THE CITY OF__

SUBJECT:

PURPOSE:

2

TN° City Council-Planning Commission
S General Plan Joint Workshop

March 1, 2006
Planning Department

GENERAL PLAN LAND USE ELEMENT WORKSHOP #6: Properties
in the West Side of Pleasanton and other areas

To provide land use information to the City Council and Planning
Commission, and, following the workshop discussion, for the City Council to
provide feedback regarding preferred land use, regulations to be considered for
hillside development, and the range of options to be considered at Workshop
#7.

STAFF RECOMMENDATION:

SUMMARY:

Receive staff presentation; following the workshop, provide feedback
regarding preferred land uses and potential regulations for several properties on
the West Side and other areas of Pleasanton, and provide feedback regarding
land use options.

This staff report describes several properties in the Foothill Road area, as well
as property adjacent to the planned West Dublin/Pleasanton BART station, a
parcel located at Foothill Road and Stoneridge Drive, a parcel at the end of
Valley Trails, and a parcel on Santa Rita Road. These properties are being
discussed because of issues related to hillside development or because of
requests from property owners for consideration of an amendment to the
General Plan land use designation.

Honorable Mayor and Members of the City Council:

BACKGROUND

On September 27", 2005, the City Council and Planning Commission held the first in a series of
Joint Workshops discussing the General Plan Update Land Use Element. At that time, staff set
out a work plan for considering potential land uses on 52 potential “land use change areas”, and
described several city-wide land use issues for later discussion. Workshops #2 and #3 focused
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on new land use concepts on two large areas, Staples Ranch and Hacienda Business Park.
Workshop #4 was a discussion of several city-wide land use issues. Workshop #5 looked at
properties on the east side of Pleasanton that are transitioning from sand and gravel quarrying
and other industrial uses. The purpose of tonight’s workshop is to discuss potential future land
uses for thirteen properties, nine of which are located west of Foothill Road. The following
properties are discussed with regard to their land use planning:

Westbrook Property: 10890 Dublin Canyon Road

Shriners Hospital Property: Dublin Canyon Road at Canyon Creek Circle
Lester Property: Dublin Canyon Road adjacent to Canyon Meadows Drive
Eliasen Property: 9480 Blessing Drive

Joel Property: 25 Tehan Canyon Road

Yee Property: 4100 Foothill Road

Castle Ridge Kallenberg Property: Old Foothill Road

Austin Property: Foothill Road adjacent to Alviso Adobe Park
Russo/Maroon Creek Property: 2188 Foothill Road

10 BART Property: Stoneridge Mall Road

11. Knuppe Property: 5700 Pleasanton Hill Road

12. Evangelical Free Church: 6900 Valley Trails Drive

13. Guesthouse Inn: 2025 Santa Rita Road

LN WD =

The location of these properties is shown in Attachment 1: Location of Potential Change Areas,
and the existing General Plan land use designation for each site is shown in Attachment 2.

FOOTHILL ROAD: REGULATIONS AND PROPERTIES

Properties 1 though 9 are located west of Foothill Road. These properties are located along the
highly scenic and visible western edge of the city where suburban development gives way to
rolling hills.

The major issues summarized in the General Plan Update Community Meetings Summary
Report that relate directly to sites along Foothill Road include: preserving agriculture and open
space, topography, scenic hillside protection, and concern about large single-family homes.
Less often noted issues include: maintaining rural densities and life-styles, protecting special
status species, oak tree protection, water use, and trail development. In addition, many of the
remaining undeveloped parcels in this area include land with steep slopes, geotechnical issues
and earthquake fault zones.

In recognition of the visual amenity and rural character of the Foothill Road area, the West
Foothill Road Corridor Overlay District was adopted in 1990. This overlay zone seeks to
implement the goals and policies of the General Plan as they relate to maintaining the natural
beauty and rural character of the Foothill Road corridor. Since this Ordinance applies to many
of the sites discussed in this staff report, a brief overview of it is provided in Attachment 6. The
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requirements of the District are implemented by the City in conjunction with its review of
projects, PUD development plans, design review, tentative subdivision maps, and building
permits

Calculation of Residential Density: The properties located west of Foothill Road discussed
below include several land use designations including: Rural Density Residential (RDR), Low
Density Residential (LDR), Parks and Recreation, Agricultural and Grazing, Public Health and
Safety, and Wildlands Overlay. RDR has a density of up to 1 unit per five acres and LDR is
assumed to have a mid-point density of 1 unit per acre and a maximum density of less than 2
dwelling units per acre. The Open Space designations have virtually no density. Although the
land use designation for the sites described below is generally not at issue, staff is seeking input
on the issue of whether or not to include land over 25 percent slope in the calculation of
residential density in the Foothill Road area. As noted in previous staff reports, the existing
General Plan includes policies that may restrict or prohibit development on slopes over 25
percent, and further states that land with slopes over 25 percent should be designated as open
space. However, the General Plan still allows the inclusion of land with 25 percent slope or
more (and land in seismic hazard areas and land prone to landslides) in the calculation of
residential density when the property is designated RDR or LDR.

The information below shows the residential (mid-point) density calculation both including and
excluding land over 25 percent slope. It should be noted that these calculations were prepared at
a General Plan level in order to estimate the overall impact of this policy; a more site-specific
analysis would need to be prepared to calculate the actual slope and development potential for
individual parcels at the time of any development application. The location of these properties
and the areas equal to or over 25 percent are shown in Attachment 3. Staff is seeking City
Council and Planning Commission input on the calculation of residential density for property
west of Foothill Road.

Residential Character: Large Lot, Large House vs. Smaller Lot “Affordable by Design”:
The typical project west of Foothill Road consists of large lots and large houses, developed at
the mid-point density or lower. There has been interest, however, on the Lester property, for
example, in developing smaller “affordable by design” housing with second units, at the higher
end of the density range. (Second units are not counted towards the City’s residential cap or
included in the calculation of density, per State law.) The owners of the Westbrook property
have also recently requested consideration of a plan for 21 detached and attached units on
approximately 5,000 square foot lots on a site that has a mid-point of 5 units. Also to consider is
the existing General Plan Program 11.4 that encourages lower intensity uses immediately inside
the Urban Growth Boundary. Staff is seeking City Council and Planning Commission feedback
on the issue of permitting or encouraging higher densities and smaller units in this area.

Foothill Road Properties: Nine Foothill Road properties are evaluated in this staff report. Each
1s presented below with regard to current conditions and planning considerations that staff
believes relate to General Plan Update opportunities. An approximate development potential has
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been calculated for each site based on generalized information. Staff expects these calculations
would be refined at the time of development review when more specific information is available.

1. Westbrook Property
Address: 10890 Dublin Canyon Road
Acreage: 6.1
Annexed: The westernmost of the two existing lots has not been annexed but
easternmost lot has been.
General Plan Designations: Rural Density Residential (RDR) and Low Density
Residential (LDR)
Potential Development Yield: Including all land: 4 home sites total for both lots;
Excluding land over 25 percent slope: 4 lots.
Surrounding General Plan Designations: North — Freeway, East — MDR,
South — LDR and Open Space, West — Agriculture
Urban Growth Boundary Status: Inside
Existing Land Use: Ranchette
Surrounding Land Uses: North — freeway, East — single-family homes,
South — open space, West — open space
Site Characteristics: Gently sloping terrain with substantial non-native tree growth
Water/Sewer Considerations: Facilities available in Dublin Canyon Road
Other Planning Considerations: A preliminary project application for 21 single family
and duet homes has recently been submitted which would require a General Plan
amendment for the site to Medium Density Residential. Issues include: density adjacent
to the Urban Growth Boundary, treatment of the creek on the property, freeway noise,
and traffic and the use of Dublin Canyon Road as a cut-through route.

2. Shriners Hospital Property
Address: Dublin Canyon Road opposite Canyon Creek Circle
Acreage: 12.5
Annexed: No
General Plan Designations: LLDR and Open Space
Potential Development Yield: Including all land: 5 lots; Excluding land over 25 percent
slope: 2 lots.
Surrounding General Plan Designations: North — LDR and MDR, East — LDR, South —
LDR, West - LDR
Urban Growth Boundary Status: Inside
Existing Land Use: Open space
Surrounding L.and Uses: North — ranchett and single family homes, East — open space,
South — open space, West — open space
Site Characteristics: Moderate to steeply sloping terrain with mixed grassland and dense
native vegetation.
Water/Sewer Considerations: Facilities exist in Dublin Canyon Road
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3. Lester Property
Address: Dublin Canyon Road adjacent Canyon Meadows Drive
Acreage: 1204
Annexed: No
General Plan Designations: LDR, Agriculture and Open Space
Potential Development Yield: Including all land: 39 lots; Excluding land over 25
percent slope: 35 lots,
Surrounding General Plan Designations: North — LDR, HDR, and Open Space; East —
Open Space; South — RDR, and Parks and Recreation; West — Agriculture
Urban Growth Boundary Status: RDR and Open Space inside and Agriculture
outside
Existing Land Use: Grazing
Surrounding Land Uses: North — housing and open space, East — open space,
South — park, West — open space
Stte Characteristics: Moderate to steeply sloping terrain with dense vegetation in many
areas and grasslands.
Water/Sewer Considerations: Facilities exist in Dublin Canyon Road
Other Planning Considerations:
® The East Bay Regional Park District has expressed interest in all or part of this site
as an extension of the Pleasanton Ridge Regional Park.
¢ The property owner has expressed interest in a greater number of smaller units
with associated second family units.

4. Eliasen Property
Address: 9480 Blessing Drive
Acreage: 193.1
Annexed: No
General Plan Designations: RDR and Agriculture
Potential Development Yield: Including all land: S home sites (including 2 existing);
Excluding land over 25 percent slope: 3 home sites
Surrounding General Plan Designations: North — RDR and LDR; East — RDR, LDR, and
Agriculture; South — Agriculture; West — Parks and Recreation
Urban Growth Boundary Status: RDR is inside and Agriculture is outside
Existing Land Uses: Grazing and two home sites
Surrounding L.and Uses: North — housing and open space, East — residential and open
space, South — park, West — park
Site Characteristics: Steeply sloping terrain with mixed grassland and dense native
vegetation
Water/Sewer Considerations: Facilities exist in the residential development to the north.
Other Planning Considerations: The site provides an excellent opportunity for a future
trail staging area for the Pleasanton Ridge Regional Park.
See letter from property owner (Attachment 4)
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5. Joel Property
Address: 25 Tehan Canyon Road
Acreage: 59.0
Annexed: Yes
General Plan Designations: RDR and Agriculture
Potential Development Yield: Including all land: 4 units; Excluding land over 25
percent slope: 1 unit.
Surrounding General Plan Designations: North — RDR; East — RDR, and Parks and
Recreation; South — RDR, Parks and Recreation, and Agriculture;
West — Agriculture
Urban Growth Boundary Status: RDR is inside and Agriculture is outside
Existing Eand Use: Agriculture
Surrounding L.and Uses: North — open space, East — open space and park,
South — open space, West — open space
Site Characteristics: Steeply sloping terrain with a mix of grassland and heavy native
vegetation
Water/Sewer Considerations: Facilities would need to be extended from
Foothill Road.

6. Yee Property
Address: 4100 Foothill Road
Acreage: 50.0
Annexed: Yes
General Plan Designation: RDR and LDR
Potential Development Yield: /ncluding all land: 17 units; Excluding land over 25
percent slope: 6 units.
Surrounding General Plan Designations: North — RDR and LDR; East — LDR, MDR, and
Public and Institutional; South — RDR; West — RDR and Agriculture
Urban Growth Boundary Status: Inside
Existing Land Use: Open space
Surrounding Land Uses: North — residential and open space, East — residential and high
school, South — open space, West — open space
Site Characteristics: Mostly steeply sloping terrain with a mix of grasslands and oak tree
clusters. '
Water/Sewer Considerations: Facilities are available in Foothill Road
Other Planning Considerations: A development plan for 22 units previously approved for
this property; issues involving geotechnical matters, grading, tree loss, and visibility.

7. Castle Ridge/Kallenberg Property
Address: Old Foothill Road

Acreage: 230
Annexed: Yes
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General Plan Designation: RDR and Agriculture
Potential Development Yield: Including all land: 7 units; Excluding land over 25
percent slope: 1
Surrounding General Plan Designations: North — RDR and Agriculture,
East — RDR and Agriculture, South — Parks and Recreation, West — Agriculture and Parks
and Recreation
Urban Growth Boundary Status: RDR is inside and Agriculture is outside
Existing L.and Use: Open space
Surrounding Land Uses: North — open space and housing, East — open space, South —
park , West — park and grazing
Site Characteristics: Moderate to steeply sloping terrain with a mix of grassland
meadows and dense native vegetation.
Water/Sewer Considerations: Facilities would require an extension from Foothill Road
Other Planning Considerations:
¢ A vehicular access easement or public street connection through land to the east to
Foothill Road would be required to provide access to the site.
Substantial geotechnical issues would need to be resolved prior to development.
The open space area is a substantial scenic and recreational opportunity for the
community.

8. Austin Property
Address: Foothill Road adjacent to Alviso Adobe Park
Acreage: 30.4
Annexed: Yes
General Plan Designation: RDR
Potential Development Yield: Including all land: 6 units; Excluding land over 25
percent slope: 5 units.
Surrounding General Plan Designations: North — RDR; East —~ LDR, and Parks and
Recreation; South — RDR and LDR; West — RDR
Urban Growth Boundary Status: Inside
Existing Land Use: Grazing
Surrounding Land Uses: North — open space, East — park and housing,
South — housing , West — open space
Site Characteristics: The site has moderate to steep terrain with a mix of grassland and
native vegetation.
Water/Sewer Considerations: Facilities are available in Foothill Road
Other Planning Considerations: May be an opportunity to augment Alviso Adobe Park.
Preliminary development plan for 8 units has been submitted (would require a General
Plan amendment or a density bonus for affordable housing). Site also has geotechnical
issues.

9. Maroon Creek Property/Russo
Address: 2188 Foothill Road
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Acreage: 12.0
Annexed: Yes

General Plan Designation: LDR

Potential Development Yield: Including all land: 11 units; Excluding land with over 25
percent slope: 7 units.

Surrounding General Plan Designations: North — RDR and LDR, East — LDR, South —
LDR, West— LDR

Urban Growth Boundary Status: Inside

Existing Land Use: One home

Surrounding [.and Uses: North — housing, East ~ housing, South — housing,

West — housing

Site Characteristics: Site terrain ranges from flat to steeply sloping with a creek
traversing a portion of the parcel. Grassland, significant tree growth and riparian
vegetation are all present on site.

Water/Sewer Considerations: Facilities are available in Foothill Road.

Other Planning Considerations: A preliminary development plan for 9 lots has been
submitted although site constraints (seismic hazard areas, landslide potential) may limit
this site to 4 lots.

Looking at all the above nine parcels, which represent most of the remaining development
potential in the area west of Foothill Boulevard, and applying a regulation that excludes land
with 25 percent or more slope in calculating residential density, would result in a substantial
decrease in the potential build-out of the area, from approximately 98 lots to 64 lots.
Eliminating areas in seismic hazard zones and areas susceptible to landsliding would further
reduce density. According to recent housing legislation, a reduction in the development
potential for a site identified in the City’s Housing Element may require the City to replace that
development potential by rezoning or finding that other areas allow for new residential
development at similar or higher densities. Such a reduction in development potential on lots
west of Foothill, if undertaken for reasons of public health, safety and welfare, and which leaves
some development potential generally would not be a “taking” of property, as long as the City
allows each property owner to undertake a site-specific analysis to determine slope and
development potential, and continues to allow other uses of the property such as agriculture or
grazing. Staff is seeking Planning Commission and City Council feedback on this potential
change in calculation of residential density for properties west of Foothill Road.

REMAINING SITES

The owners of the following three sites (#10, #12, #13) have requested changes in land use
designation for their properties. The Knuppe Property (#11) is discussed at the end of this
section, and is included because the owners have discussed changes to the previously approved
Planned Unit Development, and have previously suggested an alternative land use.
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10. West Dublin/Pleasanton BART Station Property
Address: 2188 Foothill Road
Acreage: 7.4
Annexed: Yes
General Plan Designation: Retail/Highway/Service Commercial, Business and
Professional Office
Potential Future Land Use Designation: Property owner has requested consideration of a
land use change for 6.9 acres to HDR.
Surrounding General Plan Designations: North — Freeway, East —
Retail/Highway/Service Commercial, Business and Professional Offices, South —
Retail/Highway/Service Commercial, Business and Professional Offices , West —
Retail/Highway/Service Commercial, Business and Professional Offices
Urban Growth Boundary Status: Inside
Existing Land Use: Small utility building; vacant.
Surrounding I .and Uses: North —I-680, East, South and West — Stoneridge Shopping
Center
Site Characteristics: Flat site with a few trees.
Water/Sewer Considerations: Facilities are available.
Other Planning Considerations: BART has not submitted plans but has discussed the
development of 350 multifamily residential units on this site, adjacent to the new BART
station. This land use change would require the designation of High Density Residential
(HDR) or a new “Mixed Use” land use designation that would also allow for some
convenience retail uses, for example. A redesignation to HDR would provide significant
affordable housing opportunities both regulated and affordable by design.

12. Evangelical Free Church
Address: 6900 Valley Trails Drive
Acreage: 9 acres
Annexed: Yes
General Plan Designation: Public and Institutional
Potential Future Land Use Designation: Request to retain 3 acres as church site
(retaining Public and Institutional designation) and to designate 6 acres Medium Density
Residential with a midpoint development potential of 30.
Surrounding General Plan Designations: North — MDR, East — Parks and Recreation,
South - MDR, West — MDR
Urban Growth Boundary Status: Inside
Existing L.and Use: Church
Surrounding Land Uses: North — housing, East - linear park, South — housing,
West — housing
Site Characteristics: Flat site currently partially developed.
Water/Sewer Considerations: Facilities are available.
Other Planning Consideration: The existing Evangelical Free Church as indicated that it
does not need or wish to retain much of its undeveloped acreage. Retaining the existing
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Public and Institutional designation would allow for future use of this site for a private
school, child-care facility, or other public or quasi-public use. Residential use would
extend the existing single-family residential development pattern and could augment the
connection to the park. Previous development proposals have created neighborhood
concerns.

See letter from Pleasanton Evangelical Free Church (Attachment 5)

13. Guesthouse Inn
Address: 2025 Santa Rita Road
Acreage: 2.5
Annexed: Yes
General Plan Designation: Retail/Highway/Service Commercial, Business and
Professional Office
Potential Future Land Use Designation: Owner is requesting a land use change to High
Density Housing (HDR). Using a mid-point density of 15 units per acre, this site could
yield 37 units.
Surrounding General Plan Designations: North — MDR, East — MDR and HDR, South —
Retail/Highway/Service Commercial, Business and Professional Office, West — MDR
Urban Growth Boundary Status: Inside
Existing Land Use: Motel and restaurant.
Surrounding Land Uses: North — housing, East — housing, South — neighborhood
shopping center, West — housing
Site Characteristics: Flat site.
Water/Sewer: Facilities are onsite.
Other Planning Considerations: Adjacency to retail center; potential for affordable
housing.

11. Knuppe Property
Address: 5700 Pleasanton Hill Road

Acreage: 2.5
Annexed: Yes

General Plan Designation: Commercial

Potential Development Yield: 38,700 square feet commercial floor arca

Surrounding General Plan Designations: North — Retail/Highway/Service Commercial,
Business and Professional Offices, East — HDR, South — Parks and Recreation, West —
LDR

Urban Growth Boundary Status: Inside

Existing Land Use: Vacant

Surrounding Land Uses: North — office, East — multi-family housing,

South — park, West — LDR

Site Characteristics: Mostly flat terrain with scattered walnut trees

Water/Sewer Considerations: Facilities exist in surrounding streets

Other Planning Considerations:
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e PUD-85-9 was approved in 1985 for a 132-unit retirement hotel complex on this
site; this approval is still valid and a developer is considering building the project
e The Planning Commission earlier considered and rejected the redesignation of this
site as High Density Residential as part of the General Plan Update process.
MDR may be an appropriate designation for consideration.
Issues include noise, views of ridge from existing neighborhood, access,
neighborhood compatibility, adjacency to park.

Staff is seeking feedback on the appropriate land use designations and regulations for the sites
discussed above.

NEXT STEPS:

In order to move forward to the next step in the process, namely a preliminary analysis of traffic
impacts, economic and fiscal impacts, and impacts on other infrastructure such as schools, staff
intends to prepare various land use options. These options would be reviewed and discussed by
the Planning Commuission and City Council, and would serve as a starting point for selecting a
“preferred” land use plan and alternatives for review in the Environmental Impact Report.

Staff believes these land use options should represent the widest range of potential options the
City Council is willing to consider, since this will provide the most flexibility in selecting a
“preferred plan”. For each potential development site discussed, the options would show either
the existing land use designation or a new future land use. The options would also show
alternatives for the major city-wide land use issues that have been discussed. For example, each
option would either include or exclude land with over 25 percent slope when calculating
residential density in hill areas; and each option would recommend a number of residential units
(between 200 and 500) to reserve for a future General Plan.

It is staff’s intent to develop these land use options around a general theme. For example, one
may be a “Dispersed Residential Development” option, which would result in a mix of lower-
density and higher-density housing, with new housing located where currently planned in the
hill areas, as well as in East Pleasanton, and on scattered sites city-wide. Some amount of
additional housing may also be located in Hacienda and adjacent to the new BART station.
Variations on this alternative could have a smaller or larger reserve of residential units for a
future General Plan build out, and may or may not exclude land with over a 25 percent slope
when calculating residential density. In contrast, another potential option, a “Focus on Mixed
Use/Transit Oriented Development (TOD): Concentrated Residential” scenario would result in
more higher-density housing located close to the existing and future BART stations, an
emphasis on in-fill development, and perhaps the transfer of some residential density from large
lots in the hills to these areas.
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Staff intends to present this information in a graphic form and as a table. Staff is seeking
feedback from City Council and Planning Commission regarding the range of possibilities to be
included in these options, and other land use options which should be considered.

RECOMMENDATION

1. Consider information provided in this staff report and presentations from property
owners;

2. Provide feedback to staff regarding preliminary preferred land uses for the subject
properties;

3. Provide feedback to staff regarding slopes and calculation of residential density for
properties west of Foothill Road;

4. Provide feedback to staff regarding the range of land use options for City Council and
Planning Commission consideration.

ey oo M~

Jerry Iserson, Director Nelson Fialho
Planning and Community Development City Manager

Attachments:

Location of Potential Change Areas

Existing General Plan Land Use Designations for Potential Change Areas
Selected Development Sites with Slopes over.25 percent

Letter dated November 28, 2005, from Rune Eliasen

Letter dated February 21, 2006, from Robert Slack, Pastor, Pleasanton
Evangelical Free Church

Summary of West Foothill Road Overlay District
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