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OPPORTUNITIES

o p p o r t u n i t i e s & CONSTRAINTS
The analysis of opportunities and constraints is crucial to determining the developmental and conservation potential of a particular site. In this sense, opportunities and constraints involve mainly physical and
other environmental conditions but may also include other influences as well. The understanding of these
influences on land use helps in planning for the future use and intensity of use of specific sites such as East
Pleasanton.

&

Chapter IX of the East Pleasanton Specific Plan (EPSP) Preliminary Background Report provides an initial
summary of opportunities and constraints for the Planning Area. The following report expands upon this
by addressing a broader and more detailed range of considerations with input from the City’s consultant
team. This report also provides mapping of many of the items discussed.

This summary of the Opportunities and Constraints will be used by the Task Force to help determine
where various potential land uses and intensities of uses, conservation areas, roads, etc., can appropriately be
planned.

P LA N A REA OV ERV IEW
The EPSP area comprises a total of approximately 1,125 acres of lakes
and land. Draft EPSP acreage and ownership maps and tables are
attached to this report. This includes parcels with three lakes. Two
of the lakes (Cope Lake and Lake I) are owned by the Zone 7 Water Agency, and the third lake (Lake H) is owned by the Pleasanton
Gravel Company but scheduled to be dedicated to Zone 7 in 2014. As
such, by the end of 2014 Zone 7 is anticipated to own approximately
704 acres within the EPSP area1. County property, such as Zone 7’s
property, owned and operated for its own public purpose is exempt
from the City of Pleasanton’s zoning regulations related to land use.2
The City of Pleasanton can request, but not obligate Zone 7 to implement certain recreational or other land use opportunities in this area.

1		Parcel acreage is from the Alameda County Assessor’s Office, 2012.
2		Chapter 18.04.040.A of the Pleasanton Municipal Code.
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c o n s t r a i n t s

Communit y Planning Process
The EPSP planning process will provide an open public forum in which both Plan area property owners,
outlying neighbors and other interested citizens can participate in and help guide the quality of the Plan.
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Of the approximately 421 acres of land not to be owned by Zone 7,
approximately 17 acres are presently being utilized by the Pleasanton
Operations Service Center. The remaining 404 acres of the Planning
Area are privately owned (including the Calmat Co. property) and will
be the focus of the planning discussion by the Task Force.

&

Of the 404 acres of potentially developable land, approximately
254acres are located west of and within the City’s current Urban
Growth Boundary (UGB) and 150 acres lie east of and outside the
UGB. In addition, approximately 73 acres of the 404 acres of potentially developable area are located within the Airport Protection Area
(no residential development) and 331 acres lies south of and outside of
it (see page 4, Figure 1.1 - Overall Map).

c o n s t r a i n t s

In summary, approximately 254 acres of privately owned and potentially developable land presently exists within the UGB. Of this total,
only about 204 acres in the southwest portion of the Planning Area
may be considered for residential development due to the Airport
Protection Area restrictions that prohibit residential use. (See Figure
1.1 - Overall Map. )
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Figure 1.1 - Overall map
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OPPORTUNITIES

Following is a discussion regarding planning matters that present opportunities for development and conservation as well as those that may
create constraints to the location and type of potential future development.

O P P O R T UNITIES
Sustainabilit y/ Smart Growth

&

Consistent with recently adopted City programs, the EPSP process
presents a major opportunity for implementing sustainability measures3 such as land planning that increases transit use, walking and
bicycle riding, while minimizing vehicle-miles traveled; as well as
conserving natural resources, reducing energy use, and emitting fewer
air pollutants.

c o n s t r a i n t s

Similar to sustainability, the EPSP process provides the opportunity
for developing a plan based upon the City’s vision regarding smart
growth, mixed-use, complete streets, and potentially the transit-oriented development strategies4.
The Specific Plan process may further give the City the opportunity to
explore and potentially implement concepts of “LEED for Neighborhood Development.” LEED for Neighborhood Development supports and encourages development of a mix of land use and housing
types designed for a variety of ages and abilities; shorter blocks to
promote walking; interconnected street systems designed to promote
walking, bicycling, and transit use; tree lined and shaded streets; opportunities for easy access to green space; and green building practices.
Strategic Location Opportunities

The primary asset of the Plan area from an economic perspective is
its strategic location within the Tri-Valley economy. Specifically, the
Tri-Valley is currently in a recovery mode, as indicated by a range of
economic indicators such as employment growth, occupancy and lease
rates for commercial property, and housing prices. Moreover, the
market prospects for a range of residential, retail, office, and other development types are generally positive, although the amount, type, and
timeframe for new development will vary by use. A more detailed anal-

3		Pleasanton General Plan pages 1-5 and 1-6.
4		Pleasanton General Plan pages 2-20 and 2-21.
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ysis of the specific market parameters affecting development economics for the real estate product types being considered for the Plan Area
will be provided as part of this study effort. Moreover, Pleasanton is
a highly regarded community noted for its quality schools, low crime
rate, and attractive neighborhoods. Within this context, the Plan area
is conveniently located with direct I-580 access and surrounded by
high quality residential neighborhoods and active commercial developments. The large size and flat topography of the Plan area allows for a
wide range of potential land uses and amenities that may be considered
for the Specific Plan.

&
c o n s t r a i n t s

Housing Needs
The flat, large-acreage Plan area provides suitable conditions for the
development of housing to help meet the City’s housing needs, and
create an improved jobs/housing balance.
Unique Lake Character/Urban Separation
The three EPSP area lakes create strong visual character that can be
utilized during the land use planning and design processes to establish
a very unique and high quality setting.
Coordination with Regional Urban Fabric

As described in the EPSP Preliminary Background Report, Chapters
III-IV, due to the recent and on-going planning efforts for areas to
the north of the EPSP area (Stoneridge Drive Specific Plan, El Charro
Specific Plan, Airport Land Use Compatibility Plan, Airport Wildlife
Hazard Management Plan, and the Zone 7 Chain of Lakes Master
Plan), along with the School District’s on-going Capital Facilities Plan
process, the opportunity for up-to-date coordinated planning with
these areas is very good. The City of Pleasanton is also exploring
ways to extend recycled water infrastructure in Pleasanton, potentially
providing another opportunity for coordinated planning.
Traffic Congestion Relief
The extension of El Charro Road to Stanley Boulevard would provide
the opportunity for many Pleasanton motorists to bypass streets in
northeast Pleasanton on their way to and from I-580. Potential extension alignment alternatives showing how this might be accomplished
are shown on Figure 1.2 – Existing Easement Conditions.
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Chain of Lakes
Careful planning cooperation with Zone 7 would enhance the opportunity to improve the various water resource functions of the Chain of
Lakes and establish desirable planning precedents for the future planning and use of the quarry lands to the east following reclamation.

&

Urban Separator
The three existing lakes within the Plan area along with: (1) the future
lakes that comprise the remainder of the Chain of Lakes; and (2) the
undeveloped wetlands and other undeveloped lands that surround the
lakes can be planned and preserved to create a major urban separator
between Pleasanton and Livermore.

c o n s t r a i n t s

Improved Shadow Cliffs Access
The planned El Charro Road extension would benefit and provide better access to the Shadow Cliffs Recreational Area, and provide easier
access to the freeway system.
Potential Future Relocation of the Pleasanton Garbage
Transfer Station
The Pleasanton Garbage Service has indicated that for the long-term
horizon, it could work with the City and adjacent property owners
regarding the possible relocation of the transfer station.
Open space system Opportunities

Habitat Protection
The conservation, enhancement and proper management of wildlife
habitat within the Plan area would provide the opportunity for improved survival conditions of special status species and other species.
Communit y Park
The distance of the eastern portion of the Plan area away from existing
residential neighborhoods to the west creates an opportunity for developing lighted sports fields within the community park called for by
the General Plan5. This area is also situated in close proximity to Cope
Lake, which may provide a natural setting for a potential park site.

5		Pleasanton General Plan page 6-11.
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Trails
The extension of planned public trails (see Chapter II of the EPSP
Preliminary Background Report) into and through the Specific Plan
area will provide opportunities for the community to enjoy hiking
and viewing the lakes and wetland areas. There are also opportunities
for trail connections to the adjacent Iron Horse Trail and to outlying
Livermore trails.

&

As part of the quarry reclamation process, land has been and will continue to be dedicated to Zone 7 for maintenance vehicle roads around
Lakes H and I and Cope Lake. These access corridors are generally
25 feet wide (except in some cases around Cope Lake where they are
less6). Zone 7 has allowed public trail use on some of its maintenance
roads in the past and may also consider this with regard to the three
Specific Plan lakes.

c o n s t r a i n t s

Constraints
Permitting Requirements

Federal, state and local governments all have regulations and permitting processes intended to protect the public health, safety and welfare,
the environment and other interests. The application requirements,
review processes, time and costs associated with these however can
result in delays and preclude certain activities and projects.
Existing Uses

Livermore Airpor t
Safety and noise issues created by aircraft using the Livermore Airport
places land use, land use intensity, and height constraints on development within the EPSP area. (See airport zones shown in Figures 8 &
9 of EPSP Preliminary Background Report). The airport zones were
adopted by Alameda County’s Airport Land Use Commission on July
18, 2012. The final adopted plan is being edited by Alameda County
staff and will be released for public review soon. During its editing,
the airport safety zones (zones 1-7) may or may not be further modified.

6		Colleen Winey, Zone 7 Water Agency
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Quarr y Operations
Vulcan Materials owns and operates the quarry plant located to the
immediate southeast of the EPSP area . The plant potentially impacts
nearby lands within the Plan area in terms of safety, noise, vibration,
dust, and odor. A buffer around the quarry operations may be warranted, leaving less land available for development. The potential
buffer width would be determined through the environmental review
(CEQA) process for the Specific Plan based upon odor, noise, aesthetic, and potentially other impact considerations.

Vulcan Materials

&
c o n s t r a i n t s

Pleasanton Garbage Transfer Station
In its present location, the transfer station creates potential constraints
to surrounding future development in terms of safety, truck traffic,
noise, odor, and aesthetics. A buffer around the transfer station may
be warranted, leaving less land available for development. The potential buffer width would be determined through the environmental
review (CEQA) process for the Specific Plan based upon odor, noise,
aesthetic, and potentially other impact considerations.
Multiple Proper t y Ownership
Future potential development may be challenged by the fact that the
Plan area is currently held by multiple property owners and occupied
by several existing economic activities. Multiple property owners and
existing uses can often complicate economic development activities by
making it more difficult to coordinate area-wide infrastructure investment, urban design, and entitlement activities. For example, individual
property owners may have different or even conflicting economic (or
non-economic) objectives and time frames for the use of their land.
Meanwhile, existing uses and tenants can add buy-out and relocation
costs to the equation. Over the long-term, such circumstances are
generally manageable so long as the fundamental economic values
that are likely to result from new development are sufficient to entice
investment.
Easements
A series of easements exist throughout the Plan area. These are mainly
used to accommodate PG&E utilities, storm water drainage, water
lines, and vehicular access roads and bridges. Some of these easements
may need to be realigned consistent with future Specific Plan land use
and circulation plans. Others may need to be avoided and planned
around. Additional information will be provided regarding the location and potential use of these easements.
c ity of p lea santon
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School Capacit y

The Pleasanton Unified School District is assessing its needs for
schools throughout the City, including the EPSP area, and will determine if and where additional capacity might be needed.
TR ANSPORTATION CONSTR AINTS

&

Recently roadway capacity improvements have been identified for
some locations in the City of Pleasanton7 which would be implemented
over the next 20 years, improving traffic flow through the community.
There are also a number of intersections that have sufficient excess capacity to accommodate projected increases in automobile traffic from
approved and pending projects, including some level of development
in the EPSP area. Should the traffic generating potential of development in the EPSP area exceed the levels assumed in prior analyses,
additional roadway enhancements may be necessary.

c o n s t r a i n t s

Figure 1.2 identifies an initial draft list of major intersections to be assessed. Additional intersections farther from these major intersections
may also warrant study based on the results of the initial assessment.
7		Pleasanton Housing Element Update Draft Environmental Impact Report, Traffic Section.

Figure 1.2 - Intersections to be Assessed
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Transpor tation Barriers
The location of the Union Pacific Railroad tracks along the southern
border of the EPSP area, as well as natural barriers such as the Chain
of Lakes, will pose challenges to providing connections to the existing
motorized and non-motorized transportation networks in Pleasanton.

&

Truck Traffic
Some of the existing industrial business within and adjacent to the
EPSP area are reliant on large trucks to transport their goods. Maintaining adequate vehicle access to these businesses while minimizing
conflicts with increased vehicle, bicycle and pedestrian activity, may
create planning limitations.

c o n s t r a i n t s

Railroad Operations
The Union Pacific Railroad tracks are located along the southern border of the EPSP area. For El Charro Road to connect to Stanley Boulevard, an underpass would likely need to be constructed. The current
cost estimate for the underpass is 12 to 21 million dollars. (Kier &
Wright, Inc.). Infrastructure funding will be needed for this.
Safety, noise, and/or vibration mitigation may be needed for new development near the railroad tracks.
Funding for Traffic Improvements
Funding for the extension of El Charro Road to Stanley Boulevard as
well as other traffic infrastructure will be needed. The extension of El
Charro Road to Stanley Boulevard is currently estimated to be 30 to 32
million dollars, including a road underpass under the existing Union
Pacific railroad tracks by Stanley Boulevard. (Kier & Wright, Inc.).

c ity of p lea santon
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Geotechnical Matters

&

Similar to hazardous waste, additional geotechnical study and specialized engineering techniques may need to be implemented for certain
portions of the Plan area in order to ensure that existing geotechnical conditions do not become a constraint to future development.
Particular areas of focus include the El Charro Road alignment area
between Lakes H and I and areas of un-compacted fill in the southeast
corner of the site and adjacent to Cope Lake. These areas are subject
to significant settlement due to unconsolidated fills in this area, based
on a previous soils study prepared by previous owners of the property.
The cost of making these deep fills suitable for development in the
southeast area is in the range of 5-7 million dollars for installation of a
wick system and import of surcharge material. (See Figure 1.3 - Geotechnical Conditions ).

c o n s t r a i n t s
Figure 1.3 - Geotechnical Conditions
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Flood Ha zards
Figure 1.4 presents the current flood zone boundaries as confirmed in
the conditional letter of map revision that was accepted by the Federal
Emergency Management Agency (FEMA) in 2011. The boundaries
reflect the completion of the El Charro Stormwater Detention Basin.
The City of Livermore is in the process of preparing a formal letter of
map revision (LOMR) for FEMA, and the letter is expected to be submitted in 2012. The purpose of the letter is to confirm that the area
can be removed from the flood zone based upon recent flood control
improvements in the El Charro Specific Plan area.

&
Figure 1.4 - FEMA Flood Hazard Zones

As defined by FEMA, the 100 year flood zone is also known as a
Special Flood Hazard Area (SFHA), which are areas that will be inundated by the flood event having a 1-percent chance of being equaled
or exceeded in any given year. Moderate flood hazard areas are areas
between the limits of the base flood (100 year flood zone) and the
0.2-percent-annual-chance (or 500-year) flood.
Development within the areas labeled AH and AO may be restricted
in accordance with FEMA Planning Considerations for Floodprone
Areas, or may require specific construction techniques to raise structures above the flood zone without adversely affecting the floodplain
for downstream development.

c ity of p lea santon
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As shown in Figure 1.4 - FEMA Flood Hazard Zones, the portions of
the Specific Plan area labeled “AH” and “AO” are within the 100 year
flood zone, which is recognized as a threshold of significance for planning purposes under CEQA.  
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Infrastructure

A number of engineering considerations must be addressed in planning development in the EPSP area. On the following page, Figure
1.5 - Engineering Constraints describes some of the conditions that
must be addressed .

&

Water Supply
The City’s new development water supply from Zone 7 is limited due
to uncertainties associated with pumping in the Delta and climate
change (e.g., earlier snowmelt in the Sierras). In the event that a supply of water is not available for a new project, a project applicant may
have to offset the project’s water demand by implementing one or
more offset techniques to reduce water demand. The offset measures
may include a number of water-saving techniques such as: installation
of water-efficient appliances; installation of drought-tolerant landscaping, providing recycled water for irrigation; and partnering with Zone
7/City of Pleasanton to reduce water demand elsewhere.

c o n s t r a i n t s

Water Storage Capacit y
The City’s water storage capacity (storage tanks) may need to be
expanded to ensure that development within the EPSP area is not constrained (based on the Water Supply Assessment done for the “City
of Pleasanton Housing Element and Climate Action Plan General Plan
Amendment and Rezonings”)
Wastewater Collection System
Off-site wastewater collection pipelines and related facilities may have
to be increased in capacity in order for development within the Plan
area to not be constrained.
Wastewater Treatment Capacit y
Dublin San Ramon Services District’s wastewater treatment capacity
(water treatment plant) may need to be expanded to ensure that development within the EPSP area is not constrained.
Storm Water System
Runoff for the project development will need to maintain predevelopment runoff characteristics. This may require the use of detention
basins to mitigate for downstream impacts in certain locations where
pipes are connected to the existing City of Pleasanton storm drain
system. Cope Lake also provides an opportunity to minimize deten-
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Figure 1.5 - Engineering Constraints
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tion by accepting treated run off from the project. Cope Lake has a
maximum flood storage capacity of 4000 acre-feet and along with
Lakes “G” and “F” can provide flood storage for the major flows that
are redirected from the Arroyo Las Positas and the Arroyo Mocho as
indicated in the SMMP.
Habitat Protection

&

Valuable habitat such as wetlands generally preclude the potential for
urban development. Wetland habitats are defined as those areas that
are inundated by water at a frequency and duration sufficient to support vegetation typically adapted for life in saturated soil conditions8.
Given Pleasanton’s location within “Pacific Flyway”, the EPSP lakes
and wetlands attract winter migratory waterfowl and some year-round
local waterfowl. These rich habitat areas are regulated by the Regional Water Quality Board (RWQCB), California Department of Fish
and Games (CDFG), U.S. Army Corps of Engineers, and the U.S.
Fish and Wildlife Service (USFWS).

c o n s t r a i n t s

Special Status Species Protection
To ensure the protection of potential special status species, land use
types, intensity and location may be constrained in certain areas,
especially around Cope Lake9.
Ha z ardous Waste

Preliminary research using the California Department of Toxic
Substances Control (DTSC) EnviroStor Database indicates that there
are a number of Leaking Underground Storage Tank (LUST) cleanup
sites and Spills, Leaks, Investigation and Cleanup Sites (SLIC) in and
in the immediate vicinity of the EPSP area.
The quarry operators have recently completed soil and groundwater
investigations and follow-up corrective actions. As a result, most of
the Plan area has been determined by the County to require no further action. Additional study and remediation of existing Plan area
hazardous waste will need to be completed in order to ensure that all
potential hazardous wastes have been appropriately remediated and
do not become a constraint to development.

8		EPA Regulations listed at 40 CFR 230.3(t)
9		California Natural Diversity Database (September 2012)
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P lanning A rea Develop m ent Potential
S u m m ary

&
c o n s t r a i n t s
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Figure 1.6 - Development Potential Diagram

The East Pleasanton Specific Plan Area represents a range of unique
development opportunities. The 604 acres of lakes are a dramatic potential visual amenity. Careful designation of land uses and orientation
of development can maximize the opportunity for foreground views.
Similarly, distant views to Pleasanton Ridge to the south and the Black
Hills to the north can be used as borrowed landscape to incorporate
dramatic vistas into the community design.

c ity of p lea santon
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The location of the lakes suggests a strong central north-south spine
through the project, as reflected in the El Charro Road Extension. The
northern and southern El Charro Road access points to the Plan Area
are logical gateway locations, suggesting special placemaking treatment.

&

Most of the 404 developable acres is clustered in the south and southwest potion of the Plan Area. There are existing uses in this area that
may have the potential for relocation. The area could be divided into
a number of separate nodes organized with distinct character but
strongly linked through multi-modal circulation networks and unifying design elements. Soil stability issues in the southeast corner of the
project area necessitate careful consideration of development alternatives in this area.

c o n s t r a i n t s

With the development of the Plan Area, existing development benefits from the El Charro and Busch Road extensions, expansion to the
City’s east border and also gains the opportunity to take advantage of
the lake amenities, wetland or habitat preserves, and views and any
trails or bikeways provided as part of the Plan.
Westerly winds bring cooling breezes across the area and may necessitate wind breaks or barriers for certain uses. Visual and noise buffers
may be required to manage the impacts of existing on-site or adjacent
uses, including the remaining quarry plant to the east of the Plan Area,
the Livermore Municipal Airport and the Union Pacific Railway to the
south .
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