
 

 

 
EXHIBIT A 

DRAFT CONDITIONS OF APPROVAL 
 

Case PUD-81-30-55M/PUD-85-8-27M, City of Pleasanton 
August 28, 2013 

 
 
1. Condition of Approval No. 2.D. of City Council Ordinance No. 1596 is modified to 

read as follows (new text is in bold underline and deleted text is in strikeout): 
 

“2.D. Total Gross Floor Area within the Project shall not exceed nine 
million, eight hundred eighty-nine thousand (9,889,000) square feet, 
excluding residential areas development existing as of August 2013, 
residential development on the seven sites shown on the attached 
Exhibit B, child day-care facilities, transit/public service center facilities, 
and BART stations and related facilities.” 

 
[No changes to the remainder of the Condition.] 
 

2. Except as modified above, all existing conditions and requirements of Cases PUD-
81-30 through PUD-81-30-54M and Cases PUD-85-8 through PUD-85-8-26M shall 
remain in full force and effect. 

 
 
{end} 
  



 

 

EXHIBIT B 
 

 
 
 
  



 

 

EXHIBIT C 
 
Ordinance 1596, adopted in 1993, separated Hacienda into two property types and outlined 
separate methods for calculating development.  As a result of this change, the tracking of the 
9,889,000 developable square feet in Hacienda has been done for two separate groups of 
properties: (pre-1993 properties - based on square footage and post-1993 properties - based on 
trip generation).  The breakdown of the square footage allocated to each group is shown in the 
table below: 
 

 
Total Square Feet Allowed 

Pre-1993 5,257,941 

Post-1993 4,631,059 

Total 9,889,000 

 
All of the Pre-1993 properties are listed at the end of this Exhibit in the Table titled Pre-1993 
Properties.  The table shows the Development Name, Address, Land Use and the amount of 
existing and approved development.  Similarly all of the Post-1993 properties are listed in the 
Table titled Post - 1993 Properties.  This table includes the trip generation for each land use and 
in addition to listing the existing and approved square footage, the table also shows the number 
of trips produced. 
 
Remaining Square Feet Prior to 2011 and 2012 PUD modifications 

  
Total Square 
Feet Allowed 

Total Constructed 
Square Feet 

Total Remaining 
Square Feet 

Pre-1993 5,257,941  4,796,914      461,027 

Post-1993 4,631,059   3,387,8921     1,243,1671,2 

Total 9,889,000 8,184,806 1,704,194 
 

1
For post-1993 properties, commercial uses are converted into office-equivalent square footage based on the PM peak hour traffic 

trips generated. 
2
Includes development approved but not built. 

 
Out of the total remaining square footage the majority has been allocated to specific sites (as 
shown in the Pre-1993 Properties and Post - 1993 Properties tables. 
 

Total 
Remaining 

Square Feet 

 

Total approved 
in Hacienda 

PUD 

Total remaining 
unassigned 
Square Feet 

    461,027 
 

61,930 399,097 

1,243,167 
 

1,117,659 125,508 

1,704,194 

 

1,179,589 524,605 

 
Staff recommends exempting the residential development from the seven sites that were 
rezoned in 2011 and 2012. 
 



 

 

In the locations where residential will replace existing office, the removed office returns to the 
available remaining square footage.  Those sites include: 
 

 Nearon      4,650 existing office (Pre-1993) 

 CM Capital  188,120 existing office (Pre-1993) 
 192,770 square feet 
 

In the locations where residential will replace future office, the office square footage will remain 
as future construction but the square footage will be unassigned to a specific property.  Those 
sites include: 
 

 Nearon     51,260 future office (Pre-1993) 

 BRE North  183,100 future office (Post-1993) 

 BRE East   177,700 future office (Post-1993) 

 Roche   325,000 future office (Post-1993) 
  737,060 square feet of unassigned future office 
 
The square footage will be retained as unassigned square footage in Hacienda Business Park.  
This change allows 929,830 square feet of office to be distributed to other sites within Hacienda.  
The total developable square footage in Hacienda remains at the 9,889,000 square feet. 
 
Post PUD Amendments remaining square footage 

    

 

  
Total Square 
Feet Allowed 

Total Constructed 
Square Feet 

Total Remaining 
Square Feet 

 

Total 
approved in 

Hacienda PUD 

Total remaining 
unassigned 
Square Feet 

 

Pre-1993 5,257,941 4,604,144 653,797 

 

  18,190     635,607 

 

Post-1993 4,631,059 3,387,892
1 

1,243,167
1 

 

  432,196
1 

    810,972
1 

 

Total 9,889,000 7,992,036 1,896,964 

 

450,386 1,446,579 
 

1
For post-1993 properties, commercial uses are converted into office-equivalent square footage based on the PM peak hour 

traffic trips generated. 

 

 

 

 
  



 

 

EXHIBIT D 
 
REZONED RESIDENTIAL SITES  
 
The sites that were the subject of the rezonings under the two actions noted earlier each 
underwent their own separate review by staff in consideration of the recommendation. 
The following is a summary of the findings by staff related to each site with respect to its 
relationship with the Hacienda PUDs. 
 
Site 1 - BART Property 
This site is located on the north side of Owens Drive at Willow Road.  This property has 
been developed as a parking lot to serve BART patrons.  This site originally did not 
include any development beyond the BART Station and related facilities.  The City 
Council rezoned 8.3 acres to PUD-Mixed Use in January of 2012 with a minimum of 
249 units (30 units/acre). 
 
Ordinance 1596, which was passed in June of 1993 stated that if BART did not develop 
a station, then the property would be identified for a future development of 
180,000 square feet.  Although the BART station was constructed, it appears from 
Ordinance 1596 that it was envisioned that future development on this site would 
increase the development cap.   
 
Staff Analysis and Recommendation: 
BART station development was included as part of the environmental analysis and some 
contemplation for future BART site development exists within the Hacienda PUDs.  Staff 
recommends exempting the potential future residential from the calculation of the 
development cap. 
 
Site 2 - California Center Property  
This site is located on the northeast side of the intersection of Owens Drive and 
Rosewood Drive.  This property is zoned PUD-ICO with a Hacienda land use designation 
of OMPD (Midrise Office Planning District) and is approximately 60.9 acres.  It has been 
developed in accordance with the Hacienda PUD’s with a total square footage of 
1,017,970 square feet of office.  This places the development at a FAR just below 0.4.   
 
8.4 acres of the site was rezoned to High Density Residential in 2012 (Ordinance 2034) 
at the west end of the existing site.  A PUD development Plan was approved by the City 
Council for construction of 305 residential units and 7,520 square feet of retail in a mixed 
use development. 
 
Staff Analysis and Recommendation: 
Similar High Density Residential has been exempted from the cap calculation in the past 
and future potential development, was included in the environmental analysis, which 
included the 305 residential units as well as an additional 450,000 square feet of office 
located.  Staff recommends including the 7,520 square feet of retail as future 



 

 

development to be counted toward the development cap and exempting the residential 
development from the calculation of the development cap. 
 
Site 3 - Nearon Property  
This property is located on the northwest corner of Stoneridge Drive and West Las 
Positas Boulevard.  This property is zoned PUD-ICO with a Hacienda land use 
designation of IPD (Research and Development / Light Manufacturing Planning District).  
This property is 5.6 acres and has a small exterior building that is 4,650 square feet and 
a previously planned future office of an additional 51,260 square feet. 
 
The City Council rezoned 5.6 acres to High Density Residential in January of 2012 and 
approved a multifamily project of 168 units in June of 2013.  This rezoning was located 
on the 5.6 acres that contains the 4,650 square foot building and the planned future 
office location. 
 
Staff Analysis and Recommendation: 
The environmental analysis examined the effects of both the existing developed building 
and approved office in addition to a new residential project.  Staff recommends 
exempting the new 168 units from the calculation of the cap and retaining the 
development capacity from the existing structure that will be removed and future 
approved office (55,910 square feet in total that would be retained as a part of the 
9,889,000 square foot development cap). 
 
Site 4 - CM Capital Properties  
Site 4 is the CM Capital Properties which are located on the south side of West Las 
Positas Boulevard at Hacienda Drive. This site has been fully developed with 
188,120 square feet of office.   
 

The City Council rezoned the 12.6 acre site to allow Mixed Use (including High Density 
Residential) in January of 2012. The Ordinance that established the rezoning allows 
378 residential units. 
 
Staff Analysis and Recommendation: 
The environmental analysis examined the effects of both the existing developed 
buildings in addition to a new residential project.  Staff recommends exempting the new 
378 units from the calculation of the cap and retaining the development capacity from the 
existing structure that will be removed (188,120 square feet in total that would be 
retained as a part of the 9,889,000 square foot development cap). 
 
Site 5 - BRE Property North  
Site 5 is the former WP Carey site, now referred to as the BRE North Property which is 
located on the southeast corner of Owens Drive and Willow Road.  The site was 
originally zoned PUD-ICO with an approved office development of 183,100 square feet.  
In 2011 this site was rezoned to Mixed Use which allows high density residential and in 
2012 a PUD development plan for 251 residential units, 4 live/work units and 
5,700 square feet retail space was approved. 



 

 

 
The Housing Element EIR analysis incorporated a combination of housing and office on 
this site in the traffic model.  The analysis included the 255 units in the EIR analysis, but 
reduced the office square footage by 82,800 square feet to account for the TOD 
development trips (total office square footage analyzed in the EIR document for this site 
was 100,300 square feet). 
 
Staff Analysis and Recommendation: 
The Housing Element traffic model included an additional 350,000 square feet of office 
located on the BART site which adequately modeled the 82,800 square feet of office that 
was removed from this site.  Staff recommends including the 5,700 square feet of retail 
as future development to be counted toward the development cap, exempting the 
residential development from the calculation of the development cap and retaining the 
full 183,100 square feet of office as future office development capacity as a part of the 
9,889,000 square foot development cap. 
 
Site 6 - BRE Property East  
Site 6 is the BRE Property East which is located on the north corner of Hacienda Drive 
and Gibraltar Drive (N).  This site was originally zoned PUD-ICO with an approved future 
office development of 177,700 square feet. In 2011 this site was rezoned to allow high 
density residential and in 2012 a project plan with 247 residential units and 4 live/work 
units was approved.  
 
The Housing Element EIR analysis incorporated a combination of housing and office on 
this site in the traffic model.  The analysis included the 251 units in the EIR analysis, but 
reduced the office square footage by 97,900 square feet to account for the TOD 
development trips (total office square footage analyzed in the EIR document for this site 
was 79,800 square feet). 
 
Staff Analysis and Recommendation: 
The Housing Element traffic model included an additional 350,000 square feet of office 
located on the BART site which adequately modeled the 97,900 square feet of office that 
was removed from this site.  Staff recommends exempting the new 251 units from the 
calculation of the cap and retaining the full 177,700 square feet of office as future office 
development capacity as a part of the 9,889,000 square foot development cap. 
 
Site 7 - Roche Property  
Site 7 is the Roche Property which is located on the south side of Gibraltar Drive (N) 
between Willow Road and Hacienda Drive.  The site was originally zoned PUD-ICO with 
an approved office development of 325,000 square feet. In 2011 this site was rezoned to 
allow high density residential with an anticipated 372 apartment units and 10,000 square 
feet of retail.  
 
The Housing Element EIR analysis incorporated a combination of housing and office on 
this site in the traffic model.  The analysis included the 372 units in the EIR analysis, but 
reduced the office square footage by 148,100 square feet to account for the TOD 



 

 

development trips (total office square footage analyzed in the EIR document for this site 
was 176,900 square feet). 
 
Staff Analysis and Recommendation: 
The Housing Element traffic model included an additional 350,000 square feet of office 
located on the BART site which adequately modeled the 148,100 square feet of office 
that was removed from this site.  Staff recommends including the 10,000 square feet of 
retail as future development to be counted toward the development cap, exempting the 
residential development from the calculation of the development cap and retaining the 
full 325,000 square feet of office as future office development capacity as a part of the 
9,889,000 square foot development cap.  
 



















































August 15, 2013

Mr. Mike Tassano
Traffic Engineer
City of Pleasanton 
200 Bernal Avenue
Pleasanton, California 94566

Re: PUD Modification 
 Residential Development

Dear Mike:

This letter is being provided as comment following our recent meeting concerning the work being done to examine the
impacts of newly approved residential uses in Hacienda. As you know, we have had a great deal of interest in the analysis
that the City of Pleasanton has done over the last several years concerning how residential development proposed for
Hacienda can be incorporated with other existing and proposed projects. We believe that the city has performed a
thorough examination, particularly of the traffic impacts which are typically of most concern, of a number of alternative
scenarios and concur with your findings that the seven residential sites recently rezoned can be accommodated within
Hacienda without compromising the project as it is currently approved. 

Historically, Hacienda traffic impacts have been carefully measured. As was noted in our meetings, the concern over
traffic and the requirement that our project do more than simply maintain city mobility standards has been at the
forefront of Hacienda discussions since the development’s inception. So much so that, since 1993, allowable development
within Hacienda has been calculated on a traffic based formula. The traffic evaluations done as a part of three separate
environmental evaluations including the recent General Plan update, the review of sites rezoned as part of the Hacienda
Task Force work and the Housing Element update, are critical in that they have amply demonstrated that Hacienda can
well accommodate the proposed residential construction within its existing framework. With the adoption of your
proposed recommendation, an important clarification will be provided within our Planned Unit Development ordinances
that will confirm that concerns raised over traffic and other impacts have been more than adequately addressed. Given
the fact that, as the economy recovers, we will eventually be approached with proposals for projects within Hacienda,
it is imperative that any uncertainty regarding allowable development be removed so that prospective tenants and new
projects have a clear understanding of how our location can meet their needs.

It should also be noted that the aforementioned environmental analysis is an important affirmation of the underlying
objectives sought for Hacienda as a result of the General Plan update. In keeping with the General Plan’s emphasis on
sustainability, the ability to deliver on the promise of projects that will bring about sustainable ends means Pleasanton
will be able to see real progress in meeting its goals. Likewise, the city’s analysis has also demonstrated that Hacienda
can be used as a tool to help Pleasanton meet its state housing obligations without the cost of additional infrastructure
that would be needed in any other location in the community and without impacting other critical economic objectives.
This is readily understood given the fact that Hacienda was designed and built to accommodate substantially more
development than it is presently limited to under current regulations. With the considerable investment that Hacienda
has made in the community over the years, Pleasanton now has a perfect infill opportunity that will substantially reduce
unavoidable impacts that would be created with the same projects elsewhere in the city all while preserving the important
contributions already contemplated under the existing plan.
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As was also noted during our discussions, while the clarification provided by staff’s recommendation is important, there
is some additional work that can should be done with Hacienda’s Planned Unit Development ordinances so that they are
easier to administer and so that they do not inadvertently impede desirable projects. We would welcome the opportunity
to continue to work with the city to help improve the clarity of our development process and improve the means by
which future projects of all types can be evaluated and approved.

Again, I appreciate all of the work that you have done and the analysis provided in relation to this issue. Please feel free
to contact me at the Association’s office if I can be of any assistance in this matter.

Sincerely,

James Paxson
General Manager, HBPOA

cc: Brian Dolan

fc: PD081513.LET
dc: DEV\PRO\PUD
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