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I. INTRODUCTION
The approximately 1,000-acre East Pleasanton Specific Plan (EPSP) area (Figure 1) is part of a
considerably larger area commonly known as the Livermore-Amador Valley Quarry Lands (Figure
2). The Quarry Lands contain the largest single concentration of sand and gravel deposits in the Bay
Area. This land has long been of special importance because of the value of its mineral deposits to
the region’s economy, the environmental impacts created by extracting and transporting sand and
gravel, and the manner in which excavated land is reclaimed for future use.
The California Division of Mines and Geology has for many years designated the Quarry Lands as an
“Aggregate Resource Area of Regional Significance.” A primary affect of this designation is that it
requires both Alameda County and the City of Pleasanton to identify and promote the conservation
and development of this construction grade aggregate in their general plans. Most of the Quarry
Lands have either been or are in the process of being mined, and mining operations are expected to
continue through approximately the years 2030 to 2040.
With the recent completion of mining in the EPSP portion of the Quarry Lands, this area has become
the subject of planning interest by the property owners and the City of Pleasanton for future reuse and
conservation. Since much of the EPSP area is located within the unincorporated jurisdiction of
Alameda County at this time, it will eventually need to be annexed to the City prior to development.
The Pleasanton General Plan specifies that in order to accommodate planned development for this
transitional area, the preparation of a specific plan should first be initiated. This plan should identify
and locate a series of appropriate land uses; integrate a traffic circulation system to serve these uses,
include the extensions of El Charro Road and Busch Road; provide for the extension of utilities
throughout the plan area; and create a funding mechanism for the infrastructure required to support
development.
The purpose of the following report is to provide background information pertaining to the EPSP area
and the surrounding lands that bear a relationship to its planning. Included are an overview of
existing City and other local agency plans, landowner interests, surrounding land uses, roadways and
other infrastructure considerations, environmental conditions, and developmental constraints and
opportunities relating to the EPSP area.

Planning Area Description
The EPSP area is located adjacent to the eastern-most urbanized portion of Pleasanton (Figure 3). It
is situated partially within the Pleasanton city-limits but mostly within the unincorporated jurisdiction
of Alameda County. All of the EPSP area is situated within Pleasanton’s Sphere of Influence and the
General Plan Planning Area.
The Plan area includes three lakes (sand and gravel pits) and surrounding lands totaling
approximately 604 acres. Two of the lakes (Cope Lake and Lake I) are owned by the Zone 7 Water
Agency, and the third lake (Lake H) is currently owned by Pleasanton Gravel Company but is
scheduled to be dedicated to Zone 7 in 2014. The Pleasanton Gravel Company also owns a gravel
truck hauling road along the east side of Cope Lake. The remaining 393 acres of the Plan area is
comprised of some wetlands (not officially designated as of yet) but mostly flat, reclaimed land
owned by Lionstone Group (304 acres), the Kiewit Infrastructure Company (50 acres), Legacy
Partners (16 acres), Pleasanton Garbage Service (7.5 acres, plus 3 acres leased from the Kiewit
Infrastructure Company), and the City of Pleasanton’s Operation’s Service Center (16 acres).
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Two of the EPSP area lakes (Lakes H and I) are part of a series of lakes commonly known as the
Chain of Lakes that evolved over the years as the mineral resources were mined and the “pits’ that
remained become filled with groundwater. These lakes provide a number of valuable water-related
functions, including storm water management, seasonal water storage, groundwater recharge, and
wildlife habitat. Cope Lake is not considered to be part of the Chain of Lakes.
Since nearly the entire Plan area has been mined, the original topographic and habitat characteristics
have been completely altered. In general, the area now consists of the three lakes with steep banks,
wetlands around Cope Lake, and mostly reclaimed flat land covered with brush and non-native
grasses and a limited amount of development. Some scattered mature trees remain mostly in the
southern portion of the Plan area.
The Lionstone Group land is situated partially within the Pleasanton city-limits. It presently includes
a small office building, heavy equipment maintenance shop, limited warehousing space, lubricant
storage shed, and two temporary office buildings. High voltage lines extend along the southern
border of the property. One comparatively small quarry pit (the “Busch Pit”) remains just east of the
Pleasanton Operations Service Center. This pit is scheduled to be filled in the near future in
accordance with the County’s Surface Mining Permit for the property.
The Pleasanton Garbage Service transfer station site is located on the south side of Bush Road. All of
this property is within the city-limits.
The Kiewit property is also located on the south side of Busch Road and within the city-limits. It
contains three storage/office buildings. The remainder of the site is vacant. High voltage lines extend
along the Valley Avenue frontage.
The City of Pleasanton’s Operations Service Center is located on the north side of Busch Road within
the city-limits. This site is developed with a series of corporation yard type uses.
Existing uses that surround the EPSP area include:
•
•
•
•

North - Amaral Park, Mohr Elementary School, single-family housing, Arroyo Mocho,
Stoneridge Drive Specific Plan area, El Charro Specific Plan area, open space and agricultural
land, and the Livermore Municipal Airport
East – Quarry lands
South – High voltage lines, Union Pacific Railroad tracks, Stanley Boulevard, and Shadow
Cliffs Regional Recreation Area
West – Valley Avenue, industrial uses, single-family and senior housing, and Martin Avenue.

Public street access to the EPSP area is currently provided by Valley Avenue and Busch Road.
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II. PLEASANTON PLANNING GUIDANCE
The City of Pleasanton has a variety of plans and planning documents that contain valuable
background information, policy guidance, maps, etc. relating in part to the EPSP area. These include
the Pleasanton General Plan and its Housing Element, Climate Action Plan, and trail plans.
Discussion pertaining to each of these is provided below to describe the overall City vision in which
the EPSP area is an integral part.

General Plan
The Pleasanton General Plan is the official document used by decision makers and citizens to guide
the community’s long-range development of land and conservation of resources. The Plan contains a
land use map, policies, and supporting information adequate for making informed decisions
concerning the community’s future.
State law requires that all cities and counties in California adopt and implement a comprehensive,
long-range general plan. The Pleasanton General Plan meets all requirements of the State by
including seven mandatory elements (or chapters): land use, circulation, housing, public safety,
conservation, open space and noise. It also includes seven additional optional elements: public
facilities and community programs, water, air quality, energy, community character, economic and
fiscal, and sub-regional planning.
The Plan is general and flexible enough to allow for future change but specific enough to provide
policy-level guidance for addressing community-wide issues as well as physical, environmental,
economic, and demographic changes. It identifies methods for improving public facilities and
services to meet community needs and establishes a framework for implementing zoning, subdivision
of land, and other government regulations. It provides information regarding the community,
documents existing conditions, and projects future trends.
Specific Plans - The General Plan establishes the framework for the preparation and implementation
of “specific plans.” Specific plans are intended to provide a bridge between the broad goals and
policies of the General Plan and specific development proposals, and incorporate detailed land use
development standards and design criteria. In several areas of the City, specific plans have been
successfully used in the past to implement the community’s vision for future development.
In accordance with State law, the contents of specific plans must include a text and diagrams that
specify the following:
• The distribution, location, and extent of land uses, including open space within the plan area
• The distribution, location, extent, and intensity of major components of public and private
transportation, water, wastewater, drainage, solid waste disposal, energy, and other essential
facilities proposed to be located within the plan area and needed to support the land uses
described in the plan
• Standards and criteria by which development will proceed, and standards for conservation,
development, and utilization of natural resources where applicable.
• A program of implementation measures including regulations, programs, public works
projects, and financing measures necessary to carry out the above items.
East Pleasanton Specific Plan - The General Plan specifies that in order to provide detailed planning
guidance for future development within the East Pleasanton area, the City will prepare a specific plan.
The Specific Plan should include a mix of land uses, circulation system, utilities, and the creation of a
funding mechanism for the infrastructure required to support development. This should be a
coordinated effort between property owners, major stakeholders, and the Pleasanton community,
including residents of East Pleasanton (LUE page 2-14, Policy 6 and Program 6.1)
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The General Plan Land Use Map identifies a series of seven land uses that may be considered for the
EPSP area (Figure 4). These include: Public and Institutional; High Density Residential; Business
Park; Retail/Highway/Service Commercial, Business and Professional Offices; Parks and Recreation;
General and Limited Industrial; and Water Management, Habitat and Recreation. With the exception
of the Water Management, Habitat and Recreation area (existing lakes) the General Plan Map does
not detail the actual location of the potential future land uses, but instead leaves this for the Specific
Plan process to determine. The General Plan text further specifies that “although the General Plan
Map indicates several types of land use that may be considered in the specific planning process, this
General Plan confers no entitlement to any future development of land in East Pleasanton.” In
addition, the above land uses are not considered by staff to be exclusive but other potential uses may
also be recommended for City Council consideration during the specific plan process.
The above seven potential land uses shown on the General Plan Map for the EPSP area are more
specifically defined in the General Plan text (LUE pages 2-21 through 2-25) as follows:
Public and Institutional – Any public or institutional use, including religious facilities,
cemeteries, corporation yards, sewage treatment facilities, utility substations, hospitals, post
offices, community centers, senior centers, libraries, and City Hall. Floor area ratios (FARs)
are not to exceed 0.6. Certain uses such as warehouses where employee density and traffic
generation are minimal, may be allowed with higher FARs provided they meet all other City
requirements.
High Density Residential – Greater than eight dwelling units per gross developable acre are
permitted. Any housing type (detached and attached single-family homes, duplexes,
townhouses, condominiums, and apartments), in addition religious facilities, schools, daycare
facilities, and other community facilities, may be allowed in any of the residential designations
provided that all requirements of the Zoning Ordinance are met.
Business Park – This designation is intended primarily to accommodate high quality, campuslike development, including administrative, professional office, and research uses. Retail
commercial uses are limited to those primarily serving business park employees. FARs are not
to exceed 0.6.
Retail, Highway, and Service Commercial; Business and Professional Offices) – FARs are not
to exceed 0.6, except for hotels or motels which should not exceed 0.7. Certain uses, such as
warehouses, where employee density and traffic generation are minimal, may be allowed with
higher FARs provided they meet the requirements of the Zoning Ordinance as well as all other
City requirements.
Parks and Recreation – Neighborhood, community, and regional parks are permitted.
Development is limited to community facilities that support or complement the park use.
General and Limited Industrial – FARs are not to exceed 0.5. Certain uses, such as warehouses,
where employee density and traffic generation are minimal, may be allowed with higher FARs
provided they meet the requirements of the Zoning Ordinance as well as all other City
requirements.
Water Management, Habitat and Recreation – This designation is reserved for lakes and ponds
and the land immediately surrounding them. Most of the areas so designated were created as
part of gravel mining reclamation. Uses include groundwater recharge, flood protection, habitat
enhancement, and limited recreation. These water areas act as community separators on the
east edge of Pleasanton where no significant development is allowed.
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Urban Separator - The General Plan notes that the Quarry Lands create a valuable urban separator
between Pleasanton and Livermore. This land should be carefully studied during specific plan
preparation, and its qualities as an urban separator should be substantially protected. The lake areas
should be restored to a safe and natural condition, and wildlife areas should be regenerated to the
fullest extent feasible (LUE page 2-11).
Community Park and Recreation – An approximate 38-acre community park is planned by the City
for the EPSP area. The City has not yet determined the functions of this park, but its location may
provide an opportunity for additional lighted sports fields and/or as a gateway to the Chain of Lakes
(PF&CPE page 6-11). Community parks should be located so as to be combined with areas of
natural, scenic, and/or cultural resources (PF&CPE Program 10.3). Steeply sloping banks around the
lakes present potential safety concerns that may need to be addressed.
In addition, the General Plan specifies that natural open space areas adjacent to the Zone 7 lakes be
designed to include protective buffer zones. These might be similar to the trail on the east side of
Martin Avenue (OS&CE Program 4.2).
Vehicular Circulation - The General Plan Land Use Map (Figure 4) calls for the extension of El
Charro Road from I-580 southward to Stanley Boulevard, and the extension of Busch Road from its
current eastern terminus eastward to connect to the planned El Charro Road extension. The General
Plan text indicates that completion of the Charro Road and Busch Road extensions are significant and
necessary parts of Pleasanton’s local circulation system.
El Charro Road will provide relief to the Pleasanton traffic circulation network by providing a new
roadway with direct freeway access along the eastern edge of the City. This roadway must be
considered carefully and constructed to offset the congestion due to Pleasanton trips, not as a tool to
alleviate freeway congestion.
Growth Management Ordinance - The City adopted its first growth management ordinance in 1978
to regulate the location and rate of new residential growth. It has since been updated several times to
reflect changing community conditions. The current ordinance:
•
•
•
•

Establishes an annual limit for new residential units
Requires the apportionment of yearly new residential units to categories of projects (i.e.,
affordable projects, major projects, first-come-first-served projects, and small projects).
Defines a process for obtaining an allocation under the program.
Exempts the numerical limits of the City’s share of regional housing needs.

Since fewer large residential development sites in Pleasanton now remain and the number of building
permits being sought for residential units is significantly lower than the number of annual allocation,
there has been less need in recent years for a growth management program. However, the City
believes there may be years in the future when large-scale multi-family or mixed-use projects near
BART stations or in East Pleasanton compete with smaller projects for residential allocations. These
issues are now being addressed in an update study for the Growth Management Ordinance.
Urban Growth Boundary - The General Plan Map designates an urban growth boundary (UGB) line
around the area of land planned for development in Pleasanton at General Plan build-out (Figure 4).
The line distinguishes areas generally suitable for urban development where urban public facilities
and services may be provided from those areas that are unsuitable. Areas outside the UGB are
generally planned for the long-term protection of natural resources, large-lot agriculture and grazing,
parks and recreation, public health and safety, sub-regionally significant wild-lands, buffers between
communities, and scenic ridgeline views.
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The Pleasanton General Plan specifies that the City should reevaluate UGB location in East
Pleasanton at such time as comprehensive land use designation changes are considered for the
reclaimed quarry lands (LUE Program 22.6). The process for making this change and whether or not
it requires a vote of the electorate has not been determined.
In November 2000, the voters of Alameda County also approved an UGB (Measure D) which is coterminus with Pleasanton’s UGB. Measure D further includes the Cities of Livermore and Dublin.
Sustainability – The City of Pleasanton embraces the concept of sustainable development. A
sustainable city strives to draw from the environment only those resources that are necessary and can
be used or recycled perpetually, or returned to the environment in a form that nature can use to
generate more resources. Relating the concept of sustainability to land use includes encouraging
infill development and planning the City such that its layout would increase walking and bicycle
riding, while minimizing vehicle-miles traveled and energy usage. In addition, the City is committed
to constructing new public facilities using “green building” practices that reduce energy usage, as
well as requiring that new residential and commercial land developers do the same. The concept of
sustainability also relates to the economic and fiscal sustainability of the City.
Land Use Concepts – The General Plan seeks to maintain and enhance the community’s high quality
of life. The livability of future development is paramount. Housing developments should address
housing needs for families of all incomes and ages, and provide a supply of workforce housing in the
City to accommodate mandated Regional Housing Need Allocations by the State of California.
The City desires to build quality neighborhoods with amenities for future residents and the existing
community to enjoy. Developments should be situated in an attractively designed landscaped
environment with ample open space, play areas, trail connections, pedestrian amenities, pool area,
fitness facility and community rooms for residents. Developments should be transit-oriented, where
possible, with direct and inviting access to all available modes of transportation, including bus lines,
trails, and bike connections. Public plazas, water features, greens, trees and other landscaping should
be incorporated into developments for the benefit of the public, and to assist in creating a sense of
place that will identify new neighborhoods.
“Complete streets” that accommodate the circulation of all users of roadways, including motorists,
pedestrians, bicyclists, children, seniors, individuals with disabilities, and users of public
transportation should be planned that contribute to a system of fully-connected and interesting routes
between neighborhood focal points. Their design should encourage pedestrian and bicycle use by
being appropriately scaled and defined by buildings, trees and lighting.
Selected sites may also be appropriate for incorporating retail and service uses in addition to
residential development. These non-residential uses should encourage non-vehicular access to goods
and services for future and current residents of these neighborhoods in an effort to minimize traffic
impacts, greenhouse gases, and other environmental impacts.
Design features for development of all uses should complement the adjacent properties and draw on
its surroundings to ensure compatibility. Special emphasis should be placed on set-backs, building
height, massing and scale, landscape treatments, architectural design, and color palates to ensure
compatibility.
Developments should minimize the impacts of noise from the adjacent thoroughfares, UPRR tracks,
and quarry operations through the creative placement of buildings, landscaping and open space. All
developments must adhere to the standard conditions of approval, green-building measures and other
project specific conditions and environmental mitigations that may result from the planning process.
The General Plan also seeks to incorporate innovative “smart growth” planning strategies such as
mixed-use and transit-oriented development to address challenges like housing choice and traffic
congestion, and to further the goal of a more sustainable and energy efficient city.
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Smart growth, mixed-use development, and transit oriented development all have the potential to
result in a more efficient use of land and other resources, and therefore a more sustainable community
as compared to conventional development. For example, multi-family residential development uses
land and construction materials more efficiently, and can result in greater heating, cooling, and wateruse efficiencies compared to single-family construction. Mixed-use development adjacent to transit
can encourage walking and bicycling, and increased transit trips resulting in reduced energy use and
better air quality.
Smart Growth – The concept of smart growth is implemented through General Plan policies
that integrate transportation and land use decisions. This is done by encouraging more
compact, mixed-use development within existing urban areas, and by discouraging dispersed,
automobile-dependent development at the urban fringe. A main component of smart growth is
the decentralization of services so that people may access local services such as retail, service
industry, schools, recreation, etc. through alternative modes of travel (i.e., walking, bicycling,
and taking a bus). As a result, a land use pattern is established that is more fine-grained where
public facilities, retail, and other commercial services are generally local, relatively small, and
distributed throughout neighborhoods. Streets are also designed to accommodate nonautomobile traffic and are safer and slower than streets designed mainly to move automobile
traffic or to transport people to larger, centralized services and businesses.
Mixed Use – Mixed use development is the combination of various land uses, such as office,
commercial, hotel, institutional and residential in a single building, on a single site, or on
adjacent sites that are physically and functionally inter-related. The mixed-use development
concept has existed for many years (i.e., Downtown Pleasanton). Recently it has gained new
life as a way to: (1) provide additional housing close to jobs, services, and transit (including
busses); (2) create vitality; (3) create land-efficient development in-fill areas; and (4) to reduce
the number of auto-related trips, compared to conventional development.
Transit Oriented Development – The General Plan focuses on transit oriented development
around transit stations such as BART, other rail, and bus lines. These are walkable
communities with mixed-use development that include shops, public services, schools, and a
variety of housing types and prices within each neighborhood. These areas are often job
centers. Transit-oriented communities are designed for walking and bicycling, with attractive
sidewalk conditions and with good street connectivity and traffic calming features. Thus people
may live a higher quality life without depending on single-occupancy vehicles, while also
reducing traffic congestion and vehicle accidents.
Fiscal Responsibility – In an effort to ensure that large land developments do not become a fiscal
burden to the City, the General Plan sometimes requires the preparation of a fiscal analysis to
measure the direct and indirect costs and benefits to the City. These are required whenever the
Director of Finance determines there is potential for negative fiscal impacts from a large housing or
mixed-use project located in a specific plan area or in large planned unit developments (E&FE
Program 13.9).

General Plan Housing Element
All California cities and counties are required to include a housing element (or chapter) in their
general plan to establish housing objectives, policies and programs in response to the community’s
housing conditions and needs. The Pleasanton Housing Element is a comprehensive statement of the
community’s existing and future housing needs, and its proposed actions to facilitate the provision of
housing to meet the needs of all income levels. The policies contained in the Housing Element are an
expression of the statewide housing goal of “attaining decent housing and a suitable living
environment for every California family,” as well as a reflection of the unique concerns of the
community.
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Although the Housing Element must follow State law it is by nature a local document. It focuses on
the needs, desires and vision of Pleasanton residents as it relates to housing in the community.
Regional Housing Need Allocation – State law establishes detailed content requirements for housing
elements including a regional “fair share” approach to distributing housing needs. The State
recognizes that in order for the private sector to address housing needs and demand, local
governments must adopt land use plans and implementing regulations that provide opportunities for
and do not unduly constrain housing development.
Every city and county is required to analyze population and employment trends and to quantify
housing needs for all income levels including its share of regional housing. The State Department of
Housing and Community Development (HCD) is responsible for overseeing the implementation of
these housing requirements. The Association of Bay Area Governments (ABAG) develops a
Regional Housing Need Allocation (RHNA) to distribute the region’s share of the statewide need to
the cities and counties within the region. The RHNA is a State-mandated process that determines the
quantity and affordability of housing for which a community must plan. Following this statewide
determination, every city and county must, amongst other things, identify adequate sites that either
already are or will be zoned within the current 7.5 year housing cycle to meet its fair share of the
regional housing needs at all income levels.
The City adopted an updated Housing Element in February 2012 which provides for sites to
accommodate the City’s share of the regional housing need during the 2007 to 2014 planning period.
Although some sites in the East Pleasanton area were discussed, no East Pleasanton sites were
ultimately rezoned for housing for this Housing Element update. A new housing element planning
period will start in 2014 and extend to 2022, and information regarding the number of housing units
that Pleasanton will need to plan for will be available in draft form in July 2012. Preliminary draft
numbers indicate that Pleasanton will need to plan for 1,912 units as follows:
Very low income (less than 50% median income)
685 units
Low income (less than 80% median income)
387 units
Moderate income (less than 120% median income)
393 units
Above moderate income (more than 120% median income)
447 unit
________________________________________________________________
Total
1,912 units
A portion of this need will be accommodated on land already appropriately zoned. Rezoning of
additional sites will be necessary to accommodate any unmet housing need.

Community Climate Action Plan
In July 2010, the City’s Committee on Energy and Environment, in conjunction with City staff and
technical consultants began developing a Climate Action Plan. In addition to defining Pleasanton’s
efforts to be a more sustainable community, the Plan addresses various State regulations and other
obligations. The Plan was ultimately adopted by the City Council in February 2012.
The Climate Action Plan is comprised of six guiding principles relating to energy efficiency and
sustainability as follows:
• Formulate specific targets and performance measures as benchmarks
• Promote citizen and stakeholder participation in administrative design and decisions for
energy efficiency and sustainability
• Engage interested parties and share knowledge through sustainability networks and regional
collaboration initiatives
• Establish a dedicated sustainability office with appropriate funding
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•
•

Coordinate energy and sustainability programs with traditional services and economic
development functions
Lead by example - increase sustainability initiatives by first practicing sustainability within
local government operations and activities.

Adherence to the guidelines will require cooperation with residents, business partners such as PG&E,
and implementation and coordination of City programs such as its Green Building Ordinance.
The Climate Action Plan is divided into five distinct areas with appropriate strategies. Included are
measures pertaining to:
• Land use and transportation
• Energy
• Solid waste minimization
• Water and wastewater
• Community engagement
The Plan includes provisions for mitigation contributions toward renewable energy, water
conservation, recycled water, electric vehicle charging infrastructure, recycling programs, and
outreach and education programs, as appropriate. It further includes an implementation and
monitoring program to guide the process. The program is divided into short, mid, and long term
goals and strategies. Monitoring includes tracking systems to identify areas that are not meeting Plan
goals, thus allowing the City to redirect efforts to stay on track. Progress toward the Plan goals are to
be monitored annually and a progress report will be provided to the City Council. Additionally, an
updated green house gas inventory is to be performed every five years to evaluate Plan progress and
to ensure that maximum reductions are achieved and current regulatory standards are met.
Prior to adoption, the EPSP will need to be consistent with the Climate Action Plan.

Trail Plans
Pleasanton’s residents currently enjoy an extensive system of pedestrian and bicycle trails. It is the
City’s intention to create a city-wide pedestrian and bicycle network in which walking and biking are
viable alternatives to the automobile for daily trips.
Guidance pertaining to the existing and planned locations of these facilities is provided in both the
City’s Community Trails Master Plan, adopted July 1993 and revised April 2002 (Figure 5), and the
Pleasanton Pedestrian and Bicycle Master Plan adopted January 2010, (Figure 6). These plans, along
with direction and recommendations from the City’s Bicycle, Pedestrian and Trails Committee help
to prioritize various projects and establish standards for trail facilities.
Existing City plans provide three classifications of pedestrian trails and three classifications of
bikeways as follows:
Pedestrian Trail Classifications (Community Trails Master Plan)
Class A trails include major multi-use trails and routes with regional connections. These
facilities often utilize existing arroyo maintenance roads and abandoned railroad rights of way.
Surface materials include asphalt, compacted gravel, or granular paving material. Examples
include the Alamo Canal/Arroyo de la Laguna Trail, Iron Horse Trail, and Arroyo Del Valle
Trail.
Class B trails serve as intermediate connectors to Class A trails and routes. They are frequently
narrower in width and use may be more restricted. Routes typically involve paved sidewalks
occurring in undeveloped areas. A specific Class B example is the Arroyo Mocho Trail.
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Class C trails involve the basic trail/route network, including sidewalks on collector streets and
compacted, graded earthen trails. A number of Class C trails exist in the Agustin Bernal Park.
Bikeway Classifications (Pedestrian and Bicycle Master Plan)
Class I bike paths involve a completely separate right of way and are designated for the
exclusive use of bicycles and pedestrians with vehicle and pedestrian cross-flow minimized.
Class II bike lanes involve a restricted right of way and are designated for the use of bicycles
with a striped lane along a street or highway. Bicycle lanes are generally five feet wide.
Vehicle parking and vehicle/pedestrian cross-flow are permitted.
Class III bike routes involve a right of way designated by signs or pavement markings for
shared use with pedestrians or motor vehicles.
Current City pedestrian and bicycle facility plans for the EPSP area call for: (1) an extension of the
Class A Iron Horse Trail through the southwest portion of the Plan area; (2) a connection of the
existing Lake I/Martin Avenue trail to El Charro Road along the northern side of Lake I; (3) a trail
connecting the eastern terminus of Mohr Avenue to the future El Charro Road extension; (4) an
unpaved Class C trail through the entire EPSP area along the full length of the El Charro Road
extension; and (5) potentially a Class I bike path along the eastern most border of the EPSP area.
Only the above relatively few pedestrian and bicycle facilities have been planned within the EPSP
area because this land has been in use by mining and industrial operations. Since these uses have
recently been phased out and this land is being planned for all new uses, the City staff anticipates that
a more comprehensive system of pedestrian and bicycle facilities will need to be developed as a part
of the EPSP process.
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III. OTHER AGENCY PLANNING GUIDANCE
In addition to Pleasanton’s vision and plans for the EPSP area, a variety of other agencies also have
planning interests and authority within the Plan area. Some of the primary agency plans that the City
will need to coordinate with during the EPSP process are discussed below.

East County Area Plan
Due to the large land area and diverse nature of planning in Alameda County, the County General
Plan is divided into several different but coordinated land area plans. The East County Area Plan
(ECAP) applies to the Pleasanton/Livermore area, including the unincorporated lands in and around
the EPSP area. The ECAP will continue to apply to a portion of the EPSP area until such time as this
land is annexed to the City of Pleasanton. In the meantime, Pleasanton may conduct planning
activities in anticipation of future annexation.
The ECAP Land Use Diagram (Figure 7) designates the unincorporated areas within the EPSP areas
as either Resource Management or Water Management based upon the location of the existing land
and lakes. These designations will no longer apply when the site is ultimately annexed to Pleasanton.
The County’s Urban Growth Boundary (UGB) line is contiguous with Pleasanton’s UGB as it passes
through the middle of the EPSP area in a north-south direction along the future El Charro Road
alignment. The matter of potentially relocating both the County’s and City’s UGBs in the future will
require discussion with the County at such time as land use alternatives are being considered for the
EPSP.
The ECAP further designates the unincorporated land located east of the EPSP area as Resource
Management and Water Management. These areas are expected to be planned and annexed to
Pleasanton sometime in the more distant future following the completion of mining operations. At
such time as all quarry lands are mined, reclaimed and annexed, there will probably be no
unincorporated land remaining between Pleasanton and Livermore.

Livermore General Plan
The Pleasanton and Livermore General Plans are coterminous along the eastern boundary of the
Pleasanton General Plan planning area (Figure 4). The eastern boundary of the EPSP abuts the
Livermore General Plan area for only a short distance at the northeastern-most corner of the EPSP. In
this area, the Livermore General Plan calls for: (1) limited agriculture; and (2) parks, trails, recreation
corridors and protected areas, in conjunction with potentially limited sand and gravel harvesting.
An important assumption of the Livermore General Plan relating to area-wide traffic capacity
involves the EPSP area, and more specifically the future extension of El Charro Road to Stanley
Boulevard. This is the same extension called for by the Pleasanton General Plan.
Neither the Livermore Sphere of Influence nor the Livermore Urban Growth Boundary extend within
the EPSP area.
More detailed discussion of Livermore’s plans in the general vicinity of the EPSP is provided below
in the section entitled “El Charro Specific Plan.”
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East Bay Regional Park District
The East Bay Regional Park District (EBRPD) includes portions of Alameda and Contra Costa
Counties totaling approximately 108,000 acres in 65 parks, as well as over 1,200 miles of trails for
hiking, biking, horseback riding and nature study. The park system further includes open space,
habitat preserves, lakes, campgrounds, picnic areas, golf courses, water slides and other recreational
facilities. As a part of this system, the District owns and/or manages approximately 35,000 acres of
land in the Tri-Valley area, including the Ohlone and Sunol wilderness areas, Pleasanton Ridge
Regional Park, and Shadow Cliffs Regional Recreation Area.
The 249-acre Shadow Cliffs Regional Recreation Area is located directly south of the EPSP area on
Stanley Boulevard at the site of a former gravel pit. It provides recreational activities such as lake
use, water slides, hiking, and picnicking. The District owns and operates this facility, which in
addition to providing active recreational opportunities, also functions as open space with its lake and
substantial wetlands. The lake is not considered to be part of the Chain of Lakes.
EBRPD plans to connect its parks with trails throughout the park system. One trail would extend
northeast from the Pleasanton Ridge staging area on Foothill Road through Pleasanton and connect to
Shadow Cliffs using existing and planned City trails. The second trail route remains to be defined,
but is generally planned to extend east from Shadow Cliffs near State Route 84 connecting Shadow
Cliffs to Del Valle Park.
Northwest of Shadow Cliffs, EBRPD is constructing portions of the Iron Horse Trail. The District
plans to eventually connect this trail south to Shadow Cliffs and north through Dublin. The existing
Iron Horse Trail extends from Dublin north all the way through Concord.
EBRPD Master Plan – The EBRPD Master Plan is the District’s official guide for planning its
future facilities. It was originally adopted in 1973 and is periodically updated to reflect changing
circumstances. The Plan is intended to maintain a balance between the need to protect and conserve
natural resources with the need for recreational use of parklands. It also contains a “Master Plan
Map” that graphically illustrates the District’s existing and planned open space areas, parks and trails.
With regard to the EPSP, the EBRPD Master Plan Map designates area within the Chain of Lakes as
“Potential EBRPD Parklands.” It does not however provide any additional guidance in this regard so
it will be important for the City to work with the District and Zone 7 during the EPSP process to
carefully coordinate the planning of this area. As noted earlier, the Pleasanton General Plan calls for
a 38-acre community park to be developed on reclaimed quarry land within the EPSP area. The City
has not yet determined the functions for this park.

Pleasanton Unified School District
The Pleasanton Unified School District provides public school services for local children,
kindergarten through grade twelve. The District boundaries include Pleasanton and some limited
outlying areas. The District operates nine elementary schools, three middle schools, and four high
schools.
Existing public schools that are in the closest proximity to the EPSP area from the standpoint of
vehicular distance include:
• Alisal Elementary School
• Harvest Park Middle School
• Amador High School.
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With consideration given to the change in demographics planned for Pleasanton resulting from the
City’s recent Housing Element update, the School District will be assessing its overall needs for
schools during the coming months as part of its Capital Facilities Plan process.

Airport Land Use Commission
The Livermore Municipal Airport is a city-owned general aviation facility that serves public, private,
business, and corporate tenants and customers, including limited private jets. It is located
immediately north of the EPSP area. The facility occupies over 640 acres of land and contains two
parallel runways, a 5,255-foot lighted main runway and a 2,700-foot unlighted training runway. It
has approximately 650-based aircraft and can accommodate over 200,000 annual aircraft operations.
The airfield is accessible 24 hours a day and the air traffic control tower is operated daily by Federal
Aviation Administration staff from 7:00 A.M. to 9:00 P.M.
The State Aeronautics Act requires the preparation and implementation of Airport Land Use
Compatibility Plans (ALUCP) for nearly all public airports in the State. ALUCPs are intended to
ensure that incompatible development does not occur on land surrounding airports. To accomplish
this, the Act established Airport Land Use Commissions in counties having public use airports. The
commissions are charged with developing, updating and implementing ALUCPs.
The Alameda County Airport Land Use Commission (ALUC) was created in 1971 and adopted the
Alameda County ALUCP in 1977. The most recent update was in 1986. The ALUCP is currently
undergoing a comprehensive update by the ALUC and is expected to be considered for adoption in
2012. If the Draft ALUCP is adopted, the City of Pleasanton will have 180 days to either amend its
General Plan and specific plans in the area to be in compliance with the new ALUCP, or it can
override it: (1) if the City Council makes special findings in accordance with State law; and (2) if the
City Council makes a two-thirds majority vote in support of the override.
The existing ALUCP and Draft ALUCP both contain provisions applicable to the EPSP. Of primary
importance are the: (1) Airport Influence Area; (2) Airport Protection Area; (3) Safety Compatibility
Zones; and (4) Height Referral Area. These classifications and the corresponding mapping (Figures
8 and 9) create zones pertaining to the future development
of outlying lands which the ALUC believes will ensure compatibility with regard to airport functions.
Airport Influence Area – This is the area in which current and future airport-related noise, overflight, safety, and/or airspace protection factors may significantly affect land uses or necessitate
restrictions on those uses, as well as outlying lands on which uses could negatively affect the Airport.
The ALUC is authorized to review local land use actions affecting land within the Airport Influence
Area, including general plan amendments, specific plans, zoning, and building regulations. An
ALUC’s decision regarding a local land use proposal is required to be implemented unless: (1) the
City Council makes special findings in accordance with State law; and (2) the City Council makes a
two-thirds majority vote in support of over-riding the ALUC’s decision.
The existing AIA boundary near the EPSP is shown in Figure 8. The southwestern boundary follows
the Iron Horse Trail alignment near Santa Rita Road. In the Draft ALUCP, this boundary would be
located farther west, making Santa Rita Road the new southwestern boundary. In both the existing
and Draft ALUCP’s all land within the EPSP area is included in the Airport Influence Area.
Airport Protection Area – The City of Livermore established the Airport Protection Area (APA) for
the Livermore Airport in 1991. The APA and associated policies were included as an amendment to
the ALUCP in 1993 and prohibits new residential land use designations and the intensification of
existing residential land use designations within its boundaries. The intent is to forestall adverse
impacts on the health, safety and welfare of future residents that might otherwise live within the APA.
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The northeastern portion of the EPSP area is located within the APA. In the Draft ALUCP, the
location of the APA is proposed to remain unchanged. The APA is defined in the Plan as an area
5,000 feet north, east, and south of the airport runways, and 7,100 feet west of the airport runways.
Safety Compatibility Zones – The ALUCP safety zones, which define compatible and incompatible
land uses, extends to the eastern side of El Charro Road and encompasses a portion of Lake H as
shown in (Figure 8). When this zone was created, its dimensions were based on the ALUC’s review
of background reports concerning accident potential near airports and the experience of other ALUCs,
airport operators, and government agencies on this subject. In the Draft ALUCP, this safety zone is
proposed to be eliminated and replaced with seven new safety zones as described below.
The California Department of Transportation Division of Aeronautics publishes the California
Airport Land Use Planning Handbook to provide compatibility planning guidance to ALUCs, their
staffs and consultants, the counties and cities having jurisdiction over the airport area land uses, and
airport proprietors. The handbook includes a total of seven safety zones. In the Draft ALUCP, the
existing safety zone is replaced with seven safety zones, similar to the zones in the Handbook. The
ALUC then further customized the proposed zones based on factors such as the Airport’s runway
characteristics, flight patterns, and geography. Three of these zones (Zones 4, 6 and 7) extend into the
EPSP area, while the remainder do not (Figure 9).
The choice of safety criteria for a particular zone is largely a function of risk acceptability as
determined by the ALUC. Land uses such as schools and hospitals, which for reasons relating to
proximity to the Airport, are judged to represent intolerable risks and are thus prohibited. Where the
risks of a particular land use are considered significant but tolerable, the implementation of certain
restrictions may reduce the risk to a more acceptable level. Uses that are acceptable generally require
no limitations.
Provisions relating to Safety Zones 4, 6 and 7 in the EPSP area, are summarized below:
• Zone 4 (Outer Approach/Departure Zone) – Prohibit children’s schools, large day care
centers, hospitals and nursing homes, indoor assembly with 300 or more people, outdoor
assembly with 1,000 or more people, and golf courses. Buildings with more than three
floors above ground are generally unacceptable.
• Zone 6 (Traffic Pattern Zone) – Allow non-residential uses. Prohibit indoor and outdoor
assembly with 1,000 or more people, children’s schools, and golf courses. Allow
residential uses.
• Zone 7 (Other Airport Environs Outside of Zones 1-6 but within the Airport Influence
Area) – Allow residential uses.
The Draft ALUCP discourages uses and landscaping that attract wildlife (such as birds and deer).
Height Referral Area - The Height Referral Area delineates the airspace of concern to the ALUC
due to possible hazards to air navigation caused by tall structures. This is identical to Federal
Aviation Administration (FAA) notification requirements for proposed construction or alteration.
Any proposed construction project which would protrude into an identified airspace must be referred
by the project sponsor to the FAA for an Aeronautical Study. Any local agency action that is subject
to ALUC review and which would permit an object to protrude into the identified airspace must be
referred to the ALUC for a “determination of plan consistency.” ALUC policies relating to height are
then applied.
All of the EPSP area is located within the Height Referral Area.
Wildlife Hazard Management Plan – The FAA and other federal agencies are actively involved in
studying and developing safety regulations pertaining to aircraft “wildlife strikes.” This effort also
includes the study of certain land uses that have the potential to attract potentially “hazardous
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wildlife” on or near to public use airports. The hazardous wildlife classification mostly relates to
birds, deer and coyotes.
In conjunction with federal efforts, the administrators of public airports located in close proximity to
large areas of open space, water, storm water detention/retention basins, waste disposal operations,
wastewater treatment plants, wetlands, agriculture, surface mining, and other potential habitat areas
are preparing and implementing Wildlife Hazard Management Plans intended to address wildlife
strike issues. Since the Livermore Airport is located in close proximity to the Chain of Lakes,
arroyos, significant open space lands, golf courses, surface mining, planned detention/retention
basins, etc. that serve as wildlife habitat, the FAA requested that the City of Livermore prepare a
Wildlife Hazard Management Plan. The results of the Plan may ultimately have some impact on the
planning of open space areas within the EPSP, and may thus require coordination in this regard.

Specific Plan For Livermore-Amador Valley Quarry Area Reclamation
A specific plan for the Livermore-Amador Valley Quarry Lands (including the EPSP area) was
adopted by Alameda County in 1981. The Specific Plan contains quarry operation phasing plans, a
map showing useable land remaining after the reclamation of quarry pits, and a plan identifying
future reclaimed land uses (i.e., the Chain of Lakes, recreational trails, and areas potentially
supporting future development).
Over the passage of time however much of this Plan has been superseded by County General Plan
updates, county-wide citizen ballot measures, and the approval of other County planning documents
and agreements. The Specific Plan will continue to partially apply to the EPSP area until such time as
the limited reclamation tasks are completed and the land is annexed to the City of Pleasanton. At
such time, the Specific Plan will no longer have any relevance to the EPSP area.

Surface Mining Permits
Previous mining and reclamation operations within the EPSP area were permitted by and subject to
various conditions of Alameda County Surface Mining Permits. These permits have been in effect
and subject to periodic updates for many years. Permits covered the land areas now occupied by
Cope Lake, Lake H and Lake I, as well as large areas of vacant/reclaimed land located both to the
immediate south and east of the Pleasanton Operations Service Center.
The County has indicated that only a limited amount of near-term reclamation work remains within
the EPSP area. This work is outlined below and is expected to be completed by 2014:
•
•
•
•
•
•
•

Filling and grading the remaining “Busch Pit” located in the EPSP area just east of the
Pleasanton Operations Service Center
Completion of the required construction of a flood control diversion structure between the
Arroyo Mocho and Lake H or provide adequate funding to Zone 7 to complete the diversion
structure at a later time
Dedication of Lake H fee title to Zone 7
Removal of all remaining on-site storage of K-Rail
Certification of the repairs that were previously completed to the lakes
Ripping of the nonessential quarry truck haul roads to loosen/remove compacted soil
Re-vegetation where necessary with appropriate seed.

Upon completion of the above work, the County will submit a letter of recommendation to the State
pertaining to the certification of final reclamation. Once certification is granted, the permit will no
longer have any relevance to the EPSP area.
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IV. ADJACENT AREA SPECIFIC PLANS
In addition to the EPSP, two other specific plans were recently approved in the nearby area to the
north that will have some relevance to planning within the EPSP area. These include the Stoneridge
Drive Specific Plan in Pleasanton and the El Charro Specific Plan in Livermore. Both plans reveal
the type and character of development intended for these areas as well as traffic circulation and flood
control measures that are particularly relevant to the EPSP. Development within each plan area is
now underway and is expected to extend well into the future. Both plans are discussed below.

Stoneridge Drive Specific Plan
The Stoneridge Drive Specific Plan area is located in the northeastern-most corner of Pleasanton.
The Specific Plan was originally adopted in 1989 and most recently updated by the City Council in
August 2010. Mass grading over a portion of the site is now underway. The property is bounded to
the north by the I-580 freeway and the City of Dublin, to the east by El Charro Road and the City of
Livermore, to the south by the Arroyo Mocho channel and reclaimed quarry land, and to the west by
residential neighborhoods in the City of Pleasanton.
Land Use - The Specific Plan anticipates a series of land uses including an auto mall, retail center,
continuing senior care community, and community and neighborhood parks (Figure 10).
The 37-acre northeast portion of the property adjacent to the I-580/El Charro Road interchange is
designated for use as an auto mall, permitting up to 331,000 square feet of auto dealership building
floor area and ancillary uses. The 11-acre area located immediately south of the auto mall and
adjacent to El Charro Road is designated for commercial uses, permitting up to 120,000 square feet of
retail or 200,000 square feet of office uses. The 46-acres located in the northwest portion of the Plan
area are designated for development of a continuing senior care community, permitting up to 800
living units, as well as dining, recreation, and related health care and outpatient physical therapy
facilities. Five-acres located in the center of the Plan area are planned for a combined neighborhood
park/storm water detention facility. Finally, a 17-acre community park is planned immediately south
of the future Stoneridge Drive alignment and north of the Arroyo Mocho.
Circulation - The eastern portion of the Plan area is bordered by the I-580/El Charro Road
interchange. El Charro Road is presently a two-lane paved roadway that is heavily traveled by quarry
trucks. The portion of the Road located in the vicinity of and south of the Arroyo Mocho is privately
owned by Vulcan Materials.
Stoneridge Drive is planned to provide access to and through the Specific Plan area by extending in
an easterly direction from its current easternmost terminus at Trevor Parkway to connect to El Charro
Road in accordance with a detailed phasing program. The Stoneridge Drive extension is currently
under construction and scheduled for completion in late summer 2013.
A Pre-Development and Cooperation Agreement between Pleasanton, Livermore, Alameda County,
Vulcan Materials, and the Alameda County Surplus Property Authority was executed in September
2007. This agreement specifies the improvements needed for El Charro Road in order to make it
available for public use while also safely maintaining its current function as the only direct quarry
truck haul route between the extensive quarry operations to the south and I-580. El Charro Road is
planned as a six-lane divided public road with turn lanes between I-580 and the planned intersection
of Stoneridge Drive/Jack London Boulevard. The Agreement calls for Livermore to reconstruct El
Charro Road prior to opening any development within the El Charro Specific Plan area in Livermore.
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Pleasanton’s recent annexation of the Plan area included the El Charro Road right of way, including
sections both north and south of the Stoneridge Drive/Jack London Boulevard intersection. In
addition, a portion of El Charro Road located south of the Stoneridge Drive/Jack London Boulevard
intersection and north of the Arroyo Mocho Bridge will remain privately owned by Vulcan Materials.
The future intersection of El Charro Road at Stoneridge Drive/Jack London Boulevard is planned to
be signalized and sized to accommodate the General Plan build-out of both cities, assuming the full
extension of Jack London Boulevard to Isabel Avenue, Stoneridge Drive to El Charro Road, and El
Charro Road (through the EPSP area) to Stanley Boulevard. The existing Freisman Road intersection
near I-580 is to be closed and Freisman Road will be realigned to a new intersection with Jack
London Boulevard in Livermore.
Flood Control - The Arroyo Mocho borders the Stoneridge Drive Specific Plan area to the south
within a Zone 7 channel that is approximately 250 feet wide. In 2004, Zone 7, in coordination with
the Alameda County Surplus Property Authority, completed the Arroyo Las Positas
Realignment/Arroyo Mocho Widening Project. This project widened the Arroyo Mocho channel to
its current size in order to contain the projected 100-year flood. The project also realigned the Arroyo
Las Positas, which had formerly traversed the Plan area, so that it now utilizes a channel
approximately 230 feet wide from a point approximately 1,200 feet east of El Charro Road (in
Livermore), converging with the Arroyo Mocho at El Charro Road.
While the 2004 Arroyo Mocho project created adequate capacity to carry the 100-year flood event in
the channel adjacent to the Stoneridge Drive Specific Plan area, the arroyos upstream of the Plan area
in Livermore are currently under capacity and predicted to overtop and send floodwaters over El
Charro Road and through the northern portion of the Plan area. However, flood protection
improvements are now being constructed by Livermore as part of the El Charro Specific Plan which
will remove the Stoneridge Drive Specific Plan area and much of the El Charro Specific Plan area
from the 100-year flood zone. These improvements include an overbank barrier and a
detention/conveyance facility along the Arroyo Las Positas channel in Livermore. After Livermore
completes the construction of these improvements, it will file a “Letter of Map Revision” with the
Federal Emergency Management Agency (FEMA) to remove these areas from the flood zone.

El Charro Specific Plan
The El Charro Specific Plan area is located in the northwestern-most corner of the City of Livermore,
on the opposite side of El Charro Road as the Stoneridge Drive Specific Plan. It is comprised of 16
properties with a combined area of approximately 250 acres. Construction of the regional retail
center is now underway. A majority of the site currently consists of non-urbanized land, some of
which is being dry-farmed. A few properties contain additional uses, including a golf driving range
and a small cluster of rural residential homes.
The Plan Area is bordered by I-580 to the north; golf course to the east; limited quarry land, open
space, Livermore Airport, and golf course to the south; and El Charro Road and the City of
Pleasanton to the west.
Land Use - Through the implementation of the El Charro Specific Plan (Figure 11), Livermore
primarily intends to facilitate retail uses that serve travelers along I-580 or have a regional or a superregional draw. As a result, commercial uses will fall under two zoning classifications: regional
serving retail and highway-oriented commercial. Substantial open space is also proposed to help
facilitate the protection of the Livermore Airport and natural resources, and storm water management.
Regional Retail - Regional retail uses may include food and entertainment, regional and subregional retail, mid-box retail, outlet stores, home decorating, and mid-size retailers that sell
goods such as electronics, sporting goods, or other consumer products. Lifestyle services are
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also permitted. These might include day or health spas, sports centers that provide activities
such as tennis or swimming, restaurants, and hotels.
Highway Oriented Commercial - Due to the Specific Plan area’s proximity to the I-580,
highway oriented commercial uses are planned in the vicinity of the El Charro Road/Jack
London Boulevard intersection. Uses within the highway-oriented commercial zone may
include hotels, gas stations, restaurants, and other uses that cater to interstate travelers.
Open Space - Immediately south of the retail development areas, Livermore will maintain and
enhance its current open space system. Open space within the El Charro Specific Plan Area
comprises approximately 97 acres. This land is intended to protect the Arroyo Las Positas as a
natural resource and its role in storm water management. Open space areas will also help buffer
the future commercial uses from the quarries to the south and the Livermore Airport to the east.
Open Space located to the north of Arroyo Las Positas will provide flood control and storm
water treatment and detention functions. Open space located south of Arroyo Las Positas will
be used for storm water management, as well as for a reconfiguration of the existing golf course
necessitated by the extension of Jack London Boulevard.
Traffic Circulation - Proposed roadway improvements include the widening of El Charro Road,
improvements to the I-580/El Charro Road interchange, and the extension of Jack London Boulevard
through the site to enhance area-wide circulation. These improvements are more fully discussed in
the above section regarding the Stoneridge Drive Specific Plan.
Flood Management - Flood control improvements are planned to remove much of the Plan area as
well as some of the Stoneridge Drive Specific Plan area in Pleasanton from the 100-year flood plain.
These improvements are more fully discussed in the above section regarding the Stoneridge Drive
Specific Plan.
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V. PLAN AREA PROPERTY OWNERS
The approximately 1,000-acre EPSP area is comprised of seven separate landholdings (Figure 3).
These include the following:
• Zone 7 owns Lake I and Cope Lake and is scheduled to acquire ownership of Lake H from
the Pleasanton Gravel Company following the completion of site reclamation in 2014 for a
future combined total of approximately 604 acres.
• Pleasanton Gravel Company presently owns Lake H and approximately 3 acres of land
bordering the east side of Cope Lake which is used as a gravel truck hauling road.
• Lionstone Group owns approximately 300 acres of mostly vacant reclaimed land.
• Kiewit Infrastructure Company owns 50 acres of mostly vacant reclaimed land located along
Busch Road and Valley Avenue.
• Legacy Partners owns approximately 16 acres south and east of the PGS property.
• Pleasanton Garbage Service owns 7.5 acres (and leases another 3 acres from the Kiewit
Infrastructure company) for the transfer station site on the south side of Busch Road.
• City of Pleasanton owns the 16-acre Operations Service Center located on the north side of
Busch Road.
Each of these landowners was invited to provide input with regard to their future interests and
aspirations for their property. All are interested in participating in the EPSP process. Background
information and summaries of their responses are presented below.

Zone 7 Property
The Alameda County Flood Control and Water Conservation District, Zone 7 is responsible for
providing flood protection and water resources to eastern Alameda County. Zone 7 serves as the
provider of wholesale water to Pleasanton, including future development within the EPSP area. It
also regulates the withdrawal and recharge of water from the groundwater basin that underlies the
Livermore-Amador Valley. Not only will Zone 7 be involved in the planning of the EPSP area as a
service providing agency, but it is also a significant property owner within the Plan area.
The Chain of Lakes (Figure 2) is integral to Zone 7’s water management functions due in part to its
central location in the Livermore-Amador Valley. The Chain of Lakes is planned to provide flood
water detention during extreme storm events, and aquifer-recharge to the surrounding main
groundwater basin, which is part of the Valley’s drinking water supply. Zone 7 will eventually own
all of the Chain of Lakes (Lakes A through I) after they are mined and reclaimed by the mining
companies. Ultimate dedication of the lakes to Zone 7 is a requirement of the 1981 Specific Plan for
Livermore-Amador Valley Quarry Area Reclamation.
Zone 7 currently owns Lake I and Cope Lake. Cope Lake is technically not part of the Chain of
Lakes. In addition, Lake H is expected to be dedicated to Zone 7 in 2014 following the completion of
reclamation activities. At that time, Zone 7’s landholdings in the EPSP area will include the
following:
• Cope Lake – 225 acres
• Lake H – 76 acres
• Lake I – 276 acres
• Wetlands and other lands surrounding the three lakes - 27 acres.
Upon dedication of Lake H in 2014, Zone 7 will own approximately 604 acres of the 1,000-acre
EPSP area.
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Flood Control – To ensure that controlled drainage of the Livermore-Amador Valley’s surface water
runoff is adequately maintained, Zone 7 manages approximately 39 miles of flood- protection
channels ranging from concrete-lined facilities to natural creeks. Streambed channelization along
Arroyo de la Laguna, Alamo Canal, Arroyo Mocho, Hewlett Canal, Chabot Canal, Pleasanton Canal
and Tassajara Creek has substantially reduced the possibility of excessive flooding.
Zone 7 is presently involved with the City of Livermore in completing flood control improvements in
conjunction with the El Charro Specific Plan area in Livermore and the Stoneridge Drive Specific
Plan area in Pleasanton, as previously discussed. These improvements will remove this land from the
100-year flood zone.
Other than these nearby improvements, Zone 7 does not anticipate the need for any significant
improvements within the EPSP area. However, the existing lakes will be used to assist in the
temporary storage of flood waters. During peak storm events, some runoff will be transferred from
Arroyo Mocho and Arroyo las Positas into Cope Lake and possibly into other lakes that are outside of
the EPSP area. After the rains subside, the water will then be pumped back to the arroyos to drain
downstream as safety conditions allow.
Wholesale Water Supplier – As the wholesale water provider to the Tri-Valley, Zone 7 will be the
future source of water for development within the EPSP area. Zone 7 currently receives its water
from: (1) the State Water Project through the South Bay Aqueduct; (2) surface runoff collected in the
Del Valle Reservoir; and (3) local groundwater. Acting as a water wholesaler, Zone 7 sells water to
Pleasanton which as a water retailer operates and maintains the water pumping, storage and
distribution systems that deliver the water to homes and businesses. For further discussion, please
refer to the “Roadways and Other Infrastructure “ chapter of this report.
Underground Water Basin Withdraw – A significant groundwater basin lies generally beneath the
flat portions of the Livermore-Amador Valley. This basin includes several aquifers consisting of
water-bearing gravel layers separated by impervious layers of clay.
The City of Pleasanton owns and operates three wells that pump water from the groundwater basin.
This accounts for approximately 20 to 25 percent of Pleasanton’s total water supply. The City’s
annual groundwater entitlement is fixed by contract with Zone 7 which acts as the regional
groundwater basin manager for the Livermore-Amador Valley. This entitlement is subject to
negotiation when the City’s water contract with Zone 7 is renewed, although the City does not
anticipate that future pumping limits will significantly change.
Underground Water Basin Recharge – Groundwater recharge is a vital component of natural
resource water supply production. The Arroyo las Positas, Arroyo del Valle, Arroyo Mocho and
some of the lakes within the Chain of Lakes act as groundwater recharge areas.
In the EPSP area, the western portion of Lake I has gravel-lined slopes with a clay bottom that allows
for a significant amount of water recharge to occur. Due to soil conditions and smaller surface area at
Lake H, only minor recharge is able to take place. Cope Lake acted as a former distillation pond for
the quarries and is thus lined with many feet of silt which precludes recharge potential.
Stream Management Master Plan – In August 2006, Zone 7 adopted the Stream Management
Master Plan (SMMP). The SMMP is a planning document that identifies the flood control projects
necessary to help Zone 7 protect against 100-year flooding events in eastern Alameda County, while
providing opportunities for water quality improvements, water supply, habitat restoration, and
recreational projects. The SMMP is a tool for Zone 7, the Valley cities, and other agencies to help
facilitate development decisions that compliment and protect the Valley’s flood control system. More
specifically, with regard to the EPSP area, the SMMP is intended to provide Zone 7 with guidance for
the use of portions of the Chain of Lakes as temporary storm water runoff storage (Cope Lake and
possibly others), and artificial ground water recharge (Lakes H and I).

East Pleasanton Specific Plan Preliminary Background Report

33

Potential EPSP Area Planning Issues - Potential planning issues relating to Zone 7 property within
the EPSP area are presented below for consideration during the EPSP process.
Water Quality – Since water stored in Lakes H and I is used to some extent for ground water
recharge, Zone 7 must maintain the highest water quality standards. This includes protection
against potentially polluted storm water runoff into these two lakes, development of future land
uses which may pose chemical risks, and use of the lakes for recreational activities that could
add contaminants to the water.
Storm Water Runoff - Maintaining high water quality also involves ensuring that EPSP area
storm water runoff does not drain into Lakes H and I. Zone 7 will permit the property now
owned by Legacy Partners to utilize Cope Lake for runoff detention per a pre-existing
agreement, but not the properties owned by Kiewit and the Pleasanton Garbage Service. A
variety of federal, State, City, Zone 7 and other regulatory agencies provide standards for
ensuring that runoff is properly treated before reaching any public waterways.
Future Land Uses – Zone 7 has expressed concern regarding certain types of land uses within
the EPSP area that have the potential to reduce water quality, i.e., chemical treatment uses,
service stations, dry cleaners, etc. In addition, buildings, trails and other improvements will
need to be setback adequate distances from lake edges to ensure safety with regard to bank
stability and steepness issues.
Recreation – Limited leisure recreational uses may be permitted by Zone 7 around the lakes.
This might include lake perimeter trails and vista look-outs. Active recreational uses such as
wading, swimming, and boating are not permitted.
Habitat Protection – As discussed later in this report, the area in and surrounding the lakes
provide habitat for a rich assortment of plant and wildlife species. Sensitive treatment of these
areas is a high priority of both the City and Zone 7 and is required by the regional, State and
federal environmental agencies. The Pleasanton General Plan specifies that the “(quarry) lake
areas should be restored to a safe and natural condition, and wildlife areas should be
regenerated to the fullest extent feasible.” Zone 7 has adopted the Eastern Alameda County
Conservation Strategy to help guide habitat planning.

Pleasanton Gravel Company Property
Pleasanton Gravel Company presently owns Lake H but is scheduled to dedicate ownership of it to
Zone 7 following the completion of reclamation work in 2014. The Company also owns
approximately 3 acres of land bordering the east bank of Cope Lake which is uses as a gravel truck
hauling road to access El Charro Road and I-580 to the north.

Lionstone Group Property
The approximately 300-acre Lionstone Group property was previously owned, mined and reclaimed
by the Kaiser Sand and Gravel Company followed by Hanson Aggregates. Limited reclamation work
in several portions of the property remains to be completed in the near future. The Lionstone Group
landholdings consist of three separate areas: the Northern, Central and Southern Properties. Each is
substantially different, as described below.
Northern Property – The 24-acre Northern Property is located immediately north of Lake I.
Future public vehicular access to this site is planned via the extension of El Charro Road.
Surrounding land uses include the Arroyo Mocho and the Stoneridge Drive and El Charro
Specific Plan areas to the north, El Charro Road and open space/agriculture to the east, Lake I
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to the south, and single-family housing to the west. This flat, vacant site is reclaimed quarry
land covered with brush and non-native grasses.
Central Property – This small approximately 5-acre parcel is situated near the center of the
EPSP area with frontage on all three lakes. A Zone 7 pump station was recently constructed on
the abutting land to the east. El Charro Road is planned to provide future public vehicular
access to the site along its western side. The property is vacant and covered mostly with brush
and non-native grasses.
Southern Property – The Southern Property consists of approximately 275 acres. Some of this
land is located within the Pleasanton city-limits. It is mostly vacant, reclaimed quarry land that
presently includes a small office building, heavy equipment maintenance shop, limited
warehousing space, lubricant storage shed, and two temporary office buildings. Vehicular
access to the property is provided by Busch Road and additional future access is planned via the
extension of El Charro Road. High voltage lines, the Union Pacific Railroad tracks and Stanley
Boulevard extend along the southern border of the property.
A comparatively small quarry pit (the “Busch Pit”) remains on the property just east of the
Pleasanton Operations Service Center. It is scheduled to be filled and graded in the near future
in accordance with the County’s Surface Mining Permit.
Future Planning – A variety of mixed-use development scenarios have been explored for this
property in the recent past when the property was owned by Legacy Partners. Potential uses have
included office, retail, industrial/warehousing, housing, parks and a children’s hospital.

Kiewit Property
The 50-acre Kiewit property is located on the south side of Busch Road, immediately adjacent to
Valley Avenue within the city-limits. It is roughly triangular-shaped and consists mostly of
reclaimed quarry land. The site currently contains three storage/office buildings but is otherwise
mostly vacant. High voltage lines extend along the Valley Avenue frontage of the property.
This land was used for many years by Kie-Con casting operations and included a concrete batch
plant. Kie-Con produced precast concrete structures for the construction industry. This site was
strategically located since it allowed Kie-Con to purchase sand and gravel from the adjacent Kaiser
Company and later from Hanson Aggregates. These raw materials were key to the manufacturing of
concrete products. Kiewit also used a portion of the site for its Northern California District
operations yard. The yard’s function was to stage, store, mobilize, and plan Kiewit’s equipment
support for contractor operations throughout Northern California.
Future Planning – With regard to Kiewit’s future plans for its property, Mr. Paul White, Kiewit
Director of Real Estate has indicated that:
“Going forward, the challenge is to determine what alternative uses of the property can be
developed such that the land achieves its potential. This analysis includes a highest and best use
study and also must consider many other factors including City plans for Pleasanton’s east side.
Our base case for the future is a continued use for industrial purposes but with a realization of the
opportunity to transition to an alternate and better use. We believe that some sort of mixed-use
development is the optimal use for the land. Simply put, I would expect a visitor to the site in the
next few years to see something dramatically different than exists today. We are continuing our
own internal studies.
… We know the East Pleasanton Specific Plan process is getting started. We welcome this and
Kiewit wants to take an active role. While our 50 acres has many different characteristics from
the ownership of the adjacent properties such as the former Hanson gravel pit, the Zone 7 land,
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and the Pleasanton Garbage parcel, we have the most fundamental similarity which is a location
nexus.”

Pleasanton Garbage Service Property
PGS owns and leases land for the 10.5-acre transfer station site which is located on the south side of
Busch Road, within the city-limits. It also leases land in Livermore for transfer purposes. In addition
to waste collected in Pleasanton, the transfer station accepts refuse collected by PGS in nearby
unincorporated portions of Alameda County, the general public, and residents and businesses from
neighboring jurisdictions.
The City currently has a franchise agreement with PGS to the year 2019. This agreement gives PGS
exclusive rights to collect and transport solid waste from all residential, commercial and industrial
waste generators in Pleasanton. PGS contracts with Browning Ferris Industries for disposal at the
Vasco Road Landfill in Livermore.
A materials recovery facility and a green-waste/composting program are provided at the transfer
station. The recovery facility has been in operation since 1990. It uses a conveyor belt to facilitate
manual removal of recyclable materials from refuse. PGS also operates a buy-back center through an
affiliated company at the transfer station, and collects cardboard, glass, and paper from commercial
and industrial waste generators. The City and PGS have also jointly implemented a green-waste
collection program since 1996.
Future Planning – PGS has summarized its future plans for the transfer station as follows:
“Future plans for the EPSP area are to work out an extension of the garbage franchise which
needs to happen soon enough that fleet replacement and other equipment planning can continue
to occur in an orderly basis. With a longer time horizon, PGS can work with the City and
adjacent property owners to explore options for the future of the transfer station.
The two primary options for the future of the transfer station are to expand in place, adding
several acres for more state of the art recycling equipment, or to relocate further east beyond the
planned El Charro Road alignment. Until and unless the planning, financing, and purchase of a
transfer station further to the east are worked out, PGS is opposed to any residential land use
closer than 500 feet from the existing transfer station, with preference that the buffer area be
zoned for light industrial uses.”

Pleasanton Operations Service Center Property
As noted in the Project Description of this report, the EPSP area as illustrated in Figure 1 includes
the Pleasanton Operations Service Center (OSC). The OSC site contains of a variety of support
facilities for various City functions. Primary facilities include: administrative office space for on-site
operations, indoor and outdoor storage area for City equipment and supplies, vehicle service and
storage area, fuel pumps and tanks for underground fuel storage, chemical storage, fire safety training
tower, and police target range. The City does not currently have any plans for relocation or
significant changes to the OSC in the foreseeable future.
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VI. SURROUNDING LAND USES
The 1,000-acre EPSP area is surrounded by a variety of land uses. These will need to be carefully
considered during the planning process to ensure that land use compatibility between EPSP
development and its surroundings is maintained to the fullest extent feasible. Some of the existing
uses that border the potential EPSP development that will need to be considered are discussed below.
In addition, one of the greatest planning needs will be to address concerns raised by adjacent
neighborhoods and other out-lying neighborhoods to the west and north.

Ironwood Active Adult Community
The Ironwood Active Adult Community (Figure 12) is a 110-unit single-family housing
development. The 23-acre site is located immediately west of the EPSP area and north of the City’s
Operations Service Center. This development is being constructed by Ponderosa Homes and is
intended for residents aged 55 and older. One and two-story homes are being constructed on lots
ranging in size from 5,100 to 13,500 square feet in area. The project is scheduled for completion in
2014.
A single point of public vehicular access is provided in the southwest corner of the site via Bradford
Way. Bradford Way then connects to Ironwood Drive and Busch Road for access. The site has no
direct vehicular connections to the EPSP area.
As a condition of project approval, the developer is required to install a public trail (“Mohr Avenue
Trail”) along the northern boundary of the development. This extension stubs into the EPSP area
near Lake I, thus serving as a potential connecting link between the EPSP area and greater Pleasanton
to the west.

Adjacent Quarry Operation Plans
The original Quarry Lands between Pleasanton and Livermore covered approximately 4,000 acres
(Figure 2). The majority of this land is either in the process of being mined, reclaimed, or has
already been reclaimed.
The California Division of Mines and Geology has designated all of the remaining LivermoreAmador Valley Quarry Lands as an “Aggregate Resource Area of Regional Significance.” Nearly all
of this land is situated within the Pleasanton General Plan Planning Area and is designated on the
General Plan Map for “Lake-Sand and Gravel Harvesting” and “Water Management, Habitat and
Recreation.” The General Plan calls for the reservation of all Sand and Gravel Harvesting areas
exclusively for the production of sand and gravel until such time as quarry operators have depleted
these resources. Ultimately, mining is not expected to be completed in the remaining Quarry Lands
until sometime between the years 2030 and 2040.
As with the mining operations and reclamation that took place within the EPSP area, the remaining
Quarry Lands are also subject to the County’s “Specific Plan for Livermore-Amador Valley Quarry
Area Reclamation.” This Plan contains quarry operation phasing plans, a map showing useable land
remaining after the reclamation of quarry pits, and a plan identifying future reclaimed land uses (i.e.,
the Chain of Lakes, recreational trails, and areas potentially supporting future development). These
lands are further subject to the various conditions of Alameda County Surface Mining Permits. These
permits have been in effect and subject to periodic updates for many years.
Upon the completion of mining and reclamation, Lakes A through G are ultimately required to be
dedicated to Zone 7 for inclusion in the Chain of Lakes.
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Land Ownership and Mining Operators – Pleasanton Gravel Company presently owns most of the
remaining quarry lands east of the EPSP, with Vulcan Materials and CEMEX owning smaller areas.
Mining operators include Vulcan Materials and CEMEX to whom Pleasanton Gravel Company has
granted the mineral rights for mining.

Adjacent Rail Service
The Western and Southern Pacific Railroads previously owned and operated separated rail facilities
through Pleasanton. They subsequently consolidated their services using the former Western Pacific
tracks which are now referred to as the Union Pacific Railroad (UPRR) tracks. These tracks border
the EPSP area to the south. At present, there is no direct access from land within the EPSP area to the
tracks.
The UPRR tracks are still used by both railroad companies for transporting freight, as well as by the
Altamont Commuter Express (ACE) train. Current freight rail usage of the tracks occurs about 12
trains per day.
ACE provides regional passenger service using the tracks from Stockton to San Jose with stops in
Livermore and Pleasanton along the way. Service includes three westbound morning trains and three
eastbound afternoon trains, for a total of six daily train trips.
The Pleasanton ACE Train Station is presently located at the Alameda County Fairgrounds, on
Pleasanton Avenue just north of Bernal Avenue. The General Plan indicates that the City should seek
a permanent location in Pleasanton for the Station. Potential alternative locations have been
considered (including the southwest portion of the EPSP area) but nothing has been resolved in this
regard.
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VII. ROADWAYS AND OTHER INFRASTRUCTURE
Infrastructure planning is an integral part of the specific plan process. The planning of land uses and
land use intensities goes hand-in-hand with the planning of infrastructure. Engineering input relating
to roadways, water, wastewater, storm water drainage, energy, etc. is essential throughout the
planning process to ensure that planned development will not overload these systems, become overly
costly, or significantly impact the environment. Preliminary discussion relating to these matters is
presented below. More detailed information will be generated throughout the EPSP planning process
on an as-needed basis.

Roadways
Pleasanton, Dublin, Livermore, and Alameda County have worked cooperatively for many years in an
effort to coordinate traffic planning between them. Due to the limited number of east-west roadway
connections through the Tri-Valley area (I-580, Stanley Boulevard and Vineyard Avenue), coupled
with the highly congested traffic conditions on I-580, major cut-through traffic issues have persisted
in the northeast Pleasanton area. As a result of local, regional, State and federal planning efforts and
jurisdictional agreements however, significant traffic improvements are now underway or being
planned that will provide relief to this area. These include:
•
•
•

•
•

•

•

On-going improvements to I-580
Extension of Dublin Boulevard in Dublin easterly from its existing terminus at Fallon Road to
connect to North Canyons Parkway in Livermore. Upon completion, this planned extension
will provide the first east-west arterial street connection between Dublin and Livermore.
Extension of Stoneridge Drive in Pleasanton easterly from its current terminus at Trevor
Parkway to El Charro Road where it will connect to the future extension of Jack London
Boulevard in Livermore. The Stoneridge Drive extension is currently under construction and
scheduled for completion in late summer 2013.
Extension of Jack London Boulevard in Livermore westward from its current western
terminus at the Livermore Airport to connect to the Stoneridge Drive extension at El Charro
Road. This extension is also currently under construction.
Extension and widening of State Route 84 (SR-84) from its new interchange at I-580 in
Livermore in a southwest direction around Pleasanton connecting to I-680 near Sunol. Upon
completion of the current SR-84 improvement project in 2012, SR-84 will provide a safer and
more direct route for traffic. The Pleasanton General Plan also supports the future widening
of SR-84 from two to four lanes between I-580 and I-680. This improvement will further
help to alleviate cut-through traffic in Pleasanton and congestion on I-580.
Extension of El Charro Road southward from its current terminus near I-580 to Stanley
Boulevard (Figure 13). Similar to the SR-84 improvements, but on a more local-scale, the
extension of El Charro Road will allow some Pleasanton motorists to bypass existing
congested streets in Pleasanton with direct freeway access, thus providing additional traffic
relief. The planning of this route will be part of the EPSP process and construction will occur
in conjunction with development of the EPSP area.
Extension of Busch Road eastward to connect to the El Charro Road extension (Figure 13).

Traffic Model - Pleasanton has taken many steps over the years to reduce traffic congestion and to
plan for future traffic movement within and around the City. The City’s Community Development
Department is directly involved in the coordination of these efforts. Staff is greatly assisted in this
regard by a comprehensive traffic forecasting model. The model utilizes information regarding the
City’s existing and future land uses, as well as the existing and future roadway network, to project
traffic volumes and the performance of major intersections within the City.
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The model routes traffic as necessary to produce existing and build-out traffic volumes based upon
travel times (Figures 14 and 15). Using existing land development, the model is calibrated such that
its traffic volumes and distribution projections for the existing conditions closely match actual field
traffic counts. Based upon the assumption that the model then closely reflects the City’s real-life
roadway network, traffic controls, and local and regional traffic origins and destinations, the model is
able to simulate changing traffic conditions and travel patterns as land development adds new traffic
to the roadway network and as various network improvements are made to the transportation
infrastructure.
The traffic model will be very useful during the EPSP process by projecting future traffic volumes
and patterns that alternative Specific Plan land use and roadway scenarios will create in the context of
the planned City and regional roadway network.
Impacted Streets and Intersections - Recent traffic model runs for the General Plan update indicate
that moderate development of the EPSP area and roadway extensions will primarily impact the
arterial streets and intersections identified below. The significance of these impacts will depend upon
the types and intensities of proposed land uses, plus the traffic characteristics associated with these
uses. The arterial streets that are the most likely to be impacted by EPSP development and street
extensions include:
•
•
•
•
•
•

Busch Road
Valley Avenue
Santa Rita Road
Stanley Boulevard/First Street/Sunol Boulevard
Stoneridge Drive
El Charro Road/ Fallon Road

The arterial street intersections that are most likely to be impacted by EPSP development and street
extensions include:
•
•
•
•
•
•
•
•
•
•

El Charro Road at Stoneridge Drive (addition of southern leg to intersection and connection to
Stanley Boulevard, increasing traffic volume)
El Charro Road at the private gravel truck road (increase in volume by making the roadway
public)
El Charro Road at Stanley Boulevard (left turn capacity issues [southbound and eastbound]
right turn capacity and operation issue westbound)
Stanley Boulevard at Bernal Avenue/Valley Avenue (change in circulation pattern with
possible reduction in southbound left turns and westbound right turns)
Valley Avenue at Busch Road (change in circulation pattern and traffic volume for all
approaches)
Valley Avenue at Santa Rita Road (change in circulation pattern with possible reduction in
southbound left turns and westbound right turns)
Santa Rita Road at Stoneridge Drive (change in circulation pattern in all directions)
Bernal Avenue at First Street/Sunol Boulevard (change in circulation pattern)
Fallon Road at Dublin Boulevard (change in circulation pattern, possible increase in
northbound through and left and southbound through)
Tassajara Road at Dublin Boulevard (change in circulation pattern all directions)
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The freeway and highway interchanges that are the most likely to be impacted by EPSP development
and roadway extensions include:
•
•
•
•
•
•

I-580/Santa Rita Road
I-580/El Charro Road
I-580/SR 84
Stanley Boulevard/Isabel Road
I-680/Bernal Avenue
I-680/Sunol Boulevard

Roadway Extensions - Two roadway extensions through the EPSP area are called for by the
Pleasanton General Plan: El Charro Road and Busch Road. Other interior local streets within the
Plan area may also be required to serve other development areas which are not situated directly
adjacent to these roads.
•

•

El Charro Road – The actual alignment of El Charro Road as illustrated in the General Plan
(Figure 13) is relatively straight-forward due to the existing site physical constraints.
However, a variety of planning issues will need to be addressed. These relate to the
narrowness of the strip of land between Lakes H and I that the Road must traverse, the mixing
of gravel truck traffic with automobile traffic on El Charro Road, the need for an El Charro
Road underpass beneath the Union Pacific Railroad tracks near Stanley Boulevard, and the
sensitive wildlife habitat lands in the El Charro Road/lake interface areas. The General Plan
indicates that construction of this roadway must be considered carefully and constructed to
offset congestion due to Pleasanton trips, not as a tool to alleviate freeway congestion.
Busch Road – The extension of Busch Road (Figure 13) potentially has more flexibility in
terms of location than does El Charro Road. Primary considerations for Busch Road include:
sensitivity to the existing residential neighborhood on the north side of Busch Road, property
boundaries of the existing EPSP area landholdings, the mixture of automobile traffic with
truck traffic accessing the Pleasanton Garbage Service’s transfer station and Pleasanton’s
Operations Service Center, and the extension of the Iron Horse Trail across Busch Road near
Valley Avenue.

Boulder Street - Boulder Street is a collector street that extends through the industrial properties
located on the west side of Valley Avenue to the immediate southwest of the EPSP area. At its
eastern-most terminus Boulder Street T-intersects with Valley Avenue and is designed as a signalized
intersection. This intersection creates a potential opportunity for providing a third point of access to
the EPSP area, in addition to El Charro Road and Busch Road.
Mohr Avenue – Mohr Avenue is a residential collector street that generally extends in an easterly
direction starting at Sutter Gate Avenue and terminating at Ironwood Drive near the western
boundary of the EPSP area. Mohr Avenue is not planned by the City to extend any farther to the east
nor is it planned to provide public vehicular access to the EPSP area. This street however is planned
to contain a public trail extension connecting to the EPSP area, providing bicycle and pedestrian
access. The trail is to be constructed by Ponderosa Homes in conjunction with its adjacent active
adult home community in 2013.
Gravel Truck Traffic – Gravel truck traffic routes through Pleasanton have been the subject of much
discussion and many changes over the years. More recently however, as mining operations have
evolved, plans for improvements to the I-580/El Charro Road interchange have moved forward, and
the new extension of SR-84 to I-580 has been made, the matter of quarry truck routes has simplified.
Gravel trucks serving quarry operations are now limited to two routes: (1) Stanley Boulevard east to
the new State Route 84 and then either north to I-580 or south to I-680; and (2) the existing southern
terminus of El Charro Road and then north to I-580.
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Roadway Construction Requirements – Roadway improvements that increase traffic capacity are
generally required to be constructed concurrently with development to properly support the increased
traffic demand. New roads are typically to be constructed to their ultimate planned condition,
providing for vehicular, bicycle, pedestrian and transit use. Project developers are also typically
required to improve street intersections in close proximity to their developments and pay traffic
impact fees to help fund other off-site impacted roadways and intersections needing mitigation. In
some cases, the City may require a developer to construct improvements and establish a
reimbursement mechanism for subsequent development which will benefit from such improvements.

Water
Water service in Pleasanton consists of the water supply, storage, and distribution systems. Water
supply must be capable of meeting maximum-day demands. Storage must be capable of meeting
peak-hour demand, fire-flow volumes, and emergency reserve. The distribution system must be able
to provide required flows at adequate pressures throughout the system.
Water Supply – As discussed earlier, Zone 7 provides wholesale water and regulates withdrawal
and recharge of the underlying groundwater basin. Zone 7 currently has three sources of water: State
Water Project water from the South Bay Aqueduct, surface runoff collected in the Del Valle
Reservoir, and local groundwater.
Water from the State Water Project is pumped from the Sacramento-San Joaquin Delta via the
California Aqueduct and conveyed to the Tri-Valley via the South Bay Aqueduct. Zone 7 treats this
imported water at its Patterson Pass and Del Valle Water Treatment Plants in Livermore, and then
sends it to Pleasanton via the Zone 7 Cross Valley and Vineyard Pipelines.
Acting as a water wholesaler, Zone 7 sells its water to Pleasanton which as a retailer operates and
maintains the water pumping, storage and distribution systems to deliver this water to homes and
businesses. In a typical year, Zone 7 provides Pleasanton with approximately 80-85 percent of its
water. The remainder is pumped through City-owned wells in accordance with a pumping schedule
approved by Zone 7.
In the long-term, Zone 7 projects that it has sufficient water to maintain full water deliveries through
2015 and potentially through General Plan build-out of its customers, including Pleasanton and the
EPSP area. This is mainly dependent upon the progress that is made on an alternative delivery
solution through the Delta and a long-term agreement to mitigate environmental factors that are
related to such an alternative.
Water Storage – Water storage reservoirs are used to allow 24-hour delivery of the City’s water
supply at a relatively constant rate to accommodate hourly fluctuations in demand, and to provide the
required fire flows and emergency reserves. Pleasanton stores its water in tank reservoirs that are
grouped into four main pressure zones and a number of smaller pressure zones. The main water
pressure zones include the Lower Zone (representing 80 percent of the total demand) and three Upper
Zones serving the hillside development in the City.
State law now requires the Pleasanton to reduce its water usage by 20 percent at the year 2020 and
that all new development comply with the same water reduction specification. This will require
successful reductions in other areas of Pleasanton in order to be able to provide sufficient supplies for
the EPSP area. Additionally, the design of new development in the EPSP area will need to meet new
water conservation design guidelines, including using recycled water in order to ensure these
reduction goals are met.
In order to meet the City’s projected water storage needs to the year 2025, it will need additional
storage tank capacity. The City will either provide additional storage through an expansion of the
Tassajara Reservoir or in a separate storage reservoir at another location. The EPSP process will
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need to address this issue and ensure that adequate water storage capacity will be available in a timely
manner to meet the demand created by future development in the EPSP area.
Water Distribution –The City’s water distribution system is primarily comprised of a series of pipes
sized to deliver sufficient water volumes and pressure to serve residential, commercial and industrial
users. Currently, the City’s water distribution consists of over 300 miles of water pipelines ranging
from 4 to 36 inches in diameter. For planning purposes, new development must provide an average
water pressure of not less than 40 pounds per square inch (psi) and no more than approximately 85 psi
at the water-service meter. During peak-hour periods, pressure must be at least 30 psi, and during
periods of major fire demands, pressure must be at least 20 psi. The City has installed water pipes
under most of its streets in order to service its users.
It is anticipated that water main connections to the EPSP area will need to be provided by way of a
loop system extending from Busch Road through the EPSP area and connecting to the main that is
being installed at the south end of El Charro Road. A reclaimed water main will also be required to
be constructed along the same route as the water main to bring reclaimed water into the EPSP area for
use in park landscaping, street planting, and possibly for future private development landscaping.
Together these lines are expected to provide adequate water connections to serve future development
in the Specific Plan area.

Wastewater
Wastewater facility planning involves a collection system (gravity pipelines, force mains, and sewage
lift or pumping stations), a treatment plant where raw sewage is treated, and an export or disposal
system to transport the treated effluent to an approved discharge location. Three agencies are
responsible for handling these three basic functions in Pleasanton. The City provides its own sewage
collection facilities within the city-limits. The Dublin-San Ramon Services District (DSRSD)
provides sewage treatment services under contract with Pleasanton. The Livermore-Amador Valley
Water Management Agency (LAVWMA), a joint powers agency between Pleasanton, Livermore and
DSRSD, provides export/treatment sewage disposal services for treated effluent.
Collection System – Pleasanton owns, operates and maintains its own wastewater collection system.
The total pipeline length within the service area exceeds 250 miles and consists of local and trunk
sewer pipes ranging in size from 4 to 42 inches in diameter. In addition to numerous sewer mains and
collectors are four major trunk sewers that are tributary to the wastewater treatment plant, and twelve
pump stations.
The City’s sewage collection system is adequate for current flows. However, based upon continued
development the City has identified the need for additional improvements to the existing collection
and pumping system, including a new sewer lift station to handle the increased flows from the eastern
areas of Pleasanton now being planned. These improvements also include construction of new or
parallel sewers; diversion structures; and modifications, improvements or complete reconstruction of
various pump stations. The EPSP process will need to address these issues and ensure that adequate
sewage collection and pumping facilities will be available in a timely manner to meet the demand
created by future Specific Plan area development.
Treatment Plant – DSRSD provides wastewater treatment services to Pleasanton under a number of
contracts between the two agencies. The existing treatment plant is owned and operated by the
District, and is located immediately southeast of the I-680/Stoneridge Drive interchange. It provides
primary, secondary, and some tertiary-treated wastewater which is used for irrigation purposes in the
Dublin and San Ramon areas.
The treatment plant recently completed an expansion project to increase its average dry-weather
wastewater flow capacity to 17 million gallons per day (mgd). Pleasanton is currently entitled to half
of this amount, or 8.5 mgd of plant capacity. The City’s average annual wastewater flow is
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approximately 6.0 mgd. The new 8.5 mgd capacity is believed to be sufficient to serve Pleasanton’s
planned General Plan build-out, including development of the EPSP area.
Export System – Upon treatment at the DSRSD wastewater treatment plant, the water is discharged
into the LAVWMA export pipeline. This pipeline then transports the water to the East Bay
Discharge Authority facility. This facility de-chlorinates and then discharges the wastewater into the
outfall system to San Francisco Bay. The LAVWMA export system is believed to be adequate to
serve Pleasanton’s planned General Plan build-out, including development of the EPSP area.
Reclaimed Water – It is anticipated that accessibility to and a supply of reclaimed water will be
provided to the EPSP area by way of a reclaimed water main within the El Charro Road right-of-way.
The General Plan calls for the utilization of wastewater reuse/reclamation methods to the fullest
extent financially and environmentally feasible. New parks and non-residential landscaped areas are
encouraged to use recycled wastewater whenever feasible, safe, cost-effective, and non-polluting.

Stormwater Drainage
During the process of urban development, pervious ground surface is converted to impervious
surfaces such as roof tops, paved streets and parking lots. Natural surfaces such as vegetated soil can
both absorb rain water and remove pollutants providing an effective purification process. Therefore,
since pavement and concrete can neither absorb water nor remove pollutants, the natural retention and
purification characteristics of land can be lost. As a result, runoff from urbanized areas will often
increase in volume and pollutant load unless development is otherwise planned such that runoff is
retained and treated on-site to remove pollutants before release into the public drainage system.
Storm water runoff issues can further intensify when the amount of rain-fall exceeds the ability of the
land to absorb it before draining off-site to other properties and under-sized flood channels.
Storm water run-off in Pleasanton is subject to various agency regulations. Most significant is the
State’s recently enacted “Low Impact Development” (LID) legislation. This will have an important
impact on planning for the EPSP area. Its full implications will become clearer as the Alameda
Countywide Clean Water Program develops its implementation procedures for this over the coming
months.
In general, the LID legislation coupled with other existing agency regulations are intended to ensure
that development sites are planned and designed to store and reuse runoff for purposes such as
irrigation and toilet use. Storm water runoff during major periods of rain that exceeds the site’s
storage capacity is generally required to drain to on-site detention basins (ponds) or underground
storage pipes for temporary storage. Then when the rain subsides, the stored water is released
through flow control structures at a low rate that does not threaten to erode into the regional storm
water channel system. The storage capacity of these facilities is required to meet or exceed predevelopment conditions.
Development within the EPSP area will also be required to meet the specifications of the State
Municipal/Regional Permit, State NPDES General Permit for storm water discharges associated with
construction and land disturbance activities, and the Alameda Countywide Clean Water Program for
storm water. This is typically accomplished by implementing all elements of LID legislation. This
will help to reduce runoff and mimic a site’s predevelopment hydrology by infiltrating, storing,
detaining, evapotranspiring and/or bio-treating storm water runoff close to its source.

Energy
Electrical and gas service to the EPSP area is supplied by the Pacific Gas and Electric Company
(PG&E) as summarized below.
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Electricity - The electrical power system that serves Pleasanton consists of remotely located power
plants, transmission lines, distribution substations, and local distribution lines. Electricity is
transported to Pleasanton via a network of high-voltage lines. At substations transformers “step
down” high transmission voltages to lower voltages for distribution to users.
PG&E implemented a transmission capacity increase project in the Tri-Valley area in 2002. In
Pleasanton, this project included the installation of a new underground 230 KV high voltage line near
Vineyard Avenue and upgraded the existing Vineyard Substation to accommodate the increased
electrical capacity. In light of these capacity increase improvements, it is expected that the provision
electricity to future EPSP area development can be reasonably achieved.
Natural Gas – The natural gas system that serves Pleasanton consists of remotely located
underground natural gas reservoirs, long distance transmission lines, and local distribution pipelines.
Natural gas is a fossil fuel made of decomposed plant and animal materials and is usually found near
underground petroleum reservoirs. It is pumped from reservoirs into large transmission lines, which
transport it to local transmission pipelines for distribution to users. It is expected that the provision of
future natural gas to EPSP area development can be reasonably achieved.
Existing natural gas transmission pipelines situated in the immediate vicinity of the EPSP area
include: (1) within the Stanley Boulevard right of way along the southern border of the EPSP area;
and (2) extending northward from Stanley Boulevard to Busch Road at the Pleasanton Garage Service
property.
Sustainable Energy Future – One of the primary goals of the General Plan is for the City to move
toward a sustainable energy future that increases renewable energy use, energy conservation, energy
efficiency, energy self-sufficiency, and limits energy-related financial burdens in Pleasanton. The
General Plan further outlines a series of future programs and references existing regulations intended
to accomplish this goal. Consideration and utilization of these will be an important component of the
EPSP process.
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VIII. ENVIRONMENTAL CONDITIONS
Environmental conditions are another important aspect of the planning process. The potential for
creating significant negative impacts should be closely monitored throughout the process to ensure
that few or no significant impacts remain at the end. Technical assistance in this regard will be
provided in two ways: (1) conceptual environmental studies (such as through the use of the City’s
traffic model) will be conducted during the planning phase to resolve potentially large-scale
environmental issues early-on; and (2) a more detailed analysis and recommended mitigation
measures will be provided later in the planning process through the project environmental impact
report.

Biological Resources
Biological resources generally include plant and animal species and the habitats in which they live.
Over the past decades, the grassland habitat and animal species that once occupied the EPSP area
were substantially impacted by gravel mining operations. The result is approximately 604 acres of
lakes with surrounding wetlands and 396 acres of mostly reclaimed flat lands. This has created a
substantially different and unique setting for future biological resource planning.
Wildlife Habitats - Aquatic life within Lakes H and I and Cope Lake will be studied through the
environmental review process for the EPSP. Zone 7 is responsible for closely monitoring, protecting
and enhancing these areas. It is not anticipated that the lakes will change to any significant extent in
terms of their physical or use characteristics.
Wetlands are found around the edges of the lakes. Wetlands 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 conditions. Typical wetland vegetation in the EPSP area may include annual
emergent species such as cattails, sedges, watercress, tules, and curly dock. Other plant species may
include rabbit’s foot grass and water smartweed.
Wetlands provide habitat potential for many animal species, including water fowl and amphibians.
Given Pleasanton’s location within the “Pacific Flyway,” the EPSP lakes and wetlands attract winter
migratory waterfowl and some year-round local waterfowl. These rich habitat areas are carefully
regulated by the Regional Water Quality Board (RWQCB), California Department of Fish and Game
(CDFG), U.S. Army Corps of Engineers, and the U.S. Fish and Wildlife Service (USF&WS).
Mostly non-native grasses and some brush cover the remaining reclaimed flatland portions of the
EPSP area. Future planning will provide a unique opportunity to establish a creative system of
habitats for the benefit of the environment as well as future development.
Special Status Species – The term “special status species” refers to plant and animal species that
have been given special recognition by federal or State resource agencies, or by private conservation
organizations and special interest groups, such as the California Native Plant Society. In general, the
main reason that a species or sub-species is given such recognition is due to the documented or
expected decline of its population size or geographical range that results from habitat loss.
Since preliminary biological work has not been completed to any significant extent for the EPSP area,
the actual special status species that may potentially live within it are not yet known. However, based
upon the results of studies that were recently conducted in conjunction with the Pleasanton General
Plan update and the Stoneridge Drive Specific Plan within the general vicinity of the EPSP area, at
least the following special status plant and animal species may potentially be present within the EPSP
area:
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Plants
• San Joaquin spearscale
• Congdon’s tarplant
Animals
• California red-legged frog
• California tiger salamander
• California western pond turtle
• Western burrowing owl
• Tri-colored black bird
Biological Studies – Due to the environmental sensitivity of the EPSP area created by its substantial
acreage, lakes, wetlands, and proximity to the Livermore Airport, biological analysis may be required
throughout the planning process. This is expected to include:
• Preliminary biological study undertaken during the EPSP planning process to assist in
conceptual land use and transportation planning
• Environmental impact report (EIR) that includes a detailed biological investigation and
recommended mitigation measures for potentially significant environmental impacts
• Wildlife Hazard Management Plan that is being prepared for the Livermore Airport and may
impact biological resource planning within the EPSP area
• Possible detailed biological studies required to obtain infrastructure and other development
permits from environmental regulatory agencies for projects involving wetland areas.

Noise
The City of Pleasanton carefully regulates the intensity of noise to ensure that community
development is compatible with acceptable standards. This is accomplished mostly through the
implementation of the General Plan and City Noise Ordinance. Future projections for high intensity
noise areas in Pleasanton (including the EPSP area) are provided for the year 2025 in the General
Plan (Figure 16). Noise projections specifically for the Livermore Airport for the year 2020 are also
contained in the General Plan (Figure 17).
Sound levels are most often measured in decibels (dB). A decibel is a standard unit of sound
loudness and is measured on a logarithmic scale where each increase in 10 dB multiplies the previous
value by 10 (e.g., 60 dB is 10 times louder than 50 dB, while 70 dB is 100 times louder than 50 dB).
A 3 decibel change in noise level is barely detectable to the human ear, a 5 decibel change is readily
more noticeable, and a 10 decibel increase is perceived as a doubling of loudness.
Noise Sources - The primary sources of noise in Pleasanton are vehicular traffic, trains, aircraft and
quarry operations. Special attention to planning of noise sensitive land uses, such as housing near
these noise sources, and the potential need for noise mitigation measures will therefore be an
important consideration during the EPSP process. Sources of the highest levels of projected noise in
the EPSP area are outlined below.
Vehicular Traffic
• Extension of El Charro Road to Stanley Boulevard
• Extension of Busch Road to El Charro Road
• Stanley Boulevard south of the EPSP area
• Valley Avenue west of the EPSP area
• Gravel truck route north and east of the EPSP area
Trains - Freight trains and the Altamont Commuter Express trains using the Union Pacific
Railroad tracks south of the EPSP area
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Aircraft
• Take-offs and landings of aircraft at the Livermore Airport
Quarry Operations
• Gravel crushers and quarry equipment located to the immediate southeast of the EPSP area
at the Vulcan Materials plant.
Sensitive Noise Receptors – Children and some medically fragile people are particularly sensitive to
noise and are thus considered to be “sensitive noise receptors.” Residential development, schools,
childcare facilities, convalescent and medical hospitals, and other noise sensitive uses are considered
to be more sensitive to higher noise levels than retail, office, entertainment, and industrial uses since
they are more likely to be associated with sensitive receptors.
No existing sensitive noise receptors presently exist within the EPSP area. Existing facilities
containing sensitive noise receptors located just outside of the EPSP area include Mohr Elementary
School on Dennis Drive, and the Ironwood Active Adult Community just north of City’s Operations
Services Center.
Noise Mitigations – Typical measures used to reduce noise to acceptable levels include land use
location, frontage roads, building orientation and setbacks, building noise insulation, earth berms and
sound walls. Due to the potentially negative aesthetic impacts created by sound walls, the City
generally encourages other alternatives.
Most new buildings in Pleasanton include construction materials that are adequate to reduce interior
noise by 15 to 20 decibels below exterior levels. Special acoustical construction techniques can
further be added to new buildings, including greater roof and wall insulation, sound-rated doublepane windows and doors, and mechanical ventilation systems.
The above noise reduction measures are generally used for new development in close proximity to
major noise sources and are tailored to individual site conditions based upon the recommendations of
an acoustical report. The objective is generally to ensure that outdoor noise in residential areas is at
or below 60 decibels (single-family residential) and 65 decibels (multi-family residential) where
people can be expected to spend time, and indoor levels of 45 decibels or less. Where high noise
levels are the result of trains, exterior noise of up to 70 decibels may be considered compatible with
most housing development, recognizing that day-night average noise levels are controlled by
intermediate, loud events.
Appropriate interior noise levels for commercial, industrial and office buildings are a function of the
use of space. Interior noise in offices should not exceed 45 decibels. Construction located near the
Livermore Airport typically requires sound insulation to ensure that noise standards are met.
Ground-Borne Vibrations – Ground-borne vibrations caused by train operations can negatively
impact land uses near railroad tracks. Vibration includes movement of building floors, rattling
windows, shaking items, and rambling sounds. All new land uses located near the Union Pacific
Railroad tracks are required to comply with the Federal Transit Administration’s vibration impact
criteria.

Flooding And Inundation
Flood Hazard Zones – The Federal Emergency Management Agency (FEMA) maps flood hazard
areas throughout the country. These maps are known as the Flood Insurance Rate Maps (FIRMS).
They are used to identify flood-prone areas with the most susceptible ones designated as special flood
hazard areas. (Figure 18) shows the areas in and around Pleasanton that are subject to the 100-year
and 500-year flooding event.
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The Federal Insurance Administration (FIA) administers the National Flood Insurance program
nationwide. This program provides insurance coverage for flood damages that are not covered by
traditional homeowner’s policies. By partnering with private insurance companies, the FIA makes
insurance available to many people who would otherwise be unprotected.
Zone 7 is responsible for providing flood protection and water resources to the Cities of Pleasanton,
Dublin and Livermore. To ensure controlled drainage of the local surface water runoff, Zone 7
currently manages 39 miles of flood-protection channels ranging from concrete-lined channels to
natural creeks, including the Arroyo Mocho north of the EPSP area. It is also in the process of
acquiring the Chain of Lakes after they are mined and reclaimed for flood control and other water
management purposes. For further information regarding Zone 7’s responsibilities, please refer to the
above Plan Area Property Owners chapter of this report.
Dam Failure Inundation – Approximately 6,000 acres of land in Pleasanton, including the entire
EPSP area, are located within the dam failure inundation hazard area for the Lake Del Valle Dam
(Figure 19). The 235-foot long Del Valle Dam impounds a reservoir with a total capacity of 77,100
acre-feet. To provide flood protection reserve, it normally stores from 25,000 to 40,000 acre-feet.
Dam safety falls under the jurisdiction of the California Department of Water Resources (DWR)
which is responsible for routine inspections to ensure adequate maintenance. In 2002, the Pleasanton
City adopted a dam failure evacuation plan as part of its Comprehensive Emergency Management
Plan.

Hazardous Waste
A substance is considered to be hazardous if it contains properties such as toxicity, ignitability,
corrosivity or reactivity. Substances are identified as being hazardous if they appear on a list of
hazardous materials prepared by a federal, State or local regulatory agency, or if they have
characteristics defined as hazardous by such agencies. Hazardous waste is a substance that remains a
hazardous material after use or processing.
A range of agencies are responsible for regulating hazardous waste. However, the Hazardous
Materials Division of the Livermore-Pleasanton Fire Department has the primary responsibility for
actually enforcing most regulations pertaining to hazardous materials in Pleasanton.
Planning Area Mining Background – In 1938 the Kaiser Sand and Gravel Company began the
mining of aggregate resources in the EPSP area. Initially, mining operations were carried out in the
southwestern portion of the site and later expanded to the east, northeast, and northwestern areas. As
mining progressed from one area to the next, mined-out areas were either back-filled with rubble,
debris, and mine waste; or used as disposal ponds for water, silt and sand from aggregate washing
operations and new pit dewatering. In 1991 the Kaiser mining operation was purchased by Hanson
Aggregates and remained in operation until 2001, at which time the aggregate resource was
considered to be mined out.
During the mining period a concrete batch plant and an asphalt plant operated on portions of the
EPSP area. In addition, the Pleasanton Garbage Service’s transfer station and Kiewitt’s facility have
operated within the EPSP area. All of these uses have the potential for producing hazardous waste.
Previous Hazardous Waste Investigations –The environmental impact report prepared for the 2009
Pleasanton General Plan update indicates that the former Kaiser/Hansen quarry site is included by the
State on its list of hazardous waste and substances sites, commonly known as the “Cortese list.” Sites
included on this list are monitored by responsible regulatory agencies. The potential hazardous
wastes listed for the quarry site include: hydrocarbons, motor oil, diesel, and fuel oil and additives.

East Pleasanton Specific Plan Preliminary Background Report

56

East Pleasanton Specific Plan Preliminary Background Report

57

The Pleasanton General Plan requires that when reviewing plans for development in areas that were
historically used for commercial or industrial purposes, the City will require environmental
investigations as necessary to ensure that soils, groundwater, and buildings affected by hazardous
wastes from prior land uses will not have the potential to affect the environment or the health and
safety of future property owners or users.
Soil and groundwater investigations have been conducted in recent years by the owners of land within
the EPSP area to determine the nature and extent of hazardous wastes present. As a result of this and
follow-up corrective actions by the quarry operators, most of the EPSP area has been determined by
the County to require no further action. A technical review of this work along with potentially
additional study will be required during the EPSP and environmental review processes to ensure that
all potential hazardous wastes have been appropriately remediated.

Geotechnical Considerations
Geotechnical study for land use planning purposes generally consists of the exploration of on-site
subsurface ground conditions, laboratory testing and engineering analysis, and engineering
recommendations for development. Geotechnical matters of particular importance to the planning of
the EPSP area include:
• Soil and groundwater conditions
• Site seismicity
• Potential for ground and foundation settlement, including seismically-induced settlements
• Appropriate foundation types for the support of future buildings
• Site preparation, soil improvements, and fill placement and compaction criteria for future
development
• Bank stability, particularly between Lakes H and I where El Charro Road is shown on the
General Plan to be aligned.
The Pleasanton General Plan provides discussion and guidance regarding the study and mitigation of
potential geologic safety hazards. It discourages development in areas with a high risk of geologic
hazards as identified by a California licensed engineering geologist representing the City.
Development is to be allowed only when geologic and soils investigations demonstrate that hazards
can be mitigated by accepted engineering and construction techniques. Mitigation measures
identified by the investigations must be incorporated into the project design.
Geotechnical report review and utilization in Pleasanton are generally the responsibility of the
Planning Division and the Building Inspection Division for buildings and other on-site improvements,
and by the Engineering Division for infrastructure. In order to ensure the accuracy of reports, the
City also requires that third-party peer review and recommendations.
Previous Geotechnical Investigations - Geotechnical considerations are particularly relevant to the
EPSP area because of the extent, content and composition of fill that has historically taken place at
the reclaimed quarry areas. Fill consists of a variety of materials, some of which include sand, clay,
silt, and concrete and asphalt debris. In some cases, this fill was compacted to agricultural use
standards and not to urban land use standards.
Geological investigations have been conducted for lands within the EPSP area over past years on
behalf of the property owners. Recent study recommendations call for the following kinds of
measures to mitigate potential problem areas where development occurs:
• Deep soil improvement or deep foundations will likely be necessary to reduce the potential for
ground and foundation settlement.
• Where loose layers of sand are present, soil densification techniques, such as stone-columns
using vibratory replacement or soil solidification techniques (including soil-cement columns)
can be used to strengthen the soil and reduce the potential for settlement.
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• Where soft compressible clay and silt deposits are present, the most effective site development
techniques are to accelerate the consolidation of the underlying compressible clay through the
use of drains and surcharge fill and/or to solidify and strengthen the soil using soil-cement
columns at proposed building locations. Alternatively, proposed buildings can be supported on
deep foundations, such as driven piles.
• In areas underlain by stiff to hard layers of clay, silt and sand, buildings will likely need to be
supported on stiffened shallow foundations that bear on a layer of compacted fill.
A consolidation and update of previous geotechnical studies for the EPSP area will be required during
the EPSP planning and environmental review processes to ensure that all significant areas of concern
are appropriately identified and mitigated. The results of the study will include a mapping of these
areas, identification and discussion regarding the nature of the issues they raise, and
recommendations for mitigation. The geotechnical stability of the land underlying the future
alignment of El Charro Road will be an important consideration with regard to preventing potential
future failure or other damage.
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IX. CONSTRAINTS AND OPPORTUNITIES
A primary element of the specific plan process is the analysis of the constraints to and opportunities
for future development created by the characteristics of both the site and its outlying areas.
Following is a summary of initial planning matters that may create constraints to the location and type
of potential future development, as well as those that present opportunities for development and
conservation.

Constraints
Initial review of the EPSP area indicates that it is subject to the following issues that may tend to
constrain its future developmental potential.
Off-Site Land Use Compatibility – Residential neighborhoods situated to the west and northwest of
the EPSP area (including the new Ironwood Active Adult Community, and Mohr Elementary School)
will need to be carefully considered during the planning process to ensure compatibility with future
nearby Plan area development. Also, the Ironwood project and Mohr Elementary School include
“sensitive noise receptors” that may place certain additional constraints on nearby Plan area
development as discussed earlier in this report.
Railroad Operations – The Union Pacific Railroad tracks are located along the southern border of
the EPSP area and present potentially significant constraints to future nearby development in terms of
safety, noise, and vibration. The location of the railroad tracks also creates the need to construct a
very expensive underpass in order for El Charro Road to connect to Stanley Boulevard, thus creating
potential economic constraints to development.
Livermore Airport - Safety and noise issues created by aircraft using the Livermore Airport places
land use and land use intensity constraints on development within the EPSP area.
Quarry 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.
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.
Off-Site Traffic Capacity – Improvements to already congested outlying street intersections such as
additional turn lanes, traffic signals, etc., may need to be completed by EPSP area developers in order
to not constrain the type and intensity of development within the Plan area. This issue is further
complicated by the limited amount of transportation improvement funding available to assist
developers with this work.
Funding for Traffic Improvements – The funding of the extension of El Charro Road and its
connection to Stanley Boulevard as well as other needed traffic infrastructure will impose significant
costs on East Pleasanton development.
School Capacity – 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.
Water Storage Capacity – The City’s water storage capacity (storage tanks) may need to be
expanded to ensure that development within the EPSP area is not constrained.
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Wastewater Distribution System - Off-site wastewater distribution pipelines and related facilities
may have to be increased in capacity in order for development within the Plan area to not be
constrained.
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.
Habitat Protection – Valuable habitat such as wetlands generally preclude the potential for urban
development.
Hazardous Waste – Additional study and remediation of existing Plan area hazardous waste will
need to be completed in order to ensure that this does not become a constraint to development.
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.

Opportunities
In addition to the above potential constraints to future development, there is also a variety of
opportunities for development.
Sustainability - Consistent with recently adopted City programs, the EPSP process presents a major
opportunity for implementing sustainability measures 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.
Smart Growth – Similar to sustainability, the EPSP process provides the opportunity for developing
a plan based upon the City’s vision regarding the smart growth, mixed-use, complete streets, and
potentially the transit-oriented development strategies.
Housing Needs – The flat, large-acreage Plan area provides suitable conditions for the development
of housing to help meet the City’s housing needs.
Traffic Congestion Relief - The extension of El Charro Road to Stanley Boulevard will provide the
opportunity for many Pleasanton motorists to bypass currently congested streets in northeast
Pleasanton on their way to and from I-580.
Lake Character - 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.
Community Planning Process - The EPSP planning process provides 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.
Coordination with Outlying Plans – 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, Wildlife Hazard Management 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.
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Urban Separator – The three existing lakes within the Plan area along with: (1) the future lakes that
compose 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.
Community 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 as called for by the General Plan. This area is also situated in close
proximity to Cope Lake which provides a natural setting for a potential park site.
Trails – The extension of planned public trails into and through the EPSP area will provide
opportunities for the community to enjoy hiking and viewing the lakes and wetland areas.
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, and reduce the threat of animal strike safety risks at the Livermore Airport.
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.
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GLOSSARY OF TERMS
Chain of Lakes - A series of lakes situated between Pleasanton and Livermore that evolved over the
years and continue to evolve as mineral resources in the area are mined and the “pits’ that remain
become filled with groundwater. These lakes provide a number of valuable water-related functions,
including storm water management, seasonal water storage, groundwater recharge, and wildlife
habitat.
Community Park – A park which serves the entire community and may have a special focus such as
sports fields, tennis courts, swimming, etc.
Environmental Impact Report - The public document used by governmental agencies in California
to analyze the significant environmental effects of a proposed project, to identify alternatives, and to
disclose possible ways to reduce or avoid possible environmental damage.
General Plan – The official city or county document used by local decision makers and citizens to
guide the long-range development and conservation of resources in the jurisdiction.
General Plan Planning Area – The area illustrated on the General Plan Land Use Map within which
the City designates the future use of lands “bearing a relation to the City’s planning.” It contains
incorporated lands within the City of Pleasanton as well as some unincorporated lands over which
Alameda County currently has land use control.
Geotechnical Engineering – The branch of civil engineering concerned with the behavior of earth
materials. Geotechnical engineering uses the principles of soil and rock mechanics to investigate
subsurface conditions and materials; determine relevant physical/mechanical and chemical properties
of these materials; evaluate stability of slopes and man-made soil deposits; assess risks posed by site
conditions; design earthworks and structure foundations; and monitor site conditions, earthwork and
foundation construction.
Growth Management - The City’s growth management program was adopted in 1978 to establish an
annual limit for new residential units and to regulate the location of new residential growth. It has
since been updated several times to reflect changing community conditions. The program does not
apply to non-residential development.
Hazardous Waste - A substance is considered to be hazardous if it contains properties such as
toxicity, ignitability, corrosivity or reactivity. Substances are identified as being hazardous if they
appear on a list of hazardous materials prepared by a federal, State or local regulatory agency, or if
they have characteristics defined as hazardous by such agencies. Hazardous waste is a substance that
remains a hazardous material after use or processing.
Housing Element of the General Plan – A comprehensive statement of the community’s existing
and future housing needs, and its proposed actions to facilitate the provision of housing to meet the
needs of all income levels. Policies contained in the Housing Element are an expression of the
statewide housing goal of “attaining decent housing and a suitable living environment for every
California family,” as well as a reflection of the unique concerns of the community.
Mixed Use - The combination of various land uses, such as office, commercial, hotel, institutional
and residential in a single building, on a single site, or on adjacent sites that are physically and
functionally inter-related.
One-Hundred Year Flood – The level of flood water expected to be equaled or exceeded every 100
years on average.
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Smart Growth – An urban planning and transportation theory that concentrates growth in compact
walkable urban centers to avoid sprawl. It also advocates compact, transit oriented, walkable,
bicycle-friendly land uses, including mixed-use development with a range of housing choices.
Special Status Species - Plant and animal species that have been given special recognition by federal
or State resource agencies, or by private conservation organizations and special interest groups. In
general, the main reason that a species or sub-species is given such recognition is due to the
documented or expected decline of its population size or geographical range that results from habitat
loss.
Specific Plan - A legal planning document authorized by State law and intended to provide a bridge
between the goals and policies of the General Plan and specific development proposals, and
incorporate detailed land use development standards and design criteria.
Sphere-of-Influence – Land area within the General Plan Planning Area that is designated by the
Alameda County Local Agency Formation Commission (LAFCo) and represents the probable
ultimate physical boundary and service area of Pleasanton. It contains incorporated lands within the
City of Pleasanton as well as some unincorporated lands over which Alameda County currently has
land use control.
Sustainability – The principal that everything we need for our survival and well-being depends,
either directly or indirectly, on our natural environment. Sustainability creates and maintains the
conditions under which humans and nature can exist in productive harmony, that permit fulfilling the
social, economic and other requirements of present and future generations.
Traffic Model – A computer simulation that utilizes information regarding the City’s existing and
future land uses, as well as the existing and future roadway network to project traffic volumes and the
performance of major intersections within the City.
Transit Oriented Development – A mixed-use residential and/or commercial area planned to
maximize access to public transportation. Development is designed for walking and bicycling, with
attractive sidewalk conditions and traffic calming features, allowing people to live a higher quality
life without depending on single-occupancy vehicles and reducing traffic congestion.
Urban Growth Boundary – A line designated on the General Plan Land Use Map around the edge
of land planned for urban development at General Plan build-out. The line distinguishes areas
generally suitable for urban development where urban public facilities and services are provided from
those areas not suitable for urban development.
Urban Separator – An area of undeveloped or open space land between two jurisdictions which is
generally planned for permanent preservation. The primary intent is to avoid the appearance of
“urban sprawl” by preventing urban development from otherwise filling in this land and connecting
the jurisdictions.
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