
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