ITEM 3: REDLINED PLAN, PART 2
At the March 27, 2018, meeting, the Task Force began review of redline chapters of the
Downtown Specific Plan, including the Planning Area Context and Historic Preservation
chapters. For this meeting, two additional chapters with proposed changes are provided
to the Task Force for discussion: 1) Land Use; and 2) Design and Beautification (now
referred to as Downtown Design).
Land Use Chapter
The Land Use chapter provides an overview of existing conditions downtown, and
provides policies and programs to guide the uses of land within the plan area. Provided
below are specific topics where staff would benefit from the Task Force’s input. They
include: building height, ground floor residential uses, uses in the Mixed Use –
Transitional district, and active ground floor uses.
Building Height
Height Limitations based on Building Stories
The Downtown Specific Plan currently prescribes height limitations based on both
number of stories and building height within the commercial districts and residential
districts. The municipal code prescribes height maximums, but does not specify number
of stories.
The specific plan limits buildings (both commercial and residential) to two stories in the
Downtown Commercial area, and establishes criteria for three-story structures to be
considered on a case-by-case basis. The criteria for approval of three-story structures
require the building to be pedestrian in scale as determined by Design Review, and
require design features to ensure adequate architectural articulation and reduce the
appearance of the third story. The specific plan also indicates that the height limits of
the municipal code must be met. In the C-C District (the zoning district that implements
the Downtown Commercial specific plan land use designation), the maximum height
limit is 40 feet. While the 40-foot height allowance is a maximum, it implies a three-story
building is permitted since three stories can be accommodated within the height limit –
the apparent contradictions between these two standards has been challenging for staff
and decision-makers to reconcile, and led to uncertainty for applicants in trying to
determine what building heights may be allowed. Due to these ambiguities, staff
suggests it would be beneficial to eliminate this discrepancy between the specific plan
and the municipal code.
With regard to use of number of stories as a development standard, staff recommends
the language limiting number of stories be removed from the specific plan, and instead
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rely on a maximum height prescribed by the municipal code, a more predictable and
implementable standard to use. This recommendation is based on several factors
including that (1) the municipal code does not account for number of stories; (2) the
required floor to floor height for different types of uses can be dramatically different
(e.g., residential could be 9 feet and office spaces could be 15 feet; see Table 1 in this
memo); and (3) what is interpreted to constitute a story is often ambiguous (e.g., lofts,
mezzanine space).
Height Limits in Residential Zoning Districts
In the residential zoning districts, the specific plan currently includes an implementation
action to modify the municipal code to limit height in all residential zoning districts
(including future Planned Unit Developments) to two stories and no more than 30 feet in
height. Although this amendment to the code has not yet been implemented, staff and
decision-making bodies have interpreted this limitation to apply to new projects, and
thus have required new buildings to adhere to the two-story and 30-foot height
limitation.
Also, while most single and multi-family residential districts limit height to 30 feet, two
multi-family districts (the RM-2,000 and RM-1,500 districts), currently have a 40-foot
height limit. Therefore, while implementation of the specific plan policy (and associated
code amendment) would not reduce the maximum permitted height in most residential
districts, it would result in a 10-foot reduction in maximum allowed height in the RM2,000 and RM-1,500 districts compared to what is allowed today. While this results in a
reduced building envelope, it would be consistent with the approach regarding context
sensitive infill by requiring new construction to be scaled appropriately for the
surrounding neighborhood. It is also consistent with recent residential projects in these
zoning districts in the downtown, none of which have exceeded 30 feet, and thus does
not appear to create a substantial hardship. The RM-2,000 and RM-1,500 zoning
districts also exist outside of downtown in limited areas (e.g., Vineyard Avenue, Sonoma
Drive).
Height Measurement Methodology
An important factor in considering height limits is to evaluate how height is measured.
The municipal code prescribes how to measure height of both principal structures (the
main building on a site) and accessory structures, and distinguishes elements that may
exceed height limitations.
Per the Pleasanton Municipal Code, the height of a principal structure is measured from
the "average elevation of the natural grade of the ground covered by the structure to the
highest point of the structure." However, roof types such as hip, gable, or gambrel roofs
are measured to the "mean height between eaves and ridges." This allows the
protruding elements of the roof (e.g., the sloping and peak elements of a gabled roof) to
exceed the maximum height for purposes of articulation along the roofline, with the bulk
of the building height at or below the maximum permitted height. Figure 1 below shows
hip, gable, and gambrel roof styles. Accessory structures are measured from the "lowest
grade adjacent to the structure to the highest ridge or top of structure," which is a more
conservative standard because no part of the roof may exceed the maximum.
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Figure 1: Hip, Gable, and Gambrel Roof Types

Hip Roof

Gable Roof

Gambrel Roof

The municipal code currently allows various types of building elements such as towers,
cupolas, spires, chimneys, mechanical enclosures and other non-habitable building
features to exceed the maximum permitted height by up to 25 feet above the otherwisespecified height limit for the district, up to a maximum of 65 feet. Such appurtenances
may not cover more than 10 percent of the ground area covered by the structure, and
are subject to design review approval.
While many buildings in downtown Pleasanton are within the 40-foot height limit allowed
in the Downtown Commercial area, there are a multitude of buildings that include
architectural elements (e.g., roof projections or towers) that exceed the 40-foot height
limitation. Examples of the heights of buildings in downtown Pleasanton are provided in
Attachment 3 to this memo.
Staff has evaluated various potential modifications to the municipal code standards for
height measurement, including the following concepts:
(1) measuring height to the highest point of the ridge or top of the structure (instead
of to the midpoint of a sloped roof), with a certain fixed amount or allowance of
additional height to accommodate sloped roofs; (Figure 2 shows the distinction
between current and the alternative method of height measurement.)
(2) measuring height from the lower of natural and finished grade;
(3) clarifying the treatment of architectural elements and appurtenances, and certain
types of freestanding appurtenant structures, as follows:
a. clarifying that parapets must meet the maximum height; and
b. distinguishing between building elements and building appurtenances
such as towers, cupolas, spires, chimneys, and stair and equipment
enclosures that would be allowed to exceed the maximum height by up to
15 feet (versus 25 feet as currently allowed); and the height of other freestanding and usually appurtenant structures (e.g., water towers, antennas,
fire towers, flagpoles, monuments, etc.) which would continue to be
allowed up to 25 feet above the base height limit.
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(4) deleting subsection A of municipal code section 18.84.150, which relates to
certain allowed exceptions for height limits in the C-C, I-G, or Q districts. This
section has not been used to staff’s knowledge, and thus staff proposes to delete
it.
Of these amendments, staff proposes to proceed with all except item (1) in the above
list (alternative measurement of building height), based on the rationale that modifying
the point to which height is measured does not appear to result in more certainty for
project developers and residents, since an additional height allotment for the sloped roof
would need to be provided, and it creates uncertainty in that existing structures
(including in areas outside of downtown since this section of the municipal code applies
citywide) could become non-conforming with respect to their height if this alternative
way to measure height is implemented.
Therefore, staff proposes to retain measuring height as is currently prescribed in the
code, with modifications only to include parapets in the overall height, clarifying that the
measurement should occur from the lower or natural or finished grade, and reducing the
additional height by which architectural features and certain appurtenances may exceed
the building height. The draft code amendment is Attachment 4 to this memo.
Figure 2: Height Measurement

Midpoint

Height

Height

Current Method of Height Measurement,
Principal Structures
(Not proposed to change)

Alternative Method of Height Measurement,
Principal Structures

Community Benefits and Height
The Task Force had previously begun to discuss the concept of community benefits,
where new development is given a “bonus” (e.g., height) in exchange for providing a
benefit to the community. Examples of benefits that have been discussed include
affordable housing, public open space, and public art. At its November 28, 2017,
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meeting, the Task Force acknowledged that general public sentiment was not in favor of
community benefits in exchange for additional building height, but waited to vote on the
topic pending additional information.
Recent changes to State law seek to develop additional housing within communities
across California, including the passage in September 2017 of 15 legislative bills that
seek to reduce obstacles to housing production through “streamlining” approvals of
eligible projects, establishing funding sources, and requiring increased accountability
when projects are approved with less units or less affordability than has been identified
in the General Plan Housing Element. Implementation of these bills reduces, and in
some cases, eliminates discretion on behalf of the Planning Commission and City
Council, and requires that the City approve a project if it meets all “objective” general
plan, zoning, and subdivision standards. The City may only deny the project if it can find
that the project would have a “specific adverse impact” on public health and safety.
With the understanding that the current or future housing legislation could greatly
reduce or eliminate the type of discretion afforded by a community benefits-type
framework, staff recommends not proceeding with the community benefits concept at
this time. This concept could be revisited at a future date if desired.
Building Heights in Mixed Use – Transitional and Mixed Use – Downtown Districts
The Task Force has been contemplating two new zoning districts in the downtown area:
Mixed Use – Transitional and Mixed Use – Downtown. The creation of new zoning
districts entails establishing development standards. Staff anticipates developing these
criteria at a future date, which, if adopted as part of the municipal code, would go
through a process of review and approval with the Planning Commission and City
Council. However, staff is requesting the Task Force’s input on height, as a key
development standard, in these two new districts.
Based on technical guidance from professional services firm Dyett & Bhatia, in Table 1
is information related to current, contemporary expectations for height of various uses.
Table 1: Ground Floor and Above Ground Floor Story Heights by Use
Retail or
Restaurant

Office

Hotel

Residential

Ground Floor
Story Height

15 to 16 feet1, 2

15 feet1

15 feet1

15 feet3

Above Ground
Floor Story
Height

15 feet1

14 to 15 feet1

9 to 10 feet

10 to 11 feet

1

Includes space allocated to framing and mechanical space
If the retail/restaurant borders a two-level podium, the height would be between 20 and 21 feet
3
The Task Force has indicated that it does not support ground floor residential uses. However, this 15foot height is provided for informational purposes and assumes a podium, which would extend up to 5
feet above grade, with residences above using stoops to connect with the sidewalk. The residential first
2
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floor itself would be between 10 to 11 feet in height. If units are lining an above-grade 12-foot parking
podium so that parking does not face the street, the units would be 11 to 12 feet in height.

The Mixed Use – Transitional district is generally proposed along the east side of Peters
Avenue and the north side of Old Bernal Avenue. The current specific plan defers to the
Office District for permitted and conditionally permitted uses, but the current zoning
designation is actually Central Commercial District (C-C) for the east side of Peters
Avenue. Properties on the north side of Old Bernal Avenue currently zoned Office
District (O) or Multi-Family Residential District (RM-1,500).
The maximum permitted height is the C-C District is 40 feet (whereas the maximum
height in the Office District is 30 feet, and the maximum height in the RM-1,500 District
is 40 feet, but is proposed to be modified to 30 feet). In light of the Task Force’s desire
to increase activity on Peters Avenue and the north side of Old Bernal Avenue, but still
ensure compatibility with the residential uses to the west, staff recommends the
maximum height of the Mixed Use – Transitional district to be established at 36 feet.
This would allow for a gradual decrease in maximum height from 40 feet in the C-C
District, to 36 feet in the Mixed Use – Transitional district, to 30 feet in the residential
areas to the west of Peters Avenue and farther north of Old Bernal Avenue. Based on
the heights in Table 1, a 36-foot tall building could accommodate two stories of
commercial development, with both the ground and upper floor being 15 feet each, or a
three story mixed use building (commercial on the ground floor with two floors of
residential above).
The Mixed Use – Downtown district would apply to the approximately existing 9-acre
Civic Center site, and the approximately 4-acre former SFPUC property. As currently
proposed, the Mixed Use – Downtown designation would allow mixed use development.
A maximum height of 46 feet is recommended for the Mixed Use – Downtown district
based on several factors: (1) the civic center area is expansive and the additional
maximum height beyond the maximum 40 feet in the C-C District could be designed to
be less visible on a large parcel (i.e. positioned towards the center of the site, with lower
heights at the periphery); (2) the higher height limit would allow for additional design
flexibility on this unique infill opportunity in downtown; and (3) providing sufficient
saleable/leasable square footage will likely be necessary to make projects financially
feasible and attract investment; this is particularly true if a portion of the total building
height is needed to accommodate understructure parking.
Based on the typical building plate heights needed to accommodate different types of
uses, a 46-foot tall building could be three or four stories, with, for example, retail or
restaurant uses (and/or parking) on the first floor, and two or three stories of office
and/or residential uses above. Variables such as the overall building design, whether or
not there is a parapet, the building’s roof form, and plate height of various uses will
influence the ultimate height of the building.
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Table 2 provides a summary of existing and proposed heights in various zoning
districts. No change is proposed in the C-C District, but the permitted height is provided
for reference.
Table 2: Summary of Proposed Heights

1

C-C District

MU - T

MU - D

RM-1,500

RM-2,000

Existing

40 feet

30 feet /
40 feet1

NA

40 feet

40 feet

Proposed

No change

36 feet

46 feet

30 feet

30 feet

The properties where the MU-T designation would apply currently have an Office specific plan land use
designation, and defers to the Office District for uses. However, the zoning district for these properties
is one of the following: C-C District (maximum height of 40 feet), Office District (maximum height of 30
feet), or RM-1,500 (maximum height of 40 feet; proposed to be modified to 30 feet).

Questions for Task Force
1. Does the Task Force agree with the proposed specific plan text amendments
related to height, including elimination of stories as a measure of building height
in the specific plan?
2. Does the Task Force agree with the proposed municipal code text amendments
related to height, including modification of the measurement methodology and
height exceptions as outlined in Attachment 4?
3. Does the Task Force agree not to further pursue the community benefits
discussion as it pertains to the specific plan?
4. Does the Task Force agree with the proposed height maximums for the Mixed
Use – Transitional and Mixed Use – Downtown districts?
Ground Floor Residential Uses
The Task Force has consistently indicated that it does not support ground floor
residential in the existing civic center area (should it be redeveloped). The existing
specific plan echoes this sentiment, indicating that housing is prohibited on the first floor
of buildings in the Downtown Commercial area “in order to protect land designated for
commercial use from being displaced by residential development.” This meets the
objective of preserving first-floor building areas for commercial use. In applying the
existing specific plan policy, however, decision-makers have allowed first-floor
residential at the rear of a site if it would be behind an existing or proposed building,
with the interpretation that this achieves the objective of maintaining a commercialoriented “street wall,” but also facilitates infill housing on the ground level at the rear of a
property where it may be more feasible, or allow for additional residential density.
The proposed modifications to the Land Use chapter continues to prohibit housing on
the first floor of buildings fronting the street (and clarifies that this applies to the portion
of buildings fronting the street), and continues to encourage housing on upper floors.
However, revisions to the text of the specific plan also more explicitly state that
residential uses on the ground floor if located behind an existing or proposed building. If
the Task Force agrees with this change, staff would suggest a further refinement to this
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policy to allow for an entrance to a residential unit or a corridor/stairway (a common
condition in mixed use buildings in downtown areas), provided that this entry was a
secondary to the commercial frontage, to also be street fronting.
Questions for Task Force:
5. Does the Task Force agree with the approach to allow ground-floor residential in
the Downtown Commercial, Mixed Use – Transitional, and Mixed Use –
Downtown districts if located behind an existing or proposed building?
6. Does the Task Force desire to allow an entrance to a residential unit or a
corridor/stairway to be street fronting?
Uses in Mixed Use – Transitional District
Restaurants, Bars, and Outdoor Dining
The Task Force has indicated a desire for the Mixed Use – Transitional district to focus
on uses with operating characteristics that are more compatible and appropriate with
adjacent residential uses, with an emphasis on those that are “light retail.” One item in
need of clarification is whether to permit (or conditionally permit) bars and restaurants,
and if so, whether to allow the outdoor dining for food service uses.
Per the municipal code, restaurants (with no alcohol service or alcohol service only
before 11:00 p.m.) are permitted uses in the C-C District, and are allowed subject to
Conditional Use Permit approval in the Office District; bars (which include by definition
restaurants that serve alcohol after 11:00 p.m.) are subject to approval of a Conditional
Use Permit in the C-C District. Bars are not permitted in the Office District. Conditional
Use Permits require review and approval by the Planning Commission (subject to
appeal to the City Council), and are subject to conditions of approval to ensure the use
is operated harmoniously with surrounding uses.
As discussed at the January 23, 2018 and March 27, 2018, Task Force meetings, and
as mentioned in this memo, there is currently an inconsistency between the zoning of
properties along Peters Avenue and the Office land use designation in the specific plan
(the zoning map indicates these properties as having C-C zoning). The Zoning
Administrator’s current interpretation of permitted and conditionally permitted uses for
the east side of Peters Avenue follows that of the Office District zoning, consistent with
the specific plan land use designation. Therefore, staff is bringing the topic of
establishing restaurants and bars as permitted (or conditionally permitted) uses in the
Mixed Use – Transitional district, along with outdoor dining, to the Task Force for a
more detailed discussion.
The Downtown Hospitality Guidelines (Hospitality Guidelines), adopted by City Council
in May 2012, indicate that the east side of Peters Avenue and the north side of Old
Bernal Avenue (generally the area that will have the Mixed Use – Transitional
designation) is part of the Downtown Hospitality Transition Area, since it is closer in
proximity to existing residential neighborhoods (the Hospitality Guidelines also identify
the area directly to the east and west of Main Street as the Downtown Hospitality
Central Core Area). Attachment 5 to this memo is an excerpt from the Hospitality
Prepared for the April 24, 2018 Downtown Specific Plan Update Task Force Meeting

Page 8 of 13

Item 3 – Redlined Plan, Part 2

Guidelines, showing the Transitional Area as well as the Central Core Area, and the
distinguishing parameters for each.
For the Downtown Hospitality Transition Area, amplified indoor entertainment/music is
permitted until 9:00 p.m. each day and non-amplified indoor entertainment/music is
permitted until 11:00 p.m. each day, subject to certain criteria (i.e., exterior doors remain
closed when not being used for ingress/egress, self-closing mechanisms are installed
on all exterior doors, the establishments windows remain closed when entertainment
activities are taking place, and the use is in compliance with municipal code and other
applicable requirements). Outdoor entertainment/music, including amplified music, is
allowed until 9:00 p.m. each day. If business operators wish to deviate from these
parameters, s/he may request approval with a Conditional or Temporary Use Permit.
The Hospitality Guidelines do not address outdoor dining in either the Downtown
Hospitality Central Core Area and the Downtown Hospitality Transition Area.
Outdoor Dining permits are required when sidewalk dining is proposed. If alcohol is
proposed to be served within an outdoor dining area within the public right-of-way,
notification to property owners and businesses within 300 feet of the proposed site is
required. Generally, the Zoning Administrator reviews a proposal for sidewalk dining
inclusive of design related elements (e.g., tables, chairs, umbrellas, etc.), and standards
(e.g., outdoor dining in the public right-of-way must maintain a minimum of 48-inches on
the sidewalk unobstructed for pedestrians). The municipal code limits hours of operation
for sidewalk dining in the public right-of-way between 7:00 a.m. and 10:00 p.m. Outdoor
dining on private property is not generally subject to a limitation on hours, although if the
use associated with the outdoor dining is subject to a Conditional Use Permit (CUP),
then oftentimes the CUP will regulate outdoor dining hours.
In keeping with the intent of the Hospitality Guidelines to balance the vitality that
entertainment, music, and bars in downtown bring with their potential impacts to nearby
residents, and the Task Force’s desire to allow a broader range of uses than are
currently permitted, staff proposes the following for the Mixed Use – Transitional district:
(1) restaurants with indoor dining be permitted uses;
(2) restaurants with outdoor dining be subject to a Minor Conditional Use Permit
(MCUP) as well as the requisite Outdoor Dining permit. This would allow a
more detailed evaluation of outdoor dining proposal, and if warranted, allow
the Zoning Administrator to impose additional conditions of approval to
ensure adequate measures to maintain neighborhood compatibility are in
place1; and
(3) bars be subject to Conditional Use Permit.2

1

MCUPs are noticed to neighbors within a 300-foot radius of the subject site, and therefore, nearby
residences would be notified of an outdoor dining proposal irrespective of whether or not the dining is
proposed in the public right-of-way and alcohol will be served. Alternatively, outdoor dining could be
allowed subject to certain performance standards (such as size, hours of operation, limitations on noise
levels), with exceptions to these standards requiring a MCUP.
2
Conditional Use Permits for bars in the downtown hospitality areas quality for expedited processing if
the proposal meets guidelines identified in the Downtown Hospitality Guidelines
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Question for Task Force
7. Does the Task Force agree that restaurants with indoor dining be permitted,
restaurants with outdoor dining be subject to a Minor Conditional Use permit, and
that bars be subject to a Conditional Use Permit in the Mixed Use – Transitional
district?
8. If so, should outdoor dining be subject to both Minor Conditional Use and
Outdoor Dining permits?
Existing Single Family Residences
Within the Mixed Use – Transitional district, particularly along the north side of Old
Bernal Avenue, there are existing single family residences. While the long-term
objective of the Mixed Use – Transitional district is for these properties to potentially be
redeveloped with context-sensitive mixed use development, owners of these single
family homes may desire to keep and improve their properties. Given the ultimate
objective for redevelopment, single family residences would not be identified as
permitted (or conditional uses) for the Mixed Use – Transitional district, and accordingly,
would be considered non-conforming uses.3 In order to allow these residences to not
only remain, but to allow for alterations and expansions, staff proposes that the existing
municipal code section pertinent to non-conforming structures be expanded to include
the Mixed Use – Transitional district. The redlined specific plan also includes a policy
that indicates existing residential uses may remain, and may be remodeled or enlarged.
A municipal code amendment to section 18.120.030(A), adding the Mixed Use –
Transitional to the list of districts that allow a residential use to be altered or enlarged,
could be added as an implementation item if the Task Force agrees with this approach.
Question for Task Force
9. Does the Task Force agree that owners of existing single family homes in the
Mixed Use – Transitional district should be able to alter or enlarge the home, and
that an implementation action to amend municipal code section 18.20.030(A),
Nonconforming Uses – Alteration and Addition, should be added to the specific
plan such that the Mixed Use – Transitional is added to the list of districts that
allow a residential use to be altered or enlarged?
Active Ground Floor Uses
The Task Force has discussed and generally supported the concept of active ground
floor uses at previous Task Force meetings. Accordingly, text for active ground floor
uses has been added to the specific plan. Upon further consideration of this topic, the
redline specific plan also includes text related to multi-use spaces and exceptions to the
requirement.

3

Pleasanton Municipal Code Section 18.120.040 indicates that non-conforming dwelling units are not
required to be changed to a conforming use if abandoned or discontinued for a continuous period
exceeding 90 days, as is required for all other non-conforming uses.
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The text related to multi-use spaces indicates,
“for tenant spaces accommodating multiple uses, a minimum of the first 25 percent of the
depth of tenant space (measured perpendicular to the façade fronting a designated active
street) must be occupied with an active use. Exceptions to this requirement may be
granted, in accordance with Policy 9.”
Policy 9 related to exceptions indicates:
“The director of community development may grant an exception to the requirements of
the Active Ground Floor Use Overlay district for uses meeting one or more of the
following criteria: 1) The tenant space has been vacant for a period of at least 6 months.
Evidence of attempts to lease space shall be provided to the director of community
development upon request; 2) There does not exist a similar use within the same block of
a designated active street at defined by address (e.g 100 block, 200 block etc.); or 3) The
configuration of the tenant space is such that it would have a storefront frontage of less
than 10 feet (as determined by the director of community development) on a designated
active street.”
The suggested provision for multi-tenant spaces is to address the diversity of tenant
spaces that are located downtown, and to acknowledge that some tenant spaces are
occupied by more than one type of business. Since the objective of the active ground
floor uses overlay is to facilitate and promote pedestrian activity, the portion of the
tenant space that should be active is the portion fronting the street, and a different, nonactive use, could occupy the back of the tenant space.
The proposed exceptions are to address when the Director of Community Development
may consider when a tenant space could be occupied by a non-active use, and are
intended to allow for any one of the following situations: when the tenant space has
been vacant for a period of at least six months (with active attempts to lease it), if there
does not exist a similar use within the same block, or if the configuration of the tenant
space is such that it does not have sufficient frontage (less than 10 feet) where an
active use would benefit and enhance the pedestrian environment.
The redlined text also adds a clause to the definition of active ground floor uses
previously reviewed by the Task Force, identified with underline below. This additional
clause is to allow the Director of Community Development to allow uses that may not
meet the strict definition of active ground floor use to occupy a tenant space where the
requirement applies, as long as it meets the objectives of the overlay district.
"Active ground floor use" means a use that promotes an active pedestrian environment on
the ground floor of a commercial building, and includes retail establishments, restaurants
and catering establishments, bars and brew pubs, art and craft studios, wineries, and other
uses determined by the director of community development to be substantially similar to
the foregoing, or to have unique characteristics such that the objectives of the overlay
district would be met.”
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Questions for Task Force
10. Does the Task Force find the text related to multiple tenants within a single space
acceptable?
11. Does the Task Force find the exceptions to the active ground floor use
requirement acceptable?
12. Does the Task Force find the modification to the definition of “active ground floor
use” acceptable?
Downtown Design Chapter
The redlined Design chapter is intended to capture the direction the Task Force has
provided regarding the streetscape improvements, as well as set standards and provide
guidance on gateways, public spaces, and other related topics.
The existing specific plan identifies gateways and gateway features on roadways
leading into downtown as a mechanism to create a sense of arrival and distinguish the
area from other parts of the city. The major gateways identified in the existing specific
plan are:
 Main Street Bridge
 Main Street at Bernal Avenue
 Wixom Bridge at Hopyard Road/Division Street
 Neal Street at First Street
 First Street Bridge at Stanley Boulevard/First Street
The redlined plan includes these five gateways, but adds:
 First Street at Sunol Boulevard
 Transportation Corridor terminus at Bernal Avenue
 Old Bernal at Bernal Avenue
Staff is requesting the Task Force to confirm these gateway locations.
Questions for Task Force
13. Does the Task Force agree with the downtown gateway locations?
14. Does the Task Force have any comments on the Downtown Design chapter?
Other Recommended Revisions
In addition to the currently proposed redline changes and substantive policy items
outlined above, the specific plan as drafted in redline could benefit from consolidation of
policies, both within each individual chapters such as the Downtown Design chapter,
and from across chapters (e.g., between the Land Use and Downtown Design chapter).
Such revisions would be made in a refined draft as the next iteration of the specific plan
is developed.
Task Force and Public Review
Staff requests the Task Force: (1) review the redlined drafts; and (2) provide feedback
as requested in this memo, and any additional comments.
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Attachments:
1. Land Use Chapter, Redline and Clean Versions
2. Downtown Design Chapter, Redline and Clean Versions
3. Exhibit for Building Heights in Downtown Pleasanton
4. Building Height Code Amendment
5. Excerpt of Downtown Hospitality Guidelines
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Land Use
Redline Draft, April 2018

4

Land Use

Downtown Pleasanton is considered to be the heart of the Ccity due to its central location, historic
character, and attraction as a place for shopping, dining entertainment, and socializing. The
Ddowntown branches out from the Main Street commercial area in a typical grid street pattern
encompassing office and service uses, the Civic Center, and residential neighborhoods. Its overall
image stems from its diversity of heritage commercial buildings and homes and is symbolic of the
traditional American small town.
The following chapter summarizes current Ddowntown land use conditions. It also provides policy
guidance by way of both text and a land use map (Figure IV4-1) for the location, amount, and
intensity of commercial, office, residential, mixed use, public, and park and open space uses, and
addresses important environmental issues.

Existing Conditions
Downtown Pleasanton consists of 60 city blocks and features a mix of land uses. Retail, service, and
office commercial buildings are situated along Main Street, First Street, and several side streets
between Bernal Avenue and Stanley Boulevard. Office uses are found primarily along the east side
of Peters Avenue, west side of First Street, and north side of Old Bernal Avenue. Housing is located
mostly west of Peters Avenue, east of First Street, and north of Ray Street. The largest concentration
of public land uses is located at the existing civic center site in the southern end of the downtown
area along Old Bernal Avenue. Other existing public land includes former railroad rights-of-way,
the Firehouse Arts Center, five parks, a library, public art displays, and the Museum on Main. The
existing pattern of uses establishes a clear edge which separates commercial from residential use.
However, there is a tradition of mixed use within the commercial area of the Ddowntown.
Until recently, the Downtown has experienced relatively slow change in terms of commercial and
residential development when compared to other areas of Pleasanton and the Tri-Valley. However,
subregional and local increases in employment and household income have created an economic
incentive for expansion of both the commercial and residential base in the Downtown. Recentlyconstructed buildings have established a somewhat different trend for future development. Smaller
commercial buildings with floor area ratios (FAR’s) of generally less than 50 percent are being
1
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replaced with two-story, mixed-use buildings with FAR’s of 50 to 75 percent. Some conversion of
uses is also taking place, typically with small single-family homes in commercial areas being
replaced with offices. New restaurants and specialty retail businesses are replacing some of the
older, more local-serving stores as leases expire and rents increase. Older single-family homes are
also gradually being replaced by or supplemented with multi-family structures or remodeled, larger
single-family homes in the residential neighborhoods. These trends and their implications for
future land use are addressed below.

COMMERCIAL USE
Downtown Pleasanton currently has 843,000 square feet of commercial and office building floor
area, as shown on Table IV-1. Of this total, 343,000 square feet (40.7 percent) is retail and restaurant
space; 25,000 square feet (3.0 percent) is hotel space; 36,000 square feet (4.3 percent) is commercial
services; 426,000 square feet (50.5 percent) is office space; and 13,000 square feet (1.5 percent) of
the space is presently vacant.
Of the 343,000 square feet of retail/restaurant space, restaurants and cafes occupy about 39.1
percent of the total. The balance of space is represented by a mixture of specialty gift and antique
shops, wine and liquor stores, and assorted other shops. Of the 426,000 square feet of office space,
banks and other financial institutions occupy 13.4 percent of the total, and legal, medical, and real
estate offices occupy 24.8 percent. The remaining office space is occupied by governmental uses
(24.4 percent) and other small private office uses (37.4 percent).
The size of the Downtown as a commercial center, both in terms of the number of businesses and
floor area, is similar to that of a small regional center. The relatively small average size of the
Downtown businesses and the lack of traditional “anchor” tenants is typical of a specialty retailing
center which relies on a unique personality and mix of goods to draw from a regional, rather than
purely local market. The types of the Downtown retail businesses shown in Table IV-2 indicate a
relatively large percentage of “other retail” establishments (18.5 percent). This includes antique
stores, gift shops, and specialty stores. The sizes and types of uses currently located in the
Downtown suggest an orientation toward community and regional markets with less emphasis on
local convenience retailing. Chapter XI (Economic Vitality) provides a more detailed description
of the role of the Downtown as a commercial center.
The City estimates that a total of approximately 125,000 square feet of new commercial floor area
will be developed in the Downtown through the year 2010. Although the market may support more
development during this time, and individual developers may propose projects totaling more, it is
assumed that the existing small lot pattern, traffic and parking constraints, community desire to
preserve many of the existing heritage buildings and “small town” scale, and the cyclical nature of
the economy will most likely combine to limit commercial expansion to this level.
[Table IV-1: Distribution of Commercial Floor Area]
[Table IV-2: Retail Floor Area by Business Type]
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RESIDENTIAL USE
There are currently a total of about 1,250 housing units within the Downtown Specific Plan Area.
Approximately 475 (38 percent) are single-family homes, and 775 (62 percent) are multi-family
units (including a total of 55 trailers in two trailer parks). The housing stock supports an estimated
population of 3,325 persons, assuming a five percent vacancy rate and 2.8 persons per occupied
unit.
Single-family housing is generally characterized by a collection of heritage and cottage- type homes.
Five neighborhoods in particular exemplify the Downtown’s unique historic quality. (See the
Specific Plan Technical Supplement.)
Scattered throughout the western and northern areas of the Downtown is a series of small-scale
apartment buildings which provide for variety in terms of housing choice. The overall physical
condition of housing is generally good. However, as structures are remodeled and expanded, typical
problems of older housing (structural, pest, and code issues) are frequently encountered and
represent a challenge to protecting the architectural heritage of older neighborhoods.
The Pleasanton General Plan requires that the City “maintain a maximum housing build-out of
29,000 housing units within the (General Plan) Planning Area.” This provision may be amended
only by a vote of the citizens of Pleasanton. Based upon the intent of this requirement and the
limited number of additional homes allowed citywide, it was originally estimated that
approximately 70 new homes could be accommodated in the Downtown and that this will occur by
the year 2010. However, since it now appears that the number of homes originally projected for the
500-acre Bernal Property may be reduced from original projections, the estimated number of
homes permitted elsewhere in the City (including the Downtown) may eventually end up higher in
some areas.

PUBLIC USE
The Downtown has historically been the commercial as well as the community center of
Pleasanton. It currently has a variety of public buildings, including the Civic Center complex (City
offices, public library, and police station), Fire Station No. 1, Livermore-Amador Valley Historical
Society Museum, Veterans Memorial Hall, and four City parks, as well as the Lions Ticket Office
and Visitor Center.
The City is studying plans to expand the Civic Center complex in its present location as well as
extending it onto the vacant parcel of land to the west of Old Bernal Avenue. In addition, the City
plans to relocate the Fire Station No. 1 personnel and operations from the present location on
Railroad Avenue to the Bernal Property. This will make the existing building available for other
public uses.

PARKS
The Downtown presently contains four public parks totaling 2.6 acres. Veterans Park on Peters
Avenue is 0.5 acre and contains a tot-lot and turf area. Civic Park at the south end of Main Street is
0.7 acre and has barbecue pits, picnic tables, turf area, and a public art display. Delucchi Park on
3
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First Street is 0.7 acre and includes barbecue pits, picnic tables, and turf area. Finally, Lions Wayside
Park is situated just north of Delucchi Park, covers 0.7 acre, and provides a bandstand, picnic tables,
and turf area.

OPEN SPACE
The single remaining natural open space area in the Ddowntown is located along the Arroyo del
Valle. This waterway connects watershed areas in east Pleasanton and beyond to the Arroyo de la
Laguna, which then flows into Alameda Creek and eventually to the San Francisco Bay. The Arroyo
del Valle exists in a mostly undisturbed condition as it passes through the Ddowntown and provides
valuable seasonal riparian habitat for a variety of wildlife species. The 100-year flood plain is
situated within the banksIn addition, it serves as one of the Arroyo as it passes through the
Downtown. The maximumPleasanton’s major storm water flows are controlled at the Arroyo del
Valle dam in Livermore; thus, flooding in the Downtown Specific Plan Area is not considered
likelydrainage courses and provides recreational and visual benefits.
The only other Downtown area designated for open space use is within the Union Pacific
Railroad right-of-way. The Open Space land use designation has long been used by the General
Plan for this area since any land development in such close proximity to the train tracks would
likely increase the risk of safety hazards and create other unacceptable conditions.
As shown in Table 4-1, by acreage, residential uses account for the greatest proportion of the total
land use in the Downtown Specific Plan area as of 2017, followed by commercial,
public/institutional, parks/open space, and mixed use.
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Table 4-1: Existing Land Use
Acres

Percent of
Total

120.5

37.8%

77.6
11.9
31.0

24.4%
3.7%
9.7%

7.5

2.3%

Commercial

42.9

13.5%

Commercial
Office
Other

21.9
20.2
0.8

6.9%
6.3%
0.2%

Public/Institutional

21.9

6.8%

Parks/Open Space

15.4

4.8%

111.0

34.8%

27.3
83.7

8.5%
26.2%

319.3

100%

Land Use
Residential
Single-Family Residential
Duplex/Triplex
Multi-Family Residential
Mixed Use

Other
Vacant
Right-of-Way
Grand Total

Note: Numbers may not add due to rounding. Existing land use acreage totals
are based on assessor’s parcel data.
Sources: City of Pleasanton, 2017; Dyett & Bhatia, 2017; Alameda County, 2017

Specific Land Use Designations
The Specific Plan establishes sevennine land use designations and an active use overlay for future
development. The Land Use, applied to various areas of the Specific Plan presentedas illustrated in
Figure IV4-1 illustrates the general locations. These land use designations provide guidance on
where specificparticular land uses are allowed within the Plan Areaplanning area.
The City’s Zoning Ordinance further defines land use types and densities, building height, parking,
and other development requirements. Zoning designations, summarized here. Where Floor Area
Ratios (FARs) are specified, the figure accounts for all non-residential and residential floor area.
Zoning designations also include a specific list of uses allowed within each particular district. These
frequently include uses compatible with the primary use but different in type, such as religious
facilities within residential zones. The intent of the Specific Plan is to incorporate the variety of
compatible uses which are generally allowed by the zoning districts within each Specific Plan
designation. Accordingly, “permitted and conditional” land uses allowed within the applicable City
zZoning designations are considered to be consistent with the corresponding Specific Plan land use
categories.
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LAND USES
Below are the land use designations and general descriptions of the land uses allowed under the
Specific Plan.
Downtown Commercial – Pedestrian-oriented commercial and upper Commercial uses on the
ground floor office and with a range of uses allowed on upper floors. Development densities and
intensities shall be consistent with those allowed in the Central Commercial District: i.e. a
maximum FAR of 300 percent, which is inclusive of both residential uses consistent with the and
non-residential square footage. Permitted and conditionally-permitted and conditional uses shall
also be consistent with those allowed in the Central Commercial Zoning District. Live/work units
are permitted in Downtown Commercial areas.
Mixed Use - Downtown – Intended to foster a dynamic mixed-use destination at the southern end
of the Downtown. This designation supports a mix of uses including commercial, hotel,
entertainment, office, live/work, and residential uses. On the ground floor, active uses are required
fronting the street in the locations specified in Figure 4-1. Ground floor residential uses are
generally not permitted, unless they are not directly fronting the street. On upper floors, uses may
include commercial uses such as retail, restaurant, and office; residential uses are also allowed.
Maximum FAR in the Mixed Use - Downtown area is 150 percent, inclusive of both residential and
non-residential square footage. A maximum of 124 residential units are permitted in the district
overall.
Mixed Use - Transitional – Accommodates a range of lower intensity commercial uses that are
compatible with residential uses. Permitted and conditionally permitted commercial uses include
retail, personal services, offices, financial institutions, and food-service establishments. On the
ground floor, residential uses are not permitted fronting the street. However, residential uses are
allowed on upper floors and/or in the rear of the ground floor. Maximum allowable FAR in the
Mixed Use - Transitional designation is 125 percent, inclusive of both residential and nonresidential square footage.
Office Use – ProfessionalSupports professional, administrative, and business office uses consistent
with the permitted and conditional uses allowed. Residential permitted above the ground floor
only. Maximum allowable FAR in the Office Zoning District; and above ground-floor multi-family
housing. designation is 125 percent.
Residential – Two residential density ranges are permitted within the Plan Area:

•

Medium Density Residential (: Density between two and eight dwelling units per gross
developable acre),, and

•

High Density Residential (: Density greater than eight dwelling units per gross
developable acre).

Any housing type (including but not limited to detached and attached single-family homes,
duplexes, townhouses, condominiums, and apartments) may be allowed under both of the above
residential designations provided that all applicable requirements of the Zoning Ordinance are met.
7
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Public – Governmental and community uses such as a civic center, fire station, museum, library,
memorial hall, community center, post office branch or substation, transportation corridor,the
Transportation Corridor, a parking lot, public arts center, religious facility, maintenance facility,
and other related uses. Allowable FAR in the Public land use designation is a maximum of 60
percent.
Park – City-owned and maintained land utilized for outdoor recreation. and events.
Open Space –-Arroyo - Land set aside for the protection of the public health and safety adjacent
to the Arroyo del Valle AND .
Open Space - Railroad - Land set aside for the protection of the public health and safety adjacent
to the Union Pacific Railroad line.

Master Plan for the Downtown Parks and Trails System
In 1996, the Pleasanton Park and Recreation Commission identified a need for renovation and
improvements at Lions Wayside, Delucchi, and Main Street Green Parks in the Downtown area.
The Commission further found a need for developing a comprehensive master plan to coordinate
the planning of these improvements rather than analyzing the various projects on a piece-meal
basis.
After communicating these concerns to the City Council, the Council approved a work plan for
preparing a Master Plan for the Downtown Parks and Trails System and appointed a citizens task
force to work with City staff and consultants to prepare the Plan. Following a substantial
community effort, the Draft Master Plan was completed in 1999 and recommended by the Park
and Recreation Commission for future adoption by the City Council.
The Draft Master Plan was then forwarded to the Downtown Specific Plan Committee for
consideration during the Downtown Specific Plan process since it related directly to the Specific
Plan effort. The Draft Master Plan was subsequently reviewed in detail by the Committee and
gained Committee support, subject to minor modifications. Any future changes to the Master Plan
will require a finding of consistency with the Specific Plan.

OVERLAY
Active Ground Floor Use Overlay –The Active Ground Floor Use Overlay applies to tenant spaces
with a storefront fronting Main Street, and, to the extent feasible, certain streets within portions of
the Mixed Use- Downtown District “designated active streets” (see Figure 4-1). "Active ground
floor use" means a use that promotes an active pedestrian environment on the ground floor of a
commercial building, and includes retail establishments, restaurants and catering establishments,
bars and brew pubs, art and craft studios, wineries, and other uses determined by the director of
community development to be substantially similar to the foregoing, or to have unique
characteristics such that the objectives of the overlay district would be met.
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Future Development Potential
Reasonable full development under the Specific Plan is referred to as “buildout.” Although the
Specific Plan assumes a 20-year planning horizon, the Plan does not specify or anticipate when
buildout will actually occur. The timeline and buildout scenario will likely vary, because actual
development will be determined by a number of factors, including market conditions, site
constraints, land availability, and property owner interest. Requirements of the Specific Plan and
of applicable zoning (such as required setbacks or height limits) may also limit development below
the stated maximum density or intensity allowable under the Specific Plan
Table 4-1 shows a detailed breakdown of existing and potential residential units, non-residential
commercial development, population, and jobs that could result from the buildout of the Plan.
Growth and development in the planning area expressed in this section is provided for planning
and analysis purposes, and does not constitute a “cap” on development, a minimum threshold, or
confer specific development rights. The allowable density, intensity, and other development
standards articulated in this section and in Chapter 10, Downtown Design, set parameters for what
can occur on any given site in the planning area. For more detail about buildout methodology, see
Appendix A.
Table 4-1: Buildout of Planning Area

Current Development Projects
New Development
Town Square
The Rest of the Planning Area
Existing Development (To Stay)
Total (2040)
Notes:
1.
2.

Residential
Housing Units
Population
32
87
313
854
124
338
189
516
3,484
1,277
1,622

4,425

Non-Residential
Square Feet
Jobs
20,102
59
556,981
1,567
257,000
707
275,621
860
2,040
682,763
1,259,846
3,666

Non-residential square feet includes retail, office, and restaurant uses.
Existing Development (To Stay) refers to existing development as of 2018 that is expected to remain
through 2040.

Sources: Dyett & Bhatia, 2018; City of Pleasanton, 2018

TOWN SQUARE DISTRICT
As shown in Table 4-1, the Town Square District has the greatest potential for change. The Town
Square District, visualized in the conceptual diagram shown in Figure 4-2, is the name for the area
comprising the existing civic center and adjacent City-owned property acquired in 2017 from the
SFPUC (San Francisco Public Utilities Commission), totaling approximately 13 acres. The
redevelopment of the civic center portion will only occur in the event the civic center relocates. This
Plan assumes the building currently housing the Pleasanton Public Library will stay in its current
location and that all other developable parcels in this area will redevelop. There is potential for
additional development on this site if the library building were to move. Because the Town Square
9
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District will have a new Mixed Use - Downtown land use designation, the site is assumed to develop
with a combination of residential, retail, office, live/work, and hotel uses, as well as a new
approximately one-acre city park, known as the “Town Square.”
Town Square District Phasing and Parking
The Plan envisions Town Square District development occurring in two phases. About 2.25 acres
on the east side of the district are anticipated to develop in Phase 1 of the district’s build-out. This
includes the east half of the block bounded by Old Bernal Avenue, the extension of Peters Avenue
to the south, and the new east-west right-of-way; the Town Square itself; and the area east and south
of the Town Square. This would allow development of the area fronting Main Street and at the
southern gateway to downtown, and reuse of the remaining buildings on the existing Civic Center
site consistent with the Civic Center Master Plan. The remainder of the Town Square District,
which is the area generally west of the Town Square, is anticipated to achieve build-out in Phase 2.
A potential shared Town Square District parking facility may be constructed in either Phase 1 or
Phase 2. This shared facility would accommodate the majority of parking for the district’s nonresidential uses, with additional off-street parking provided in conjunction with each development
(underground, podium, or tucked-under) or within additional smaller parking decks. For
residential uses, all required parking would be provided on-site (underground, podium, or tuckedunder). Off-street surface parking is not anticipated within the Town Square District.
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Figure 4-2: TOWN SQUARE DISTRICT CONCEPT DIAGRAM
This concept aims to make the end of Main Street a new destination. It builds on the arts and culture already present in downtown
Pleasanton, and provides community gathering spaces and an enhanced street network. It allows a mix of residential, retail, and
office uses under a new Mixed Use - Downtown land use designation.

KEY ATTRIBUTES OF MIXED USE - DOWNTOWN DESIGNATION

OTHER ASPECTS OF THE PLAN

•

Residential uses are not allowed on the ground floor, except as
indicated in the specific plan.

1

•

Retail is permitted on the ground floor and upper floors.

Some commercial uses are served by a district parking garage
adjacent to the ACE Train Station. The facade of the parking
garage will reflect the character of Main Street.

•

Restaurants and food halls are permitted on the ground floor
and upper floors.

2

•

In areas without the active ground floor use overlay, office uses
are allowed on all floors. In areas with the active ground floor
use overlay, office is allowed on all floors except the ground
floor.

The site will be developed in phases, with Phase 1 including
parcels east of the thick black line shown below. Phase 2 (sites
west of the thick black line) will follow Phase 1. Roadway
construction would consist of that shown outlined in blue first,
followed by the area outlined in orange.

3

The existing library building will remain in its current location.

4

The Town Square will be used for outdoor events.

5

A boutique hotel with small conference rooms is placed
centrally for community gatherings.

6

A theater is shown across from the Town Square.

7

Driveways/access roads to new buildings are not shown in
diagram. Driveways/access roads may connect to Bernal
Avenue, Old Bernal Avenue, and proposed streets.

•

Housing units on top of office uses can be live-work units that
can be flexibly used by artists and small businesses.
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Land Use Goals
1. The primary Specific Plan land use goal is to preservePreserve the character and development
traditions of the Ddowntown while improving upon its commercial and residential viability.

Land Use Objectives
1.2. To retainRetain the small-town scale and physical character of the Ddowntown through the
implementation of appropriate land use and development standards, including infill
development that is sensitive to the context, scale and character of existing neighborhoods.
3. To encourageSupport a dynamic mixed-use district at the southern end of downtown, with a
central public open space and pro-activelya mix of retail, entertainment, visitor, residential,
and employment uses.
2.4. Encourage and proactively coordinate the rebuilding of selected non-historicalredevelopment
of underutilized commercial areas of limited use and physical value.properties, while
preserving historic buildings and structures.
3.5. To promotePromote the provision of affordable, live-work, and special-needs housing.
4.6. To retainRetain and encourage public uses whichthat strengthen the sense of community and
civic pride.
5.7. To encourageEncourage the creation of publicly accessible mini-open spaces, plazas along
Main Street, public art, trails, bike routes, and parks throughout the planning area.
6.8. To encourage the adoption and implementation of the Draft Master Plan forImplement the
Downtown Parks and Trails System, subject to specified changes. and Lions Wayside Delucchi
Park Master Plans.
7.9. To ensure that Encourage future land use development does not negatively impactthat
enhances the Arroyo del Valle as a riparian habitat resource.

Land Use Policies and Programs
The following policies and programs constitute the action plan to implement the land use goal and
objectives outlined above.

COMMERCIAL USE
Encouraging retail uses in the ground-floor areas of buildings along Main Street is a priority of the
Specific Plan. Retail use is considered highly desirable because it promotes pedestrian activity and
interest, supports and complements other Downtown businesses, and draws people into the
Downtown. Policy guidance for encouraging first-floor retail use is provided in Chapter XI
(Economic Vitality).
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A major attraction of the Downtown is the small and pedestrian scale of historic buildings. Existing
buildings on Main Street generally do not exceed two stories. This height establishes a scale of
development which should be generally followed throughout the Downtown Commercial area.

SPECIFIC PLAN WIDE POLICIES
1. Downtown Character and Height. In order to preserve the historic character of the
Downtown, new or remodeled buildings within the Downtown Commercial area should be
limited to two stories, except three-story buildings may be allowed on a case-by-case basis,
subject to the following criteria:
a. The building, whether commercial or residential in nature, shall meet the maximum
prescribed height prescribed for the district in which they are located. Buildings must be
pedestrian in scale, as determined through the design review process, and shall.
Commercial buildings should include design features such as first-story storefront
windows, recessed entries, building details, and awnings.
a.1. The building must be designed to minimize its three-story appearance through use of For all
buildings, techniques such as dormer windows, stepping back upper floors, and
usingmodifying design features between building levels should be used to assist in maintaining
an overall horizontal design character to the building. Height standards should allow for and
encourage varied roof forms, articulation across rooflines, and architectural features and
projections such as cupolas, gables, and towers at corners.
2. Land Use Discrepancies. Ensure that any discrepancies between the General Plan, Specific
Plan and Zoning Map are addressed through appropriate amendments to the applicable maps
and diagrams.
3. Residential Height Limits. In the interest of ensuring infill development is sensitive to the
character and context of existing development, limit residential building heights to no more
than 30 feet in all residential districts.
4. Ground Floor Residential Use. Residential uses fronting the street are permitted on the upper
floors of commercial buildings; and are permitted in the rear portion of and/or behind an
existing or proposed non-residential building.
5. Existing Residential Uses. Existing residential uses may remain and may be remodeled or
enlarged.
b. COMMERCIAL USEThe building must conform with the Municipal Code height limits.

6. Commercial Revitalization. The Downtown contains several multi-parcel areas whichthat are
underutilized from the standpoint of supporting pedestrian-oriented commercial businesses
because they are either: (1) partially vacant; (2) contain large parking lots which front on Main
Street; and/or (3) are in poor physical condition. The City should work with property owners
to pro-actively plan for the rebuilding of these areas, while preserving historic buildings and
structures, so that the design and layout of future development are coordinated in advance of
market pressure for construction. Such sites include:
13
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2. Prepare a plan containing site-specific development standards and design guidelines for
rebuilding and intensifying uses on appropriate sites such as the following:
a. Northern Gateway, including the five lots located east of the Mt. Diablo National
Bank900 Main Street building between Stanley Boulevard and Vervais Street; and the Del
Valle Plaza located at the northwest corner of Del Valle Parkway and Main Street.
b. First Street Gateway, including vacant land on both sides of First Street at Stanley
Boulevard.
c.b. Southern Main Street Properties, including the 100 and 200 blocks of Main Street but
excluding the Gay 90’s building..
d.c. Core Main Street Properties, including the Domus store property located on the east side
ofproperties at 652 Main Street between Spring Street and Division Street; the Round Table
Pizza restaurant property located on the east side of; 530 Main Street between Division
Street and Neal Street; and the Bank of America property located on the west side of; and
337 Main Street between Angela Street and Old Bernal Avenue.
e.d. Core First Street Properties, including Pleasant Plaza located at the southwest corner of
Ray Street and First Street; and the six contiguous lots located along the west side of First
Street immediately south of Spring Street.
3. Future development at 325 Ray Street shall be designed as a garden office complex with a onestory maximum building height, residential architectural style, and preservation of the area
nearest the Arroyo del Valle. Public pedestrian access through the property to the Arroyo is
strongly encouraged. Future development of this site should be carefully designed to mitigate
potential impacts on adjacent properties.

RESIDENTIAL USE
The Downtown provides a particularly suitable location for affordable and special needs housing
because it contains substantial land designated for High Density Residential use, is located near
major arterial streets and the ACE Train Station for commute purposes, has convenient access to
public bus service, and provides nearby shopping. These characteristics are all stressed throughout
the General Plan as being beneficial to the development of affordable housing.
7. Commercial Frontage. Require new development in the Downtown Commercial, Mixed Use
– Transitional, and Mixed Use – Downtown Districts to include ground floor commercial uses
fronting the street. Residential uses fronting the street are permitted on the upper floors of
commercial buildings; and are permitted on the ground floor in the rear portion of and/or
behind an existing or proposed non-residential building. Existing residential uses may remain,
and may be remodeled or enlarged.
Mixed Use
8. Active Ground Floor Use Requirements for Multi-Use Spaces. For tenant spaces
accommodating multiple uses, a minimum of the first 25 percent of the depth of tenant space
(measured perpendicular to the façade fronting a designated active street) must be occupied
with an active use. Exceptions to this requirement may be granted, in accordance with Policy
9.
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9.

Exceptions to Active Ground Floor Requirement: The director of community development
may grant an exception to the requirements of the Active Ground Floor Use Overlay district
for uses meeting one or more of the following criteria:
a. The tenant space has been vacant for a period of at least 6 months. Evidence of attempts to
lease space shall be provided to the director of community development upon request;
b. There does not exist a similar use within the same block of a designated active street at
defined by address (e.g 100 block, 200 block etc.); or
c. The configuration of the tenant space is such that it would have a storefront frontage of less
than 10 feet (as determined by the director of community development) on a designated
active street.

Town Square District
10. Parking. Allow for on-site underground, podium, or tucked-under parking, or within
additional smaller (1-2 story) parking decks.
11. Phasing. Encourage sites shown as Phase 1 in Figure 4-2 to develop prior to those shown as
Phase 2.
12. Retail Uses. Allow retail uses in the Town Square District on the ground floor and upper floors.
13. Office Uses. In areas without the Active Ground Floor Use Overlay, allow office on all floors.
In areas with the active ground floor use overlay, allow office on all floors except the ground
floor.
14. Residential Uses in Town Square District. Unless, as indicated by Policy 4, allow residential
only on upper floors in the Town Square District.
15. Live-Work. Allow housing units on top of office units to be used as live-work units.
16. Community Destination. Encourage land uses that will make the Town Square District a
community destination, including a theater, hotel, meeting spaces, and food halls.
17. Driveways and Access. Allow driveways and access roads in the Town Square District to
connect to Bernal Avenue, Old Bernal Avenue, and new roads in the Town Square District.

OUTDOOR DINING
18. Adequate Public Access. Encourage outdoor dining that adds to the active and pedestrianoriented streetscape, and contributes to the economic and social vitality of Main Street and
properties in the Mixed Use – Transitional district while ensuring that adequate sidewalk access
is maintained.
19. Rooftop and Upper Floor Dining. Where feasible, encourage rooftop and upper floor dining
to retain outdoor dining as a downtown amenity while preserving sidewalks for pedestrian use.
20. Drive-Through Establishments. Discourage drive-through establishments in the planning
area.
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RESIDENTIAL USE
4.21. Affordability. Encourage the inclusion of affordable housing in all future multi-family
residential projects beyond what it already required by the Pleasanton Municipal Code and
State law, through incentivesmeasures such as density bonuses, financial assistance programs,
etc.expedited permit processing, fee waivers, assistance in providing public improvements,
reduced parking requirements, etc.
5. Participate in the funding of affordable housing in the Downtown through use of the City’s
Lower-Income Housing Fund and other applicable revenue sources.
6.22. Density. Encourage development at densities whichthat generally exceed the General Plan
range midpoints in order to enhance the opportunities for affordable housing, unique housing
types, and economic growth in the Ddowntown.
23. StriveRange of Housing Types. Promote a diverse range of housing types to meet the
Downtown’s share of the City’saccommodate a variety of household sizes, including smaller
units that are “affordable by design.”
7.24.

Special-Needs Housing. Develop special-needs housing through the following efforts:

a. Encourage and support housing in the Ddowntown for large families, single-parent
households, the homeless, the elderly, and the disabled through Ccity participation in joint
partnership projects, implementation of the “First-Time Homebuyer Program,” the grant
of housing-density bonuses, and other means.
b. Encourage and support housing for the disabled through Ccity participation in joint
housing projects with organizations such as Bay Area Community Services, HOUSE, Inc.,
Regional Center of the East Bay, etc.
c. Encourage the “scattering” of special-needs housing throughout the Downtown.
Although the amount of housing in need of rehabilitation is generally limited, continued
maintenance will be required to retain and improve upon the current level of repair.
8. Grant priority for City funding assistance programs to the Downtown homes in need of
rehabilitation due to the age and historic significance of the Downtown residential
neighborhoods.
9. Strictly enforce all building, fire, and maintenance codes including regulations pertaining to
seismic safety retrofitting for all properties in the Downtown.
10.25. Rehabilitation. Encourage the use of the City’s Housing Rehabilitation Program by lowincome homeowners by promoting the program on the city website and in mailed material.
11.26. Referral Program. Develop a program of referring needy homeowners requiring housing
rehabilitation in the Downtown to local volunteer organizations that provide home repair
services.
Housing variety and affordability and the preservation of first-floor building areas for commercial
use are high priorities for the Downtown.
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12. Prohibit new housing on the first floor of buildings located in the Downtown Commercial area
in order to protect land designated for commercial use from being displaced by residential
development. However, housing is encouraged on upper floors of retail and office buildings to
take advantage of this unique urban environment and to accommodate housing variety.
In order to achieve consistency between the Specific Plan and the Municipal Code with regard to
residential zoning standards, several amendments to the Code will be required.
13. Initiate a Zoning Map amendment to change the current zoning designation from R-M-4,000
to R-1-6,500 for the area bounded by Abbie Street, Kottinger Drive, First Street, and Second
Street.
14. Conduct a study to consider liberalizing the Home Occupation Ordinance with the goal of
allowing greater business use of homes in residential areas, particularly in the Downtown due
to its more intensive development pattern.
15. Initiate an amendment to Municipal Code Chapter 18.84 to limit building height in all
residential zoning districts in the Downtown (including future Planned Unit Development
Districts) to not more than two stories and not more than 30 feet.

PUBLIC USE
A variety of public uses presently exist in the Downtown that greatly enrich the community
character and add to the overall vitality of the Downtown. As time passes, these uses will tend to
evolve, and new and expanded public uses may become appropriate.
16. The Civic Center Master Plan study shall include consideration for providing teen services at
the Civic Center complex.
17. Work with the United States Postal Service to establish a post office branch in the Downtown.
18. Work with the United States Postal Service and other overnight carriers to plan and implement
a comprehensive Downtown “mail/package drop box” program.
19. Construct public restrooms (including one with family facilities) on Main Street and at
Delucchi Park.

PARKS AND TRAILS
Adoption and implementation of the Master Plan for the Downtown Parks and Trails System are
essential to the proper coordination of improvements to these community recreational facilities
during the next ten years. In conjunction with this, the development of a series of mini-plazas along
Main Street and pedestrian enhancements along the Arroyo del Valle will help to further enrich the
community character and activities in the Downtown.
20. Adopt and implement the Draft Master Plan for the Downtown Parks and Trails System, dated
Summer 1999, subject to the specific considerations included in the Technical Supplement to
this Specific Plan. Also, update the Master Plan on an as-needed basis, subject to a finding of
consistency with this Specific Plan.
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PUBLIC USE / PUBLIC ART
27. Downtown Extension (Existing Civic Center) Redevelopment. Ensure public spaces and
public art are integrated into redevelopment of the existing civic center area, including a
generously sized Town Square and smaller “pocket parks” and plazas as part of private
development projects.
28. Parks, Parklets, Plazas, and Mini-Plazas. Locate, size and design a variety of open spaces to
create a system of publicly-accessible and usable public spaces throughout the downtown.
21.29. Parklets and Pedestrian Activity. Encourage the creation of parklets (extensions of the
sidewalk, usually over an on-street parking space that serves as a small public park) and miniplazas along Main Street, including Civic Plaza, and side streets with the purpose of linking the
Main Street commercial blocks and promoting pedestrian activity.
22. Encourage the development of a mini-plaza area in conjunction with potential future retail
development at 530 Main Street (Round Table Pizza restaurant area), with an attractive
pedestrian connection to Railroad Avenue and Lions Wayside Park.
23. Encourage aesthetic improvements to the parking lot at 652 Main Street (Domus store site) to
improve upon the aesthetic quality and to accommodate special events and functions. This
might include a small venue at the front of the parking lot, with an open landscaped pergola to
enhance the use of the property for events, trees planted within the parking lot to create shade,
and a walkway from Main Street to Railroad Avenue that is aesthetically designed and provides
weather protection.
30. The Existing Library Facility. Retain the existing Pleasanton Library building with the
objective of repurposing the building for a commercial or public use.
31. Firehouse Arts Center and Veterans Memorial Building. Retain, preserve and enhance the
Firehouse Arts Center and Veterans Memorial Building as venues for arts, cultural and civic
events.
32. Public Art. Encourage the placement of public art throughout the planning area.
33. Public Restrooms. When planning and designing public spaces and facilities, consider
locations for construction of public restrooms.

TRAILS AND OPEN SPACE
24.34. Design within the Arroyo del Valle is an under-used natural and community amenity
whose. Enhance use of, access, use to, and appreciation should be enhanced. of the Arroyo del
Valle through the following strategies:
a. Construct boardwalks and multiple-use paths at the top of the bank along the Arroyo,
where feasible.
b. Construct a pedestrian crossing over the Arroyo between Stanley Boulevard and Ray Street
which accommodates emergency vehicles.
c. Encourage outdoor dining opportunities overlooking the Arroyo.
b. Encourage the retentionprovision of additional public access point and overlooks to the
Arroyo.
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d.c. Work with Zone 7 to maintain existing water levels in the Arroyo and to maintain the
Arroyo in a clean condition.
25. Prior to the issuance of a grading permit involving the filling of the drainage course that runs
through Lions Wayside Park, a qualified biologist shall determine the extent of jurisdictional
wetlands on the site. Authorization of a Section 404 permit shall be secured from the United
States Army Corps of Engineers (USACE), and a Section 1603 agreement shall be secured from
the California Department of Fish and Game (CDFG), if applicable. As part of the permitting
process, mitigation of impacts to jurisdictional wetlands shall be identified and implemented.

OPEN SPACE
d. The Install signage directing people from Main Street to Arroyo trails. Install educational
signage and plaques along Arroyo trails.
Conservation of the Arroyo del Valle is the only remaining undeveloped land designated as Open
Space in the Downtown. The only other Open Space area is the Union Pacific Railroad line. In
addition to serving as one of Pleasanton’s major storm water drainage courses, the Arroyo supports
a valuable riparian habitat and provides major recreational and visual opportunities. Preservation
of the Arroyo is, therefore, a primary objective of the Specific Plan.
26.35. The. Require developers of future projects involving land within and adjacent to the Arroyo
del Valle shallto implement the following measures to minimize potentially negative impacts
to the Arroyo:
a. Coordinate with the appropriate environmental regulatory agencies and secure all required
construction and grading permits.
b. Conduct an assessment of existing conditions, including topography, waterline location,
trees, and other major natural site features.
c. Identify the existing plant and wildlife communities and species.
d. Prepare detailed channel/habitat restoration and enhancement plans for project impact
areas that retain or enhance existing channel hydraulic capacity.
e. Prepare wildlife and habitat monitoring programs to ensure the long-term success of
channel/habitat restoration and enhancement plans.
27. During the construction of any projects which include land within the Arroyo, the developer
shall implement best management practices (BMP), including installing silt fencing or other
erosion control and conducting construction activities out of the wetland channel. Detailed
specifications shall be incorporated into construction drawings. Projects shall be designed to
cause the least amount of impact to the Arroyo.
36. The City shall requireBest Management Practices. Require developers and business owners
to operate projects to minimize impacts to the Arroyo.
a. Require the owners of new businesses that locate adjacent to the Arroyo to implement
specialstrategies to avoid trash removal procedures. Trash cans shall be covered and other
waste from entering the Arroyo, including, covering trash cans so that wildlife cannot
enteraccess them or retrieve ; properly disposing of food from them. Food scraps shall be
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removed from the premises. Dumping food, crumbs, or other waste in or near the Arroyo
shall not be allowed. Newwaste; and prohibiting dumping.
28.b.
Require new outdoor lighting shallto be subtle, low, and directed toward the
building and away from the channel bed.

ARCHAEOLOGICAL CONSIDERATIONS
During the course of future land use development, issues relating to archaeological sites may arise
as a result of site specific environmental analysis and subsequent construction. Preservation of such
potential finds will require careful attention.
29. Develop and implement an archaeological research and mitigation program to establish City
policy toward archaeological resources and the discovery of such resources. The program
should identify important research issues to be addressed with regard to cultural materials and
archaeological remains that could be uncovered in future development projects through
implementation of the Specific Plan.
30. Because the presence or absence of subsurface archaeological deposits is typically unknown,
construction or activities caused by development projects involving subsurface disturbance
could uncover important buried archaeological deposits. If archaeological deposits are
uncovered during construction activities, all work shall stop within a 100-foot radius of the find
until a qualified archaeologist can assess the discovery. If the find is determined to be an
important archaeological resource, the resource shall be avoided or recovered consistent with
the requirements of Section 15126.4(b)(3) of the State CEQA Guidelines.
31. An archaeological treatment and monitoring plan shall be prepared and implemented for any
development project site found to contain archaeological resources. The treatment plan shall
include methods for test excavation to identify resources and the level of significance of
subsurface prehistoric or historic archaeological items. The treatment plan shall further outline
the level of mitigation necessary relative to the level of construction and potential impact on
the specific resource. The monitoring plan shall be implemented if the construction area is
deemed to be sensitive and the potential to uncover previously unrecorded archaeological
remains appears to be high.

CONSTRUCTION ACTIVITIES
Building and infrastructure construction activities can, if not carefully planned, negatively impact
abutting land uses and traffic flow. It is, therefore, very important to ensure that such impacts are
minimized to the extent practical.
32. The City shall require construction activities to occur between hours to be determined by the
Planning Department based upon the sensitivity of surrounding land uses, and the need to
minimize construction vehicle traffic and street work during peak traffic periods.

Land Use Implementation Programs
1. Request voter approval of requisite amendments to the Bernal Property Phase II Specific Plan
and of financing plan for relocation of the existing civic center.
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2. Amend the Pleasanton Municipal Code to allow existing single-family residential units as
permitted uses in the Downtown Commercial and Mixed Use -Transitional districts, and allow
for additions or enlargements to these structures.
3. Initiate an amendment to Municipal Code Chapter 18.84 to limit building height in all
residential zoning districts in the downtown (including future Planned Unit Development
Districts) to not more than 30 feet.
4. Initiate Zoning Map Amendments to modify or rezone various properties whose zoning is
either inconsistent with the General Plan or Specific Plan, or is inconsistent with the physical
characteristics of the properties. These properties are identified in a map in Appendix X.
.
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4

Land Use

Downtown Pleasanton is considered to be the heart of the city due to its central location, historic
character, and attraction as a place for shopping, dining entertainment, and socializing. The
downtown branches out from the Main Street commercial area in a typical grid street pattern
encompassing office and service uses, and residential neighborhoods. Its overall image stems from
its diversity of heritage commercial buildings and homes and is symbolic of the traditional
American small town.
The following chapter summarizes current downtown land use conditions. It also provides policy
guidance by way of both text and a land use map (Figure 4-1) for the location, amount, and intensity
of commercial, office, residential, mixed use, public, and park and open space uses, and addresses
important environmental issues.

Existing Conditions
Downtown Pleasanton consists of 60 city blocks and features a mix of land uses. Retail, service, and
office commercial buildings are situated along Main Street, First Street, and several side streets
between Bernal Avenue and Stanley Boulevard. Office uses are found primarily along the east side
of Peters Avenue, west side of First Street, and north side of Old Bernal Avenue. Housing is located
mostly west of Peters Avenue, east of First Street, and north of Ray Street. The largest concentration
of public land uses is located at the existing civic center site in the southern end of the downtown
area along Old Bernal Avenue. Other existing public land includes former railroad rights-of-way,
the Firehouse Arts Center, five parks, a library, public art displays, and the Museum on Main. The
existing pattern of uses establishes a clear edge which separates commercial from residential use.
However, there is a tradition of mixed use within the commercial area of the downtown.
The single remaining natural open space area in the downtown is located along the Arroyo del
Valle. This waterway connects watershed areas in east Pleasanton and beyond to the Arroyo de la
Laguna, which then flows into Alameda Creek and eventually to the San Francisco Bay. The Arroyo
del Valle exists in a mostly undisturbed condition as it passes through the downtown and provides
valuable seasonal riparian habitat for a variety of wildlife species. In addition, it serves as one of
Pleasanton’s major storm water drainage courses and provides recreational and visual benefits.
1
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As shown in Table 4-1, by acreage, residential uses account for the greatest proportion of the total
land use in the Downtown Specific Plan area as of 2017, followed by commercial,
public/institutional, parks/open space, and mixed use.
Table 4-1: Existing Land Use
Acres

Percent of
Total

120.5

37.8%

77.6
11.9
31.0

24.4%
3.7%
9.7%

7.5

2.3%

Commercial

42.9

13.5%

Commercial

21.9

6.9%

Office
Other

20.2
0.8

6.3%
0.2%

Public/Institutional

21.9

6.8%

Parks/Open Space

15.4

4.8%

111.0

34.8%

27.3
83.7

8.5%
26.2%

319.3

100%

Land Use
Residential
Single-Family Residential
Duplex/Triplex
Multi-Family Residential
Mixed Use

Other
Vacant
Right-of-Way
Grand Total

Note: Numbers may not add due to rounding. Existing land use acreage totals
are based on assessor’s parcel data.
Sources: City of Pleasanton, 2017; Dyett & Bhatia, 2017; Alameda County, 2017

Specific Land Use Designations
The Specific Plan establishes nine land use designations and an active use overlay for future
development, applied to various areas of the Specific Plan as illustrated in Figure 4-1. These land
use designations provide guidance on where particular land uses are allowed within the planning
area.
The City’s Zoning Ordinance further defines land use types and densities, building height, parking,
and other development requirements, summarized here. Where Floor Area Ratios (FARs) are
specified, the figure accounts for all non-residential and residential floor area. Zoning designations
also include a specific list of uses allowed within each particular district. These frequently include
uses compatible with the primary use but different in type, such as religious facilities within
residential zones. The intent of the Specific Plan is to incorporate the variety of compatible uses
which are generally allowed by the zoning districts within each Specific Plan designation.
Accordingly, “permitted and conditional” land uses allowed within the applicable City Zoning
designations are considered to be consistent with the corresponding Specific Plan land use
categories.
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LAND USES
Below are the land use designations and general descriptions of the land uses allowed under the
Specific Plan.
Downtown Commercial – Commercial uses on the ground floor with a range of uses allowed on
upper floors. Development densities and intensities shall be consistent with those allowed in the
Central Commercial District: i.e. a maximum FAR of 300 percent, which is inclusive of both
residential and non-residential square footage. Permitted and conditionally-permitted uses shall
also be consistent with those allowed in the Central Commercial Zoning District. Live/work units
are permitted in Downtown Commercial areas.
Mixed Use - Downtown – Intended to foster a dynamic mixed-use destination at the southern end
of the Downtown. This designation supports a mix of uses including commercial, hotel,
entertainment, office, live/work, and residential uses. On the ground floor, active uses are required
fronting the street in the locations specified in Figure 4-1. Ground floor residential uses are
generally not permitted, unless they are not directly fronting the street. On upper floors, uses may
include commercial uses such as retail, restaurant, and office; residential uses are also allowed.
Maximum FAR in the Mixed Use - Downtown area is 150 percent, inclusive of both residential and
non-residential square footage. A maximum of 124 residential units are permitted in the district
overall.
Mixed Use - Transitional – Accommodates a range of lower intensity commercial uses that are
compatible with residential uses. Permitted and conditionally permitted commercial uses include
retail, personal services, offices, financial institutions, and food-service establishments. On the
ground floor, residential uses are not permitted fronting the street. However, residential uses are
allowed on upper floors and/or in the rear of the ground floor. Maximum allowable FAR in the
Mixed Use - Transitional designation is 125 percent, inclusive of both residential and nonresidential square footage.
Office Use – Supports professional, administrative, and business office uses. Residential permitted
above the ground floor only. Maximum allowable FAR in the Office designation is 125 percent.
Residential – Two residential density ranges are permitted within the Plan Area:

•

Medium Density Residential: Density between two and eight dwelling units per gross
developable acre, and

•

High Density Residential: Density greater than eight dwelling units per gross developable
acre).

Any housing type (including but not limited to detached and attached single-family homes,
duplexes, townhouses, condominiums, and apartments) may be allowed under both of the above
residential designations provided that all applicable requirements of the Zoning Ordinance are met.
Public – Governmental and community uses such as a fire station, museum, library, memorial hall,
community center, the Transportation Corridor, a parking lot, public arts center, religious facility,
maintenance facility, and other related uses. Allowable FAR in the Public land use designation is a
maximum of 60 percent.
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Park – City-owned and maintained land utilized for outdoor recreation and events.
Open Space-Arroyo - Land set aside for the protection of the public health and safety adjacent to
the Arroyo del Valle.
Open Space - Railroad - Land set aside for the protection of the public health and safety adjacent
to the Union Pacific Railroad line.

OVERLAY
Active Ground Floor Use Overlay –The Active Ground Floor Use Overlay applies to tenant spaces
with a storefront fronting Main Street, and, to the extent feasible, certain streets within portions of
the Mixed Use- Downtown District “designated active streets” (see Figure 4-1). "Active ground
floor use" means a use that promotes an active pedestrian environment on the ground floor of a
commercial building, and includes retail establishments, restaurants and catering establishments,
bars and brew pubs, art and craft studios, wineries, and other uses determined by the director of
community development to be substantially similar to the foregoing, or to have unique
characteristics such that the objectives of the overlay district would be met.

Future Development Potential
Reasonable full development under the Specific Plan is referred to as “buildout.” Although the
Specific Plan assumes a 20-year planning horizon, the Plan does not specify or anticipate when
buildout will actually occur. The timeline and buildout scenario will likely vary, because actual
development will be determined by a number of factors, including market conditions, site
constraints, land availability, and property owner interest. Requirements of the Specific Plan and
of applicable zoning (such as required setbacks or height limits) may also limit development below
the stated maximum density or intensity allowable under the Specific Plan
Table 4-1 shows a detailed breakdown of existing and potential residential units, non-residential
commercial development, population, and jobs that could result from the buildout of the Plan.
Growth and development in the planning area expressed in this section is provided for planning
and analysis purposes, and does not constitute a “cap” on development, a minimum threshold, or
confer specific development rights. The allowable density, intensity, and other development
standards articulated in this section and in Chapter 10, Downtown Design, set parameters for what
can occur on any given site in the planning area. For more detail about buildout methodology, see
Appendix A.

5
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Table 4-1: Buildout of Planning Area

Current Development Projects
New Development
Town Square
The Rest of the Planning Area
Existing Development (To Stay)
Total (2040)
Notes:
1.
2.

Residential
Housing Units
Population
32
87
313
854
124
338
189
516
3,484
1,277
1,622

4,425

Non-Residential
Square Feet
Jobs
20,102
59
556,981
1,567
257,000
707
275,621
860
2,040
682,763
1,259,846
3,666

Non-residential square feet includes retail, office, and restaurant uses.
Existing Development (To Stay) refers to existing development as of 2018 that is expected to remain
through 2040.

Sources: Dyett & Bhatia, 2018; City of Pleasanton, 2018

TOWN SQUARE DISTRICT
As shown in Table 4-1, the Town Square District has the greatest potential for change. The Town
Square District, visualized in the conceptual diagram shown in Figure 4-2, is the name for the area
comprising the existing civic center and adjacent City-owned property acquired in 2017 from the
SFPUC (San Francisco Public Utilities Commission), totaling approximately 13 acres. The
redevelopment of the civic center portion will only occur in the event the civic center relocates. This
Plan assumes the building currently housing the Pleasanton Public Library will stay in its current
location and that all other developable parcels in this area will redevelop. There is potential for
additional development on this site if the library building were to move. Because the Town Square
District will have a new Mixed Use - Downtown land use designation, the site is assumed to develop
with a combination of residential, retail, office, live/work, and hotel uses, as well as a new
approximately one-acre city park, known as the “Town Square.”
Town Square District Phasing and Parking
The Plan envisions Town Square District development occurring in two phases. About 2.25 acres
on the east side of the district are anticipated to develop in Phase 1 of the district’s build-out. This
includes the east half of the block bounded by Old Bernal Avenue, the extension of Peters Avenue
to the south, and the new east-west right-of-way; the Town Square itself; and the area east and south
of the Town Square. This would allow development of the area fronting Main Street and at the
southern gateway to downtown, and reuse of the remaining buildings on the existing Civic Center
site consistent with the Civic Center Master Plan. The remainder of the Town Square District,
which is the area generally west of the Town Square, is anticipated to achieve build-out in Phase 2.
A potential shared Town Square District parking facility may be constructed in either Phase 1 or
Phase 2. This shared facility would accommodate the majority of parking for the district’s nonresidential uses, with additional off-street parking provided in conjunction with each development
(underground, podium, or tucked-under) or within additional smaller parking decks. For
residential uses, all required parking would be provided on-site (underground, podium, or tuckedunder). Off-street surface parking is not anticipated within the Town Square District.
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Figure 4-2: TOWN SQUARE DISTRICT CONCEPT DIAGRAM
This concept aims to make the end of Main Street a new destination. It builds on the arts and culture already present in downtown
Pleasanton, and provides community gathering spaces and an enhanced street network. It allows a mix of residential, retail, and
office uses under a new Mixed Use - Downtown land use designation.

KEY ATTRIBUTES OF MIXED USE - DOWNTOWN DESIGNATION

OTHER ASPECTS OF THE PLAN

•

Residential uses are not allowed on the ground floor, except as
indicated in the specific plan.

1

•

Retail is permitted on the ground floor and upper floors.

Some commercial uses are served by a district parking garage
adjacent to the ACE Train Station. The facade of the parking
garage will reflect the character of Main Street.

•

Restaurants and food halls are permitted on the ground floor
and upper floors.

2

•

In areas without the active ground floor use overlay, office uses
are allowed on all floors. In areas with the active ground floor
use overlay, office is allowed on all floors except the ground
floor.

The site will be developed in phases, with Phase 1 including
parcels east of the thick black line shown below. Phase 2 (sites
west of the thick black line) will follow Phase 1. Roadway
construction would consist of that shown outlined in blue first,
followed by the area outlined in orange.

3

The existing library building will remain in its current location.

4

The Town Square will be used for outdoor events.

5

A boutique hotel with small conference rooms is placed
centrally for community gatherings.

6

A theater is shown across from the Town Square.

7

Driveways/access roads to new buildings are not shown in
diagram. Driveways/access roads may connect to Bernal
Avenue, Old Bernal Avenue, and proposed streets.

•

Housing units on top of office uses can be live-work units that
can be flexibly used by artists and small businesses.
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City of Pleasanton Downtown Specific Plan

Land Use Goals
1. Preserve the character and development traditions of the downtown while improving upon its
commercial and residential viability.
2. Retain the small-town scale and physical character of the downtown through the
implementation of appropriate land use and development standards, including infill
development that is sensitive to the context, scale and character of existing neighborhoods.
3. Support a dynamic mixed-use district at the southern end of downtown, with a central public
open space and a mix of retail, entertainment, visitor, residential, and employment uses.
4. Encourage and proactively coordinate the redevelopment of underutilized commercial
properties, while preserving historic buildings and structures.
5. Promote the provision of affordable, live-work, and special-needs housing.
6. Retain and encourage public uses that strengthen the sense of community and civic pride.
7. Encourage the creation of publicly accessible open spaces, plazas, public art, trails, bike routes,
and parks throughout the planning area.
8. Implement the Downtown Parks and Trails System and Lions Wayside Delucchi Park Master
Plans.
9. Encourage future land use development that enhances the Arroyo del Valle as a riparian habitat
resource.

Land Use Policies
SPECIFIC PLAN WIDE POLICIES
1. Downtown Character and Height. In order to preserve the historic character of the
Downtown, new or remodeled buildings, whether commercial or residential in nature, shall
meet the maximum prescribed height prescribed for the district in which they are located.
Buildings must be pedestrian in scale, as determined through the design review process.
Commercial buildings should include design features such as first-story storefront windows,
recessed entries, building details, and awnings. For all buildings, techniques such as dormer
windows, stepping back upper floors, and modifying design features between building levels
should be used to assist in maintaining an overall horizontal design character. Height standards
should allow for and encourage varied roof forms, articulation across rooflines, and
architectural features and projections such as cupolas, gables, and towers at corners.
2. Land Use Discrepancies. Ensure that any discrepancies between the General Plan, Specific
Plan and Zoning Map are addressed through appropriate amendments to the applicable maps
and diagrams.
3. Residential Height Limits. In the interest of ensuring infill development is sensitive to the
character and context of existing development, limit residential building heights to no more
than 30 feet in all residential districts.
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4. Ground Floor Residential Use. Residential uses fronting the street are permitted on the upper
floors of commercial buildings; and are permitted in the rear portion of and/or behind an
existing or proposed non-residential building.
5. Existing Residential Uses. Existing residential uses may remain and may be remodeled or
enlarged.

COMMERCIAL USE
6. Commercial Revitalization. The Downtown contains several multi-parcel areas that are
underutilized from the standpoint of supporting pedestrian-oriented commercial businesses
because they are either: (1) partially vacant; (2) contain large parking lots which front on Main
Street; and/or (3) are in poor physical condition. The City should work with property owners
to pro-actively plan for the rebuilding of these areas, while preserving historic buildings and
structures, so that the design and layout of future development are coordinated in advance of
market pressure for construction. Such sites include:
a. Northern Gateway, including the five lots located east of 900 Main Street building
between Stanley Boulevard and Vervais Street; and Del Valle Plaza located at the northwest
corner of Del Valle Parkway and Main Street.
b. Southern Main Street Properties, including the 100 and 200 blocks of Main Street.
c. Core Main Street Properties, including the properties at 652 Main Street; 530 Main Street;
and 337 Main Street.
d. Core First Street Properties, including Pleasant Plaza located at the southwest corner of
Ray Street and First Street; and the six contiguous lots located along the west side of First
Street immediately south of Spring Street.
7. Commercial Frontage. Require new development in the Downtown Commercial, Mixed Use
– Transitional, and Mixed Use – Downtown Districts to include ground floor commercial uses
fronting the street. Residential uses fronting the street are permitted on the upper floors of
commercial buildings; and are permitted on the ground floor in the rear portion of and/or
behind an existing or proposed non-residential building. Existing residential uses may remain,
and may be remodeled or enlarged.
Mixed Use
8. Active Ground Floor Use Requirements for Multi-Use Spaces. For tenant spaces
accommodating multiple uses, a minimum of the first 25 percent of the depth of tenant space
(measured perpendicular to the façade fronting a designated active street) must be occupied
with an active use. Exceptions to this requirement may be granted, in accordance with Policy
9.
9.

Exceptions to Active Ground Floor Requirement: The director of community development
may grant an exception to the requirements of the Active Ground Floor Use Overlay district
for uses meeting one or more of the following criteria:
a. The tenant space has been vacant for a period of at least 6 months. Evidence of attempts to
lease space shall be provided to the director of community development upon request;
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b. There does not exist a similar use within the same block of a designated active street at
defined by address (e.g 100 block, 200 block etc.); or
c. The configuration of the tenant space is such that it would have a storefront frontage of less
than 10 feet (as determined by the director of community development) on a designated
active street.
Town Square District
10. Parking. Allow for on-site underground, podium, or tucked-under parking, or within
additional smaller (1-2 story) parking decks.
11. Phasing. Encourage sites shown as Phase 1 in Figure 4-2 to develop prior to those shown as
Phase 2.
12. Retail Uses. Allow retail uses in the Town Square District on the ground floor and upper floors.
13. Office Uses. In areas without the Active Ground Floor Use Overlay, allow office on all floors.
In areas with the active ground floor use overlay, allow office on all floors except the ground
floor.
14. Residential Uses in Town Square District. Unless, as indicated by Policy 4, allow residential
only on upper floors in the Town Square District.
15. Live-Work. Allow housing units on top of office units to be used as live-work units.
16. Community Destination. Encourage land uses that will make the Town Square District a
community destination, including a theater, hotel, meeting spaces, and food halls.
17. Driveways and Access. Allow driveways and access roads in the Town Square District to
connect to Bernal Avenue, Old Bernal Avenue, and new roads in the Town Square District.

OUTDOOR DINING
18. Adequate Public Access. Encourage outdoor dining that adds to the active and pedestrianoriented streetscape, and contributes to the economic and social vitality of Main Street and
properties in the Mixed Use – Transitional district while ensuring that adequate sidewalk access
is maintained.
19. Rooftop and Upper Floor Dining. Where feasible, encourage rooftop and upper floor dining
to retain outdoor dining as a downtown amenity while preserving sidewalks for pedestrian use.
20. Drive-Through Establishments. Discourage drive-through establishments in the planning
area.

RESIDENTIAL USE
21. Affordability. Encourage the inclusion of affordable housing in all future multi-family
residential projects beyond what it already required by the Pleasanton Municipal Code and
State law, through measures such as financial assistance programs, expedited permit
processing, fee waivers, assistance in providing public improvements, reduced parking
requirements, etc.
22. Density. Encourage development at densities that generally exceed the General Plan range
midpoints in order to enhance the opportunities for affordable housing, unique housing types,
and economic growth in the downtown.
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23. Range of Housing Types. Promote a diverse range of housing types to accommodate a variety
of household sizes, including smaller units that are “affordable by design.”
24. Special-Needs Housing. Develop special-needs housing through the following efforts:
a. Encourage and support housing in the downtown for large families, single-parent
households, the homeless, the elderly, and the disabled through city participation in joint
partnership projects, implementation of the “First-Time Homebuyer Program,” the grant
of housing-density bonuses, and other means.
b. Encourage and support housing for the disabled through city participation in joint housing
projects with organizations such as Bay Area Community Services, HOUSE, Inc., Regional
Center of the East Bay, etc.
c. Encourage the “scattering” of special-needs housing throughout the Downtown.
25. Rehabilitation. Encourage the use of the City’s Housing Rehabilitation Program by lowincome homeowners by promoting the program on the city website and in mailed material.
26. Referral Program. Develop a program of referring needy homeowners requiring housing
rehabilitation in the Downtown to local volunteer organizations that provide home repair
services.

PUBLIC USE / PUBLIC ART
27. Downtown Extension (Existing Civic Center) Redevelopment. Ensure public spaces and
public art are integrated into redevelopment of the existing civic center area, including a
generously sized Town Square and smaller “pocket parks” and plazas as part of private
development projects.
28. Parks, Parklets, Plazas, and Mini-Plazas. Locate, size and design a variety of open spaces to
create a system of publicly-accessible and usable public spaces throughout the downtown.
29. Parklets and Pedestrian Activity. Encourage the creation of parklets (extensions of the
sidewalk, usually over an on-street parking space that serves as a small public park) and mini
plazas along Main Street and side streets with the purpose of linking the Main Street
commercial blocks and promoting pedestrian activity.
30. Existing Library Facility. Retain the existing Pleasanton Library building with the objective of
repurposing the building for a commercial or public use.
31. Firehouse Arts Center and Veterans Memorial Building. Retain, preserve and enhance the
Firehouse Arts Center and Veterans Memorial Building as venues for arts, cultural and civic
events.
32. Public Art. Encourage the placement of public art throughout the planning area.
33. Public Restrooms. When planning and designing public spaces and facilities, consider
locations for construction of public restrooms.

TRAILS AND OPEN SPACE
34. Design within the Arroyo del Valle. Enhance use of, access to, and appreciation of the Arroyo
del Valle through the following strategies:
11
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a. Construct boardwalks and multiple-use paths at the top of the bank along the Arroyo,
where feasible.
b. Encourage provision of additional public access point and overlooks to the Arroyo.
c. Work with Zone 7 to maintain existing water levels in the Arroyo and to maintain the
Arroyo in a clean condition.
d. Install signage directing people from Main Street to Arroyo trails. Install educational
signage and plaques along Arroyo trails.
35. Conservation of the Arroyo del Valle. Require developers of future projects involving land
within and adjacent to the Arroyo del Valle to implement the following measures to minimize
potentially negative impacts to the Arroyo:
a. Coordinate with the appropriate environmental regulatory agencies and secure all required
construction and grading permits.
b. Conduct an assessment of existing conditions, including topography, waterline location,
trees, and other major natural site features.
c. Identify the existing plant and wildlife communities and species.
d. Prepare detailed channel/habitat restoration and enhancement plans for project impact
areas that retain or enhance existing channel hydraulic capacity.
e. Prepare wildlife and habitat monitoring programs to ensure the long-term success of
channel/habitat restoration and enhancement plans.
36. Best Management Practices. Require developers and business owners to operate projects to
minimize impacts to the Arroyo.
a. Require the owners of new businesses that locate adjacent to the Arroyo to implement
strategies to avoid trash and other waste from entering the Arroyo, including, covering
trash cans so that wildlife cannot access them; properly disposing of food waste; and
prohibiting dumping.
b. Require new outdoor lighting to be subtle, low, and directed toward the building and away
from the channel bed.

Land Use Implementation Programs
1. Request voter approval of requisite amendments to the Bernal Property Phase II Specific Plan
and of financing plan for relocation of the existing civic center.
2. Amend the Pleasanton Municipal Code to allow existing single-family residential units as
permitted uses in the Downtown Commercial and Mixed Use -Transitional districts, and allow
for additions or enlargements to these structures.
3. Initiate an amendment to Municipal Code Chapter 18.84 to limit building height in all
residential zoning districts in the downtown (including future Planned Unit Development
Districts) to not more than 30 feet.
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4. Initiate Zoning Map Amendments to modify or rezone various properties whose zoning is
either inconsistent with the General Plan or Specific Plan, or is inconsistent with the physical
characteristics of the properties. These properties are identified in a map in Appendix X.
.
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10 Downtown Design and Beautification
Downtown Pleasanton is known for its well-maintained historic buildings, inviting streetscape,
pedestrian scale, and ambiance. Many of its newer buildings have been designed with care to fit
into this established setting. Both the commercial district and surrounding neighborhoods convey
Pleasanton’s heritage and sense of community through building architecture and pattern of
development. Maintaining and enhancing the design character of the Ddowntown will strengthen
its appeal and economic vitality, and is a community priority.

Existing Conditions
Downtown’s visual image is a product of its private buildings and sites as well as its public areas.
Buildings with architectural styles from several different eras of the last 100 plus years, such as
Victorian, Mission Revival, and Classical Revival, co-exist in a mixture that is unique to Pleasanton.
Several landmark commercial buildings are found Ddowntown. There are also many fine older
homes in the residential neighborhoods, some of which have been enlarged and rehabilitated over
the years in ways which are compatible with other houses on the block. The degree of maintenance
of existing buildings over time, and the architecture and manner of construction of new buildings,
can either strengthen or detract from the Downtown’s image. For example, the recently constructed
commercial building located at 349 Main Street was designed to reflect an existing Downtown
architectural style without appearing as a stylized reproduction, and it has enhanced both the
appearance and commercial success of the areadowntown’s image.
Streets with on-street parking and mature trees also define the Downtown. In the commercial
districtAlong Main Street, the pattern of building tobuildings lining the sidewalk, mature street tree
canopy, and clustering of retail and restaurant uses in a compact, walkable environment
distinguishes the area from other retail centers. Sidewalk dining has become a popular activity
which contributes to the vitality of the area. The historic Pleasanton Sign is a publiccommunity
landmark and focal element, and street furniture invites pedestrians to enjoy the public spaces.
Occasional green spaces such as the front yard of the Livermore-Amador Valley Historical Museum
on Main and the Veterans Memorial Building complement and add to the visual quality of the area.
The streetscapes ofWhile Main Street provides an example of effective pedestrian-scale design, few
of the qualities of Main Street continue onto other streets in the commercial district, including
Peters Avenue, First Street, and Old Bernal Avenue. These streets generally lack decorative
pedestrian lighting, a continuous tree canopy, street furnishings, landscaping planters, and other
special streetscape treatments.
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Figure 10-1: Existing and Planned Downtown Design Projects
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In the surrounding residential neighborhoods , streetscapes are characterized by sidewalks with
planter strips, street trees, landscaped yards, and houses with front porches, and other elements
that contribute to a visiblestreet presence on the street.. The proximity of the neighborhoods to the
commercial district is an attraction which encouragescould encourage walking and bicycle riding.
Changes to existing structures or sites and new private development proposals are subject to the
City’s design review process. Design guidelines are in place to provide direction on such physical
improvements, and the review process applies the City’s design policies and standards, including
the Downtown Design Guidelines, on a case-by-case basis. Similarly, any modifications to the
design of city streets, sidewalks, and parks require public input and review to ensure that they are
attractive and compatible with the area.
As shown in Figure 10-1, existing and planned beautification projects within the planning area
include new street lighting, tree planting, and additional streetscape enhancement projects along
Rose Avenue/Neal Street and West Angela Street.

Future Improvements
MAIN STREET
As illustrated in Figure 5-1 streetscape improvements to Main Street will further enhance the
street’s charming, walkable character. New metal benches in Pleasanton’s signature green color will
provide additional seating opportunities. Decorative stamped asphalt in the parking zone and
colored sidewalk pavers at corners and bulb-outs will add visual enhancement while more clearly
defining these areas. Where there is available space and maintenance resources allow, the City will
work with LAVTA to implement improvements to bus stops such as seating and shelters to create
a more comfortable experience for transit riders in any weather condition.
In addition, as described in Chapter 5, Transportation, providing unobstructed travel paths on
sidewalks that are consistently wide enough for pairs of pedestrians, strollers, wheelchairs, and
walkers to comfortably navigate is critical to maintaining Main Street’s walkable nature. In support
of this, existing street trees along Main Street will be shifted to new tree wells located within onstreet parking zones when it comes time for them to be replaced. This will ensure that the street’s
healthy tree canopy will remain while also allowing for a wider unobstructed travel path on
sidewalks.
The use of public sidewalks on Main Street for restaurant dining areas is desirable in that it increases
pedestrian activity and interest and contributes to the vitality of downtown. However, sidewalk
dining within the public right-of-way is a privilege, and restrictions are necessary to protect the
public’s right of access, to maintain the sidewalks in a safe and clean condition, to comply with state
and federal law, and to meet downtown’s aesthetic standards.

PETERS AVENUE
Peters Avenue is an important transitional street, taking on some of the commercial and mixed use
characteristics of Main Street on the east side of the street, while maintaining a residential character
on the west side of the street. Streetscape improvements to Peters Avenue are aimed at providing a
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more pleasant experience for pedestrians and bicyclists. Pavers will be added to the sidewalks to
match the aesthetic of Main Street and additional pedestrian scaled lighting will add historic charm
and improved visibility at night. Street trees will be introduced to create a shade canopy over the
street and sidewalk areas. As with Main Street, these trees will be located in the on-street parking
area so as not to impede pedestrian flow on the sidewalk. South of Old Bernal Avenue, the oneblock extension of Peters Avenue will incorporate the aesthetic of the new Town Square District.
Streetscape improvements for Peters Avenue are illustrated in Figure 5-2, along with additional
improvements to the transportation network, including a two-way cycle track on the west side of
the street.

FIRST STREET
Like Peters Avenue, First Street also functions as a transitional street, buffering the residential
neighborhoods to the east from the downtown commercial core. As shown in Figure 5-3,
streetscape improvements to First Street will include new street furnishings, such as bike racks,
benches, and additional pedestrian scale lighting along the existing sidewalk and the proposed new
pedestrian and bicycle route along the Transportation Corridor.

DIVISION STREET
In coordination with local property owners, between Main Street and Railroad Avenue, Division
Street will be closed off to vehicle traffic. to create a pedestrian street in the commercial core that
connects the Firehouse Arts Center to Main Street. Limited vehicular access for emergency and
maintenance vehicles, loading and delivery, and local property access where no alternative is
available, will be allowed. As illustrated in Figure 10-2, planters and removable bollards will help
identify the pedestrian corridor and prohibit non-emergency vehicular use. Sidewalks will be
removed and colored pavers added to create a uniform, extended pedestrian space with trees,
planters, benches, outdoor dining areas, pedestrian scaled lighting and/or “festoon” string lighting.
Wall murals and hanging planters will add further charm and character.

TOWN SQUARE DISTRICT
The Town Square District lies at the southern end of downtown, occupying the approximately 10acre existing civic center site and the approximately 3-acre SFPUC property west of Old Bernal
Avenue. With the new rights-of-way described in Chapter 5, a central Town Square at the south
end of Peters Avenue, and a mix of residential and non-residential uses, the Downtown Specific
Plan envisions this district as a vibrant new destination that anchors the Main Street corridor. Key
design elements include active ground floor uses on new block frontages and supporting streetscape
design; a Town Square that relates to adjacent active uses while also providing open green space; a
district parking structure; and a network of pedestrian paths. The existing Pleasanton Library
structure will remain, re-envisioned as a commercial use or a new cultural/civic use.
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The Downtown Specific Plan provides a conceptual land use and circulation framework for the
existing civic center area. It is expected that a subsequent, more detail site planning and design
effort, either by the City or a private developer will consider the layout and design of future facilities
for the site, including possible new entertainment uses; a hotel; development that supports
live/work spaces; and well-connected paths between building entries, parking, sidewalks, and the
Town Square. Since the Town Square District is within the Downtown Specific Plan Area, its uses
and design should be closely related to the surrounding area, and planning of the civic center
presents an opportunity to enhance this portion of the downtown.

GATEWAYS
Gateway features on the roadways leading into downtown will create a sense of arrival and
distinguish the area from other parts of the city. Therefore, policies in this specific plan identify
appropriate gateway treatments that are encouraged at the major entranceways into downtown
including the following locations:
•

Main Street at the Arroyo/near Stanley Blvd;

•

Southern Entry, including one or more entry features at:
-

First Street at Sunol Boulevard;

-

Main Street at Bernal Avenue; and/or

-

Transportation Corridor terminus at Bernal Avenue

•

Old Bernal Avenue at Bernal Avenue;

•

Wixom Bridge at Hopyard Road/Division Street;

•

Neal Street at First Street; andFirst Street Bridge at Stanley Boulevard

SIGNS
Signage is a factor in the overall aesthetic of downtown’s commercial district, and attractive signs
can reinforce downtown’s pedestrian scale and traditional design. Policies in this Specific Plan
reflect, and strengthen, direction established in the Downtown Design Guidelines.

PUBLIC SPACES
Public parks and plazas enhance downtown’s sense of place and serve both residents and visitors of
downtown Pleasanton. Large public spaces—including parks, the new pedestrian-focused segment
of Division Street between Railroad Avenue and Main Street, and the Town Square—can be
designed to accommodate larger public gatherings and activities. Smaller public spaces, such as
mini plazas and parklets, will enhance the pedestrian environment and provide a visual break along
the streetscape. With the use of high quality landscaping and materials, public spaces will be assets
and focal points of downtown Pleasanton.

PUBLIC ART AND PLACEMAKING
It is recognized by many visitors that downtown Pleasanton is unique among the historic central
business districts located throughout the Bay Area. Further expanding the cultural identity of
downtown Pleasanton provides the opportunity to capitalize on its district’s shopping, dining,
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history, and pedestrian-friendly ambiance. Whether it involves after-hours programming, public
art installations, or special events, continued efforts can continue to enhance Main Street and its
environs as a “cultural district”. The result will foster an expanded sense of community among
residents as well as visitors and will connect with the city’s rich heritage, cultural, and art resources.

HERITAGE BUILDINGS AND NEIGHBORHOODS
Downtown’s historic commercial buildings and residential neighborhoods help to define the area,
and the establishment of a historic preservation ordinance to identify and protect these resources
emerged as one of the objectives of the Specific Plan. It is recognized that from time to time heritage
buildings need to be repaired, remodeled, and enlarged, and occasionally their deteriorated physical
condition requires demolition. As a result, standards for handling these types of situations are
necessary.
[Figure 10-1: Planned Downtown Beautification Projects]
Design and BeautificationChapter 9 of the Specific Plan (Historic Preservation) includes policies
for the demolition, relocation, and design of heritage buildings and buildings located in heritage
neighborhoods.

Downtown Design Goals
1. Encourage attractive building architecture and signs which reinforce that reinforces the
traditional, pedestrian-oriented design character and scale of the Downtown. downtown.
2. Design residential projects so that the scale, architecture, and massing enhance and preserve
the character of existing residential neighborhoods.
2.3. Provide streetscape enhancements and improvements whichthat are compatible with the
Downtown’sdowntown’s buildings.
4. EnrichContinue to upgrade the artistic, cultural,Main Street streetscape and historic
aspectsextend improvements to surrounding streets.
1. Improve the major gateways into downtown to create a sense of Downtown Pleasanton.

Designarrival and Beautification Objectives
2. To develop new design guidelines for the commercial and residential portions of the
Downtown.
3.5. Toto enhance the streetscapes of the Downtown commercial streets beyond Main Street, and
to create a system of mini plazasaesthetics along Main Street and on other commercial streets
where appropriatethese roadways.
4.6. To modify the Sign Ordinance to encourageEncourage signs whichthat are creative, artistically
designed, and pedestrian in orientation and scale.
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7. To improve the major gateways into the Enrich the artistic, cultural, and historic aspects of
downtown Pleasanton.
5. Downtown to create a sense of arrival and to enhance the aesthetics along these roadways.

Design and Beautification Policies
DESIGN CRITERIA
The following design policies and principles are intended to form the basis ofbe used in conjunction
with the Downtown Design Guidelines and to help define the desired design character of the
Downtown (also, please see Figure X-1 for planned Downtown beautification projects):downtown.
Commercial
1. Pedestrian-Friendly Design. Protect and enhance the pedestrian-friendly scalequality of the
Downtown Commercial area by continuing its mixture of one-to-two-storylocating building
facades at the sidewalk, at-gradesidewalk’s edge to maintain a defined streetwall and ensuring
that building entrances, and display windows every 25-30 feet. Three-story buildings may be
allowed on a case-by-case basis subjectare frequent and oriented to specialthe street.
Incorporate outdoor spaces such as outdoor dining areas and plazas into building design
requirements, as presented in Chapteralong street fronts outside of the public right-of-way, and
for dining, on upper floors as feasible.
2. Original Architectural Elements. Maintain the existing architectural varietycharacter of the
Downtowndowntown by encouraging that original facade materials and storefront elements,
such as transom windows, are uncovered, rehabilitated, and maintained, where appropriate.
3. Sidewalk Arcades. Enhance Pleasanton’s unique series of sidewalk arcades by encouraging
existing and new arcades to be open, attractively-detailed, landscaped, and appropriately-scaled
to both pedestrians and the building facade.
4. Materials. Maintain the Downtown’sdowntown’s variety of stucco, brick, and wood facades
with high quality materials in new construction appropriate to the architectural style of the
building. Simulated materials may be used for resource conservation, if determined to have an
authentic appearance.
5. Diversity of Architectural Styles. Encourage a diversity of architectural styles in new
construction using architectural details, shapes, and colors in the common commercial
elements of rooflinethat employ varied rooflines, upper facades, and storefronts.
6. Design new buildings of Chain Businesses and Corporate Offices. Discourage use of generic
or corporate architecture in chain businesses and corporate offices and instead require building
design to be unique (not corporate, chain, or franchise standard), unless it is determined that
they are clearly in conformance, fit with the design goals for the Downtown, are of aesthetic of
existing buildings downtown and incorporate high quality design, materials and construction,
and are compatible with the existing buildings in the vicinity.
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7. Storefronts. Use consistent storefront elements in buildings with multiple storefronts,
including recessed entries, display and transom windows, and bulkheads. Materials may be
varied for buildings with several storefronts.
8. Avoid the use of residential-type building setbacks, rooflines, and materials in new
construction.
9. Encourage pedestrian-oriented signage of high quality materials and design detail.
10.8. Public Realm. Maintain clean sidewalks and, facades, windows, awnings, and signs, and
other elements of the public realm to be clean and in good repair.
11.9. Landscaping in Building Design. Encourage the use of landscaping in building design,
such as flowering vines on trellises or arcades, ivy over blank side walls, and flower pots and
window boxes.
12. Promote the use of “green building” principles (i.e., sustainable sites, water efficiency, energy
efficiency, materials and resources, and indoor environmental quality) which decrease resource
consumption and improve livability while meeting the high design standards for the
Downtown. Also, new development must comply with all future standards relating to “green
building” and energy efficiency.
13.10. Side Streets. Maintain the mixed residential/commercial character of side streets at the
edges of the Spring Street transitional area in terms of window treatment, front entrances,
roofline, and front yard landscaping. Signage should be low-key and small scaled.commercial
core to serve as a buffer to adjacent residential neighborhoods.
Residential
14.11. Residential Scale. Preserve and protectenhance the character of the East Side
neighborhood around Second Street from tear-downs, large-scaled and downtown residential
neighborhoods by avoiding inappropriately-styled scaled new construction and additions, and
excessive lot consolidations. Preservecoverage and encourage similarencouraging architectural
elements and details, such as porches, picket fences, and flower boxes. Preserve the
neighborhood’s orientation of , and street-facing entrances and windows.
15.12. Protect the Additions and Second Units. Encourage additions and second units to be
located in the rear of existing homes, and be designed to maintain the original character of the
West Side neighborhood around St. Mary Street and homes and the visual scaleDivision Street
from inappropriately-scaled additions or new construction unrelated to the density, size, and
character of the neighborhood.
16. Enhance the charm and diversityEnhancement of the West Side neighborhood around Rose
Avenue. Protect its cottages; encourage second units in the rearExisting Residential
Properties. Require upgrade of existing homes and the construction of duplexes instead of
multi-story apartment buildings.
17.13. Protect and landscaping on the established size and spacingsame property as part of
buildings innew residential neighborhoods by avoiding excessive lot coverage and maintaining
appropriate separations between buildings. infill projects.
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18.14. Design Compatibility. Foster harmonious visual transitions between apartment buildings
and single family homes with the stepping down of forms, spacing, and landscaping.. Avoid
placement of buildings of more than two stories adjacent to single-story buildings.
19. Maintain the original character of homes by encouraging additions at the rear of the site, where
possible.
20.15. When a lot exceeds 60 feet in width,Detached Garages. Require detached garages are
required and shallto be located to the rear of the site., when possible. Exceptions can be granted
due to a physical constraint that prevents compliance such as an existing heritage-sized tree or
inadequate lot width or depth. Provide screenedMinimize visibility of rear parking for multifamily units.
21. Prevent the use of industrial or commercial building elements and materials in residential areas.
22. Comply with all relevant historic resource policies of the Historic Preservation Chapter of this
Specific Plan regarding demolition and replacement of single-family homes.
Streetscape Enhancement
The Mixed-Use
16. Residential Entrances. In mixed-use projects with a residential component, design residential
entrances to be separate and clearly distinguishable from commercial entrances or office
lobbies.
17. Flexible Ground Floor Space Design ground floor spaces to accommodate a variety of uses, by
providing spaces of sufficient size and equipped with necessary building infrastructure (gas
lines, ventilation, water, etc.) for food service establishments.

TOWN SQUARE DISTRICT
18. Downtown Compatibility. Ensure that development within the Town Square District reflects
one or more of the styles of traditional architecture found in the downtown as well as the high
quality design and construction standards of the Downtown Design Guidelines.
19. Entrances. Locate main entrances to face onto public streets or the Town Square. Secondary
building entrances are encouraged to access pedestrian connections and side streets.
20. Pedestrian Pathways. Establish pedestrian pathways throughout the district that provides
direct and comfortable access between district parking, sidewalks, and the Town Square and to
the rest of the downtown, the ACE station, and the Fairgrounds.
21. District Focal Point. For buildings abutting and across from the Town Square, incorporate
signature architectural features into the building design, particularly at building corners and
where streets terminate, to draw activity and attention to this focal point of the district.
22. Town Square. Establish an approximately 0.8-acre public open space in the center of the new
Town Square District. Design of the Town Square could provide fountains or interactive water
features, an open turf area, paved gathering spaces, and a perimeter path along adjacent active
uses.
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23. Parking Structure. Ensure that the new parking structure in the Town Square District provides
an attractive design, with particular emphasis along street fronting facades. To the maximum
extent feasible the structure should include pedestrian-scale design and architectural features.
24. Existing Library Building. Require that future site planning retains the existing Pleasanton
Public Library building.

STREETSCAPE ENHANCEMENT
25. Streetscape as Part of Transportation Improvements. Streetscape improvements should be
implemented concurrently and designed as an integral part of all transportation related
improvements within the downtown. (Proposed improvements are described in Chapter 5,
Transportation.)
26. Main Street. Enhance the streetscape design of Main Street to include “Pleasanton green” metal
benches, colored stamped asphalt in on-street parking zones, colored pavers at corners/bulbouts, bus stop improvements where feasible, seating and shelter at bus stops, planters and
flower baskets, as illustrated in Figure 5-1. When replacement of existing trees is required to
provide a wider unobstructed pedestrian path on the sidewalk, shift street trees to new wells
within the parking zone.
27. Peters Avenue. Enhance the streetscape design of Peters Avenue to include street trees within
the on-street parking zones and pavers on the sidewalk to match the aesthetic of Main Street,
as illustrated in Figure 5-2.
28. First Street. Enhance the streetscape design of First Street to include new street furnishings
such as bike racks, benches, and pedestrian scaled lighting along the existing sidewalk and
proposed bike and pedestrian path along the Transportation Corridor, as illustrated in Figure
5-3.
29. Division Street. Close the one block segment of Division Street between Main Street and
Railroad Avenue to create a pedestrian zone. In coordination with local property owners,
limited vehicular access for emergency and maintenance vehicles, loading and delivery, and
local property access where no alternative is available may be allowed. As illustrated in Figure
10-2, make the following streetscape improvements:
A. Install planters and bollards to clearly delineate the pedestrian corridor and discourage
vehicular use.
B. Remove the existing sidewalks and install colored pavers across the entire space.
C. Furnish the pedestrian zone with seating, outdoor dining areas, pedestrian scaled and/or
festoon lighting, and trees and landscaping planters.
D. Remove overhead utilities and relocate underground.
Secondary Streets. Main Street Improvement Project in the early 1990’s provided enhancements
and amenities as well as infrastructure upgrades. Similar streetscape beautification efforts should
be extended to the remainder of the Downtown.
23.30. Enhance the streetscapes in the commercial portion of the Downtown beyond Main Street
according to a phased improvement program.of secondary streets, including Neal Street, Rose
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Avenue, and West Angela Street should be the first streets to be improved, followed by the
other secondary commercial streets. A street improvement schedule should be devised which
expedites the project, with the goal of improving two streets each year. The, and St. Mary Street.
While the details for these streetscape projects shouldwill be addressed and finalizeddeveloped
during a later stage, design development stage. Design enhancements for these streets should
generally include, but are not limited to, the following:
A. Install new concrete sidewalks, curb, and gutter using the standard “Ddowntown” sidewalk
treatment: of 24-inch uncolored concrete square, pavers with a stacked bond pattern,
uncolored concrete. This would provide a traditional appearance somewhat different from
the Main Street sidewalk treatment. .
B. Pave bare planter strips with concrete to widen the new sidewalks and/or install new tree
wells, as on Neal Street adjacent to Lions Wayside Park. .
C. Remove and replace street trees whichthat are in poor condition, and fill in gaps withadd
new trees and grates. grate in places that do not have street trees
D. Provide planters and benches according to a street furniture plan.where appropriate,
including bus stops, plazas, parks, and in places where there is no seating. Use planter and
bench designs which complement but do not match those on Main Street. Consider using
the metal benches from Tulancingo.
E. Construct appropriately-sized bulb-outs at the corner of Neal Street and Railroad Avenue,
and at other applicable side street intersections, in order to accommodate street furniture
and decrease walking distances across streets.
F. Provide enhanced treatments for crosswalks, such as special paving and, flashing beacons,
lighted crosswalks.
G. Add a crosswalkcrosswalks at the cornerintersection of Neal Street and Railroad Avenue.
24.G.
Plant street trees along Peters Avenue located in tree wells within sidewalks
widened to ten feet.increase pedestrian safety.
25. Provide additionalTrash Receptacles. Ensure that sufficient trash receptacles or increase the
and trash pick-up on Main Street based on usageand adjacent streets with commercial uses,
including requirements.
26.31. Require owners of new ATM’s for businesses to provide and maintainoutdoor trash
receptacles at their facilities which match the Main Street trash receptacles, particularly food
service businesses and financial institutions.
32. Undergrounding Electrical Lines. Continue to require private development projects to
underground electrical lines downtown, and allocate funding for undergrounding along public
streets as it is available.
33. Visible Utility Equipment. Design and locate visible utility equipment such as utility boxes,
manholes, and grates to maintain a cohesive streetscape design, permit regular spacing of
plantings and lighting, and minimize streetscape clutter. Coordinate with appropriate agencies
on the design of visible utility equipment located in the public realm (see “Public Art and
Placemaking”).
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34. Street Tree and Sidewalk Consistency. Require planting of street trees and uninterrupted
sidewalks in residential neighborhoods. Street trees should be planted with consistent spacing
and use a consistent palette of species to establish a regular streetscape pattern.
35. Mature and Heritage Trees. Preserve mature and heritage trees.
36. Tree Survey. Conduct a street tree survey of the existing species and condition of trees in
residential neighborhoods and determine which trees are doing well and are preferred by
residents. Use this as the basis of a street tree master plan which specifies new tree species, tree
spacing and location, and criteria for tree removal. Include tree monitoring and maintenance
as part of the plan.
37. Tree Grates. Use ADA compatible tree grates for street trees throughout the Downtown
Specific Plan area, where appropriate. Where tree grates cannot be used, fill in tree wells should
be stabilized to maintain an accessible path of travel.
38. Street Lights. Replace the existing street lights located on telephone poles and on metal light
standards with a more decorative street lights. This should take place concurrently with the
undergrounding of electrical utility lines.

DOWNTOWN GATEWAYS
39. Gateways. Improve major gateways into the Downtown as identified in Figure 10-1 to create a
sense of arrival and to enhance the aesthetics along these roadways. Gateway design elements
gateways should include landscaping, public art, decorative paving, new decorative fencing,
lighting, and downtown entrance signs that complement the design of nearby architectural
features, bridges, and the Downtown gateway. Coordinate with appropriate agencies and
departments to develop a thematic design for downtown gateways.
40. Priority Gateway Improvements. Prioritize design and implementation of gateway
improvements at the Wixom Bridge on the southwest side of Hopyard Road at the Arroyo del
Valle trail staging area, and at the Main Street Bridge.
41. Main Street Bridge. Enhance the Main Street Bridge with the following improvements:
•

Upgraded metal rails

•

New decorative street lights

•

Decorative concrete elements

•

Sculpture and/or planter pots

•

Widened sidewalk

•

Decorative paving

•

Gateway element or arch feature that does not compete with the Pleasanton Sign

SIGNS
42. Pedestrian-Oriented Signage. Require signage within downtown to be pedestrian-scaled and
oriented, and to include high quality materials and design detail.
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43. Sign Lighting. Prohibit internally-illuminated signs such as cabinet signs, raceway signs, and
digital and LED displays. Halo-illuminated, externally illuminated and neon signs are
permitted.

OUTDOOR DINING
44. Sidewalk Dining. Encourage outdoor sidewalk dining that adds to the active and pedestrianoriented streetscape, and contributes to the economic and social vitality of Main Street, while
ensuring that adequate sidewalk access is maintained.

PUBLIC SPACES
45. Mini Plaza Design, Programming, and Maintenance. Create a system of mini plazas along
Main Street and on other commercial streets where appropriate. Design, program and maintain
these mini plazas based on the following criteria:
•

Mini-plazas should be attractively designed and used for small public gatherings, such as
musical, dance, or dramatic performances; art displays; and special events.

•

They should enhance and be compatible with the design elements found in adjacent
structures and public streetscape improvements, whenever feasible.

•

They should typically be lighted.

•

They should feature decorative paving and benches or other form of seating.

•

Wherever possible, raised planters with landscaping, vertical accent features such as arbors
or kiosks, and public art should be incorporated within the plaza.

•

Mini-plazas should be designed so as not to interfere with the use and visibility of nearby
tenant spaces.

•

Mini-plazas should be accessible and functionally relate to the public sidewalk.

•

Provisions for the on-going maintenance of the mini-plazas should be made prior to
construction.

46. Division Street as a Public Space. Prioritize programming of events, festivals, and activities on
the pedestrian-only portion of Division Street between Main Street and Railroad Avenue.
47. Large Parks. Large public spaces downtown, including Delucchi Park, Lions Wayside Park,
and the new Town Square should be programmed with public festivals, events, and activities
that will draw people downtown. Facilities and programming for the Lion Wayside and Delucci
Parks should implement the requirements of the applicable Master Plan.
48. Parklets. Incorporate temporary or permanent parklets to be used for dining, temporary and
pop-up events and bicycle parking.
49. Connectivity and Accessibility. Ensure parks, plazas, and open spaces are connected via
greenbelts, and uninterrupted sidewalks, pathways., and bike routes. Ensure open spaces are
accessible to seniors and people with disabilities via multiple entry points.

PUBLIC ART AND PLACEMAKING
50. Public Art. Work with private property owners and appropriate entities (e.g., Civic Arts
Commission, Planning Commission, Pleasanton Downtown Association, Pleasanton Cultural
Arts Council, Pleasanton Art League, and Pleasanton Unified School District) to identify
14
Prepared for the April 24, 2018 Task Force Meeting
Downtown Design - Redline Version

Item 3
Attachment 2

Downtown Design
Redline Draft, April 2018

potential locations for temporary or permanent public art installations (including sidewalk tile
art, painted utility boxes, sculptures, murals, etc.).
51. Informational Kiosks. Work with the Pleasanton Downtown Association (PDA) and other
stakeholders to install informational kiosks in strategic Downtown locations.
52. Evening Programming. Identify opportunities to expand evening-hour cultural programming
in Downtown Pleasanton (e.g., monthly gallery walks, evening concerts, etc.).
53. Public Art in Parks and Open Spaces. Install public art in the Downtown parks and within the
Transportation Corridor in accordance with their respective master plans, including the Master
Plan for Lions Wayside and Delucci Parks, and the Master Plan for the Downtown Parks and
Trails System.
54. Public Art in Mini Plazas. Promote public art as part of the mini-plaza concept and at the
northern and southern entryways to Main Street.
55. Murals. Encourage property owners to paint murals on blank building walls subject to high
quality design standards and using high quality materials, where appropriate.
56. Temporary Public Art. Encourage property owners of sites with vacant tenant spaces or where
construction fencing is utilized, to install or display temporary public art within the vacant
storefront or on the fencing, so as to beautify these locations.

LIGHTING
57. Lighting Design. Require new building lighting to be shielded and down-directed to minimize
off-site glare; use appropriate decorative fixture styles that complement the building’s
architecture, and to be thoughtfully placed to accentuate building entries, signage and
architectural elements, and maintain public safety.

Downtown Design Implementation Programs
1. Develop a maintenance program to keep sidewalks, facades, windows, awnings, signs, and
other elements of the public realm clean and in good repair.
2. Devise a street improvement schedule with the goal of improving two streets each year.
27.3.
Add trash receptacles to the side streets and parallel streets in the commercial
portion of the Downtown. Locations should be determined based upon the concentration
of business establishments, amount of foot traffic, and presence of bus stops. The trash
receptacles should match the metal receptacles used on Main Street.
28. Place a higher priority on undergrounding electrical lines in the DowntownRefine and develop
a schedule and funding mechanism to accomplish it.
29. Require the consistent use of street trees and sidewalks in the residential neighborhoods.
30.1. Conduct a street tree survey of the existing species and condition of trees in the residential
neighborhoods and determine which trees are doing well and are preferred by residents. Use
this as the basis of a street tree master plan which specifies new tree species, tree spacing and
location, and criteria for tree removal. Include tree monitoring and maintenance as part of the
plan.
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31. Begin planting new and replacement trees after adoption of the street tree master plan.
32. Use tree grates for street trees throughout the Downtown Specific Plan area, where practical.
33.1. Replace the existing street lights located on telephone poles and on metal light standards
with traditional street lights. This should take place concurrently with the undergrounding of
electrical utility lines.
34. The design for the replacement street lights in the residential areas should be a traditional style,
such as the “carriage” style used on Rose Avenue.

DOWNTOWN PROGRAM FOR STREETSGATEWAYS
4. The Downtown has been identified as a special place since it is the oldest part of Pleasanton
which still serves as the center of community activities. Gateway features on the roadways
leading into the area can create a sense of arrival and distinguish the area from other parts
of the City. Therefore, gateway treatments are encouraged to be provided on the major
entranceways into the Downtownin Figure 10-1.
35. Improve the major gateways into the Downtown to create a sense of arrival and to enhance the
aesthetics along these roadways. The major gateways are as follows:
5. Prioritize design and install gateway elements as follows:
a. First Priority
•

Main Street Bridge

•

Main Street at Bernal Avenue

Second Priority
•i. Wixom Bridge at Hopyard Road/Division Street
ii. Main Street at the Arroyo/near Stanley Blvd
iii. Southern Entry, including one or more entry features at:
1. First Street at Sunol Boulevard
2. Main Street at Bernal Avenue
3. Transportation Corridor terminus at Bernal Avenue
b. Second Priority
•i. Neal Street at First Street
Third Priority
•
36.1.

First Street Bridge at Stanley Boulevard/First Street

Enhance the Main Street Bridge with the following improvements:

•

Upgraded metal rails

•

New decorative street lights

•

Decorative concrete elements

16
Prepared for the April 24, 2018 Task Force Meeting
Downtown Design - Redline Version

Item 3
Attachment 2

Downtown Design
Redline Draft, April 2018

•

Sculpture and/or planter pots

•

Widened sidewalk

•

Decorative paving

•

Gateway element or arch feature that does not compete with the Pleasanton Sign

37. Provide a gateway feature at the Wixom Bridge on the southwest side of Hopyard Road at the
Arroyo del Valle trail staging area. Design elements should include landscaping, public art,
decorative paving, benches, new decorative fencing, an upgraded trash receptacle, lighting, and
a Downtown entrance sign which complements the bridge design.
38. Provide a gateway with decorative paving at the intersection of Neal Street and Bridge at First
Street which is complementary to the future plans for the area.
39.ii. Provide a gateway feature at the First Street Bridge within the right-of-way
strip at the northwest end of the bridge at First Street and “Little” Stanley
Boulevard. Design elements should include landscaping and a Downtown
welcome sign, and the rails of the bridge should be painted. If the City is
able to acquire the Alameda County Transportation Corridor and the
parcel between the street right-of-way and the ACTC, these areas should
be combined to create an integrated gateway feature and Arroyo trail
staging area. Enhanced paving should be included in the design of the
gateway. If the site is developed commercially, the developer should be
required to build an entry component.

SIGNS
Signage is a major factor in the overall aesthetics of the Downtown’s commercial district, and
attractive signs can reinforce the Downtown’s pedestrian scale and traditional design style. The
Downtown Sign Ordinance and Design Guidelines have generally been successful in establishing
appropriate signage for the commercial district but should be modified in the following ways to
clarify several important issues:
40. Allow banners on the outside of a building for live performances and entertainment in order
to promote such events which bring activity to the Downtown. Limit the use of such banners
to the day of the event and require their removal at the end of the day. Banners should be a
maximum size of three feet by eight feet, be limited to only one per business, and be well
maintained. Banners should not include any product or vendor name or advertisements.
41. Grand opening banners should have a maximum size of three feet by eight feet, be limited to
only one per business, be well maintained, and not include any product names or
advertisements. Such banners should be allowed for a maximum period of 30 days after initial
occupancy of the business.
42. Modify the section of the Sign Ordinance pertaining to non-conforming signs to narrow the
definition of “historical sign”, thus making it easier to eliminate non-conforming signs which
do not comply with the Design Guidelines. Identify historic signs in the Downtown so that
non-conforming historic signs can be retained.
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iii. Maintain functional signs (lights, clocks, temperature indicators)Old
Bernal Avenue at Bernal Avenue
6. Initiate amendments to the Sign Ordinance to address the following:
43.a.

in working condition.

44.a.
Delete the section of the Sign Ordinance which precludes the use of
projecting signs over building projections.
b. Modify the Sign OrdinanceIdentify functional signs, (lights, clocks, temperature
indicators), and communicate with property owners to ensure functional signs are
compliant and in working condition.
45.c.

allowAllow the use of two sign types in addition to window signs.

46.d.
Waive design review approval for window signs that meet the criteria of
the Sign Ordinance and the Design Guidelines.
47. Encourage the use of creative, artistically designed signs which maintain a pedestrian
orientation and scale and which use a variety of materials, lighting, and designs.

SIDEWALK DINING
The use of public sidewalks for restaurant dining areas is desirable in that it increases pedestrian
activity and interest and contributes to the vitality of the Downtown. However, sidewalk dining
within the public right-of-way is a privilege, and restrictions are necessary to protect the public’s
right of access, to maintain the sidewalks in a safe and clean condition, to comply with state and
federal law, and to meet the Downtown’s aesthetic standards.
e. Along the Main Street corridor, permit banners on the outside of a building for
live performances, street festivals, and entertainment in order to promote such
events which bring activity to the Downtown. Banners may be a maximum of 24
square feet, and use shall be limited to the day of the event, with removal required
at the end of the day. Grand opening banners are also permitted in accordance with
the requirements of the Pleasanton Municipal Code.
f.

Develop sign standards for the Mixed Use – Transitional zone.

48.7.
Modify the Sidewalk Dining and Decorative Display Ordinance to specifyseparate
the sidewalk dining requirements from sidewalk decorative display requirements in the
Ordinance, and to reflect the following: standards and guidelines:
A.a. Barriers for sidewalk dining areas may not be attached to any part of a building.
B.b. Barriers for sidewalk dining areas may not exceed three feet in height.
C.c. Plant materials in planters or flower pots within sidewalk dining areas may not
exceed a total height of four feetd from the sidewalk.
D.d.
Umbrellas used in sidewalk dining areas must maintain a minimum
clearance of seven feet between the sidewalk and the bottom of the umbrella cover.
E.e. Sidewalk dining areas should remain visually open and unobtrusive.
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F.f. Tree grates should be used in lieu of decomposed granite around trees adjacent to
a sidewalk dining area.
G.g.
Sidewalks within dining areas should be regularly steam cleaned by the
business owner.
H. Sidewalk dining requirements should be separated from sidewalk decorative display
requirements in the Ordinance.
I.

A cash deposit for maintenance should be required for sidewalk dining areas.

J.

Sidewalk dining areas should be periodically reviewed for compliance with code
requirements.

HERITAGE BUILDINGS AND NEIGHBORHOODS
The Downtown’s historic commercial buildings and residential neighborhoods help to define the
area, and the establishment of a historic preservation ordinance to identify and protect these
resources emerged as one of the objectives of the Specific Plan. It is recognized that from time to
time heritage buildings need to be repaired, remodeled, and enlarged, and occasionally their
deteriorated physical condition requires demolition. As a result, standards for handling these types
of situations are necessary. Chapter IX of the Specific Plan (Historic Preservation) includes policies
for the demolition, relocation, and design of heritage buildings and buildings located in heritage
neighborhoods.

MINI PLAZA DESIGN CRITERIA
A large, formal town square was considered during the Specific Plan process but determined to be
impractical for the Downtown given its linear configuration, and since the proposed improvements
to Lions Wayside and Delucchi Parks will be able to accommodate larger public gatherings and
activities typically associated with a town square. However, a series of small plaza areas should be
planned and constructed along Main Street and in other appropriate locations in order to enhance
the Downtown’s pedestrian environment and to provide a visual break along the streetscape.
Furthermore, a greenbelt pedestrian way linking a mini-plaza on Main Street near Division Street
to Lions Wayside Park, and potentially including a portion of Railroad Avenue near Division Street,
should be studied.
49. Mini-plazas should be attractively designed and used for small public gatherings, such as
musical, dance, or dramatic performances; art displays; and special events.
50. Mini-plazas should enhance and be compatible with the design elements found in adjacent
structures and public streetscape improvements, whenever feasible.
51. Mini-plazas should typically be lighted and contain decorative paving and benches or other
form of seating. Wherever possible, raised planters with landscaping, vertical accent features
such as arbors or kiosks, and public art should be incorporated within the plaza. Mini-plazas
should be designed so as not to interfere with the use and visibility of nearby tenant spaces.
52. Mini-plazas should be accessible and functionally relate to the public sidewalk.
53. Provisions for the on-going maintenance of the mini-plazas should be made prior to
construction.
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54. A mini-plaza shall be provided on Main Street in the vicinity of the Division Street-Main Street
intersection, and it shall be linked to Lions Wayside Park via a greenbelt pedestrian way. The
final design of this mini-plaza/greenbelt shall be subject to further study, which shall include
the potential of closing Railroad Avenue southerly of Division Street to further accommodate
the greenbelt connection. The study shall include options for mini-plaza and greenbelt designs
and locations, environmental review, and full public input.

PUBLIC ART
It is recognized by many visitors that Downtown Pleasanton is unique among the historic central
business districts located throughout the Bay Area. Further expanding the cultural identity of
Downtown Pleasanton provides the opportunity to capitalize on its district’s shopping, dining,
historic flavor, and pedestrian-friendly ambiance. Whether it involves after-hours programming,
public art installations, or special events, continued efforts should be made to enhance Main Street
and its environs as a “cultural district”. The result will foster an expanded sense of community
among residents as well as visitors and will connect with the City’s rich heritage, cultural, and art
resources.
55. Identify opportunities for public art in the Downtown and work with appropriate entities (e.g.,
Civic Arts Commission, Planning Commission, Pleasanton Downtown Association,
Pleasanton Cultural Arts Council, and Pleasanton Art League) to develop new public art
installations.
56.1. Work with the Pleasanton Downtown Association (PDA) and other stakeholders to install
informational kiosks in strategic Downtown locations.
57. Continue to work with the PDA and others to develop and operate a central ticketing
service/outlet in the Downtown. Develop a business plan which incorporates capital and
operating costs, staffing and locational considerations, hardware/software, and other factors
associated with a central ticketing/promotion location.
58.1. Identify opportunities to expand evening-hour cultural programming in Downtown
Pleasanton (e.g., monthly gallery walks, evening concerts, etc.).
59. Support the following recommendations for public art projects in the Downtown parks and
within the ACTC:
A. Various types of sculpture (sound/wind, climbing/interactive, meditative, kinetic) within
the ACTC;
B. Sculpture within the improved Main Street Green, as detailed by the Civic Arts
Commission at its public art workshop on July 29, 2000;
C. A relocated and improved bandstand for outdoor musical and dramatic performances to
expand upon the current Friday night concerts at Lions Wayside Park;
D. The restoration and adaptive reuse of Fire Station No. 1 to be a multi-use facility which
may include display/exhibit gallery space, a “black box theater,” a multi-purpose space
suitable for dance and art activities, and other community-oriented uses, to be determined
at the design development stage of the project; and
E. A sculptural feature and rose garden with public sculpture in Lions Wayside and Delucchi
Parks.
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60.1. Promote public art as part of the mini-plaza concept and at the northern and southern
entryways to Main Street.
61.1. Encourage property owners to paint murals on blank building walls subject to high quality
design standards and using high quality materials, where appropriate.
62. Encourage a sidewalk tile art project.
63. Require all public art projects on public property to be reviewed and approved by the Civic Arts
Commission, which would specify the locations, type of art, artist, and specific piece of artwork
to be commissioned.

CIVIC CENTER
The Civic Center has the potential to be a major gateway into the Downtown and the center of
public and cultural life in Pleasanton. It already contains many City government administrative
functions and plays an important role in the Downtown. The Civic Center Master Plan will consider
the layout and design of future facilities for the site, including a possible new City Office Building
and use of newly-acquired property, among other issues. Since the Civic Center is within the
Downtown Specific Plan Area, its uses and design should be closely related to the surrounding area,
and planning of the Civic Center presents an opportunity to enhance that portion of the
Downtown.
64. The following considerations should be included as options to be studied as part of the Civic
Center Master Plan:
A. Creating a major presence for the new City Office Building in the Downtown by locating
it directly on Main Street;
B. Locating a public plaza adjacent to the new City Office Building and on Main Street which
complements the design of the Main Street Green;
C. Including a theater and/or art facility;
D. Constructing a parking structure;
E. Using design standards for the new Civic Center which are consistent with one of the
several styles of traditional architecture found in the Downtown and which represent the
high quality design and construction standards of the Downtown Design Guidelines.

TREE PRESERVATION
Street trees and other tree cover in the Downtown comprise a significant component of the
Downtown character and environmental quality. Preservation of mature and heritage trees,
therefore, is a high priority of the Specific Plan.
65.
Existing trees exceeding six inches in trunk diameter as measured four feet above ground
level shall be preserved whenever possible. A tree plan shall be submitted to the City in conjunction
with all development plan applications. The plan shall note all trees to be removed or disturbed that
are six inches or greater in diameter and shall specify the precise location of the trunk dripline, size,
health, and species of all trees, with special notation of “heritage trees” as defined by the City’s
Heritage Tree Ordinance. All projects shall conform with the requirements of the Heritage Tree
Ordinance.
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10 Downtown Design
Downtown Pleasanton is known for its well-maintained historic buildings, inviting streetscape,
pedestrian scale, and ambiance. Many of its newer buildings have been designed with care to fit
into this established setting. Both the commercial district and surrounding neighborhoods convey
Pleasanton’s heritage and sense of community through building architecture and pattern of
development. Maintaining and enhancing the design character of the downtown will strengthen its
appeal and economic vitality, and is a community priority.

Existing Conditions
Downtown’s visual image is a product of its private buildings and sites as well as its public areas.
Buildings with architectural styles from several different eras of the last 100 plus years, such as
Victorian, Mission Revival, and Classical Revival, co-exist in a mixture that is unique to Pleasanton.
Several landmark commercial buildings are found downtown. There are also many fine older
homes in the residential neighborhoods, some of which have been enlarged and rehabilitated over
the years in ways which are compatible with other houses on the block. The degree of maintenance
of existing buildings over time, and the architecture and manner of construction of new buildings,
can either strengthen or detract from downtown’s image.
Along Main Street, the pattern of buildings lining the sidewalk, mature street tree canopy, and
clustering of retail and restaurant uses in a compact, walkable environment distinguishes the area
from other retail centers. Sidewalk dining has become a popular activity which contributes to the
vitality of the area. The historic Pleasanton Sign is a community landmark and focal element, and
street furniture invites pedestrians to enjoy the public spaces. Occasional green spaces such as the
front yard of the Museum on Main and the Veterans Memorial Building complement and add to
the visual quality of the area.
While Main Street provides an example of effective pedestrian-scale design, few of the qualities of
Main Street continue onto other streets in the commercial district, including Peters Avenue, First
Street, and Old Bernal Avenue. These streets generally lack decorative pedestrian lighting, a
continuous tree canopy, street furnishings, landscaping planters, and other special streetscape
treatments.
In the surrounding residential neighborhoods, streetscapes are characterized by sidewalks with
planter strips, street trees, landscaped yards, front porches, and other elements that contribute to a
street presence. The proximity of the neighborhoods to the commercial district is an attraction
which could encourage walking and bicycle riding.
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Changes to existing structures or sites and new private development proposals are subject to the
City’s design review process. Design guidelines are in place to provide direction on such physical
improvements, and the review process applies the City’s design policies and standards, including
the Downtown Design Guidelines, on a case-by-case basis. Similarly, any modifications to the
design of city streets, sidewalks, and parks require public input and review to ensure that they are
attractive and compatible with the area.
As shown in Figure 10-1, existing and planned beautification projects within the planning area
include new street lighting, tree planting, and additional streetscape enhancement projects along
Rose Avenue/Neal Street and West Angela Street.

Future Improvements
MAIN STREET
As illustrated in Figure 5-1 streetscape improvements to Main Street will further enhance the
street’s charming, walkable character. New metal benches in Pleasanton’s signature green color will
provide additional seating opportunities. Decorative stamped asphalt in the parking zone and
colored sidewalk pavers at corners and bulb-outs will add visual enhancement while more clearly
defining these areas. Where there is available space and maintenance resources allow, the City will
work with LAVTA to implement improvements to bus stops such as seating and shelters to create
a more comfortable experience for transit riders in any weather condition.
In addition, as described in Chapter 5, Transportation, providing unobstructed travel paths on
sidewalks that are consistently wide enough for pairs of pedestrians, strollers, wheelchairs, and
walkers to comfortably navigate is critical to maintaining Main Street’s walkable nature. In support
of this, existing street trees along Main Street will be shifted to new tree wells located within onstreet parking zones when it comes time for them to be replaced. This will ensure that the street’s
healthy tree canopy will remain while also allowing for a wider unobstructed travel path on
sidewalks.
The use of public sidewalks on Main Street for restaurant dining areas is desirable in that it increases
pedestrian activity and interest and contributes to the vitality of downtown. However, sidewalk
dining within the public right-of-way is a privilege, and restrictions are necessary to protect the
public’s right of access, to maintain the sidewalks in a safe and clean condition, to comply with state
and federal law, and to meet downtown’s aesthetic standards.

PETERS AVENUE
Peters Avenue is an important transitional street, taking on some of the commercial and mixed use
characteristics of Main Street on the east side of the street, while maintaining a residential character
on the west side of the street. Streetscape improvements to Peters Avenue are aimed at providing a
more pleasant experience for pedestrians and bicyclists. Pavers will be added to the sidewalks to
match the aesthetic of Main Street and additional pedestrian scaled lighting will add historic charm
and improved visibility at night. Street trees will be introduced to create a shade canopy over the
street and sidewalk areas. As with Main Street, these trees will be located in the on-street parking
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area so as not to impede pedestrian flow on the sidewalk. South of Old Bernal Avenue, the oneblock extension of Peters Avenue will incorporate the aesthetic of the new Town Square District.
Streetscape improvements for Peters Avenue are illustrated in Figure 5-2, along with additional
improvements to the transportation network, including a two-way cycle track on the west side of
the street.

FIRST STREET
Like Peters Avenue, First Street also functions as a transitional street, buffering the residential
neighborhoods to the east from the downtown commercial core. As shown in Figure 5-3,
streetscape improvements to First Street will include new street furnishings, such as bike racks,
benches, and additional pedestrian scale lighting along the existing sidewalk and the proposed new
pedestrian and bicycle route along the Transportation Corridor.

DIVISION STREET
In coordination with local property owners, between Main Street and Railroad Avenue, Division
Street will be closed off to vehicle traffic. to create a pedestrian street in the commercial core that
connects the Firehouse Arts Center to Main Street. Limited vehicular access for emergency and
maintenance vehicles, loading and delivery, and local property access where no alternative is
available, will be allowed. As illustrated in Figure 10-2, planters and removable bollards will help
identify the pedestrian corridor and prohibit non-emergency vehicular use. Sidewalks will be
removed and colored pavers added to create a uniform, extended pedestrian space with trees,
planters, benches, outdoor dining areas, pedestrian scaled lighting and/or “festoon” string lighting.
Wall murals and hanging planters will add further charm and character.

TOWN SQUARE DISTRICT
The Town Square District lies at the southern end of downtown, occupying the approximately 10acre existing civic center site and the approximately 3-acre SFPUC property west of Old Bernal
Avenue. With the new rights-of-way described in Chapter 5, a central Town Square at the south
end of Peters Avenue, and a mix of residential and non-residential uses, the Downtown Specific
Plan envisions this district as a vibrant new destination that anchors the Main Street corridor. Key
design elements include active ground floor uses on new block frontages and supporting streetscape
design; a Town Square that relates to adjacent active uses while also providing open green space; a
district parking structure; and a network of pedestrian paths. The existing Pleasanton Library
structure will remain, re-envisioned as a commercial use or a new cultural/civic use.
The Downtown Specific Plan provides a conceptual land use and circulation framework for the
existing civic center area. It is expected that a subsequent, more detail site planning and design
effort, either by the City or a private developer will consider the layout and design of future facilities
for the site, including possible new entertainment uses; a hotel; development that supports
live/work spaces; and well-connected paths between building entries, parking, sidewalks, and the
Town Square. Since the Town Square District is within the Downtown Specific Plan Area, its uses
and design should be closely related to the surrounding area, and planning of the civic center
presents an opportunity to enhance this portion of the downtown.

4
Prepared for the April 24, 2018 Task Force Meeting
Downtown Design - Clean Version

DIV ISION STREET | SHARED STREET

Item 3
Attachment 2

Figure 10-2: Division Street Improvements
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GATEWAYS
Gateway features on the roadways leading into downtown will create a sense of arrival and
distinguish the area from other parts of the city. Therefore, policies in this specific plan identify
appropriate gateway treatments that are encouraged at the major entranceways into downtown
including the following locations:
•

Main Street at the Arroyo/near Stanley Blvd;

•

Southern Entry, including one or more entry features at:
-

First Street at Sunol Boulevard;

-

Main Street at Bernal Avenue; and/or

-

Transportation Corridor terminus at Bernal Avenue

•

Old Bernal Avenue at Bernal Avenue;

•

Wixom Bridge at Hopyard Road/Division Street;

•

Neal Street at First Street; andFirst Street Bridge at Stanley Boulevard

SIGNS
Signage is a factor in the overall aesthetic of downtown’s commercial district, and attractive signs
can reinforce downtown’s pedestrian scale and traditional design. Policies in this Specific Plan
reflect, and strengthen, direction established in the Downtown Design Guidelines.

PUBLIC SPACES
Public parks and plazas enhance downtown’s sense of place and serve both residents and visitors of
downtown Pleasanton. Large public spaces—including parks, the new pedestrian-focused segment
of Division Street between Railroad Avenue and Main Street, and the Town Square—can be
designed to accommodate larger public gatherings and activities. Smaller public spaces, such as
mini plazas and parklets, will enhance the pedestrian environment and provide a visual break along
the streetscape. With the use of high quality landscaping and materials, public spaces will be assets
and focal points of downtown Pleasanton.

PUBLIC ART AND PLACEMAKING
It is recognized by many visitors that downtown Pleasanton is unique among the historic central
business districts located throughout the Bay Area. Further expanding the cultural identity of
downtown Pleasanton provides the opportunity to capitalize on its district’s shopping, dining,
history, and pedestrian-friendly ambiance. Whether it involves after-hours programming, public
art installations, or special events, continued efforts can continue to enhance Main Street and its
environs as a “cultural district”. The result will foster an expanded sense of community among
residents as well as visitors and will connect with the city’s rich heritage, cultural, and art resources.

HERITAGE BUILDINGS AND NEIGHBORHOODS
Downtown’s historic commercial buildings and residential neighborhoods help to define the area,
and the establishment of a historic preservation ordinance to identify and protect these resources
emerged as one of the objectives of the Specific Plan. It is recognized that from time to time heritage
6
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buildings need to be repaired, remodeled, and enlarged, and occasionally their deteriorated physical
condition requires demolition. As a result, standards for handling these types of situations are
necessary. Chapter 9 of the Specific Plan (Historic Preservation) includes policies for the
demolition, relocation, and design of heritage buildings and buildings located in heritage
neighborhoods.

Downtown Design Goals
1. Encourage attractive building architecture that reinforces the traditional, pedestrian-oriented
design character and scale of downtown.
2. Design residential projects so that the scale, architecture, and massing enhance and preserve
the character of existing residential neighborhoods.
3. Provide streetscape enhancements and improvements that are compatible with downtown’s
buildings.
4. Continue to upgrade the Main Street streetscape and extend improvements to surrounding
streets.
5. Improve the major gateways into downtown to create a sense of arrival and to enhance the
aesthetics along these roadways.
6. Encourage signs that are creative, artistically designed, and pedestrian in orientation and scale.
7. Enrich the artistic, cultural, and historic aspects of downtown Pleasanton.

Downtown Design Policies
DESIGN CRITERIA
The following design policies are intended to be used in conjunction with the Downtown Design
Guidelines to help define the desired design character of downtown.
Commercial
1. Pedestrian-Friendly Design. Protect and enhance the pedestrian-friendly quality of the
Downtown Commercial area by locating building facades at the sidewalk’s edge to maintain a
defined streetwall and ensuring that building entrances and display windows are frequent and
oriented to the street. Incorporate outdoor spaces such as outdoor dining areas and plazas into
building design along street fronts outside of the public right-of-way, and for dining, on upper
floors as feasible.
2. Original Architectural Elements. Maintain the existing architectural character of downtown
by encouraging that original facade materials and storefront elements, such as transom
windows, are uncovered, rehabilitated, and maintained, where appropriate.
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3. Sidewalk Arcades. Enhance Pleasanton’s unique series of sidewalk arcades by encouraging
existing and new arcades to be open, attractively-detailed, landscaped, and appropriately-scaled
to both pedestrians and the building facade.
4. Materials. Maintain downtown’s variety of stucco, brick, and wood facades with high quality
materials in new construction appropriate to the architectural style of the building. Simulated
materials may be used for resource conservation, if determined to have an authentic
appearance.
5. Diversity of Architectural Styles. Encourage a diversity of architectural styles in new
construction that employ varied rooflines, upper facades, and storefronts.
6. Design of Chain Businesses and Corporate Offices. Discourage use of generic or corporate
architecture in chain businesses and corporate offices and instead require building design to be
unique, fit with the aesthetic of existing buildings downtown and incorporate high quality
design, materials and construction.
7. Storefronts. Use consistent storefront elements in buildings with multiple storefronts,
including recessed entries, display and transom windows, and bulkheads. Materials may be
varied for buildings with several storefronts.
8. Public Realm. Maintain sidewalks, facades, windows, awnings, signs, and other elements of the
public realm to be clean and in good repair.
9. Landscaping in Building Design. Encourage the use of landscaping in building design, such
as flowering vines on trellises or arcades, ivy over blank side walls, and flower pots and window
boxes.
10. Side Streets. Maintain the mixed residential/commercial character of side streets at the edges
of the commercial core to serve as a buffer to adjacent residential neighborhoods.
Residential
11. Residential Scale. Preserve and enhance the character of downtown residential neighborhoods
by avoiding inappropriately-scaled new construction and additions and excessive lot coverage
and encouraging architectural elements and details, such as porches, picket fences, flower
boxes, and street-facing entrances and windows.
12. Additions and Second Units. Encourage additions and second units to be located in the rear
of existing homes, and be designed to maintain the original character of the homes and the
visual scale of the neighborhood.
13. Enhancement of Existing Residential Properties. Require upgrade of existing buildings and
landscaping on the same property as part of new residential infill projects.
14. Design Compatibility. Foster harmonious visual transitions between apartment buildings and
single family homes with the stepping down of forms, spacing, and landscaping. Avoid
placement of buildings of more than two stories adjacent to single-story buildings.
15. Detached Garages. Require detached garages to be located to the rear of the site, when possible.
Exceptions can be granted due to a physical constraint that prevents compliance such as an
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existing heritage-sized tree or inadequate lot width or depth. Minimize visibility of rear parking
for multi-family units.
Mixed-Use
16. Residential Entrances. In mixed-use projects with a residential component, design residential
entrances to be separate and clearly distinguishable from commercial entrances or office
lobbies.
17. Flexible Ground Floor Space Design ground floor spaces to accommodate a variety of uses, by
providing spaces of sufficient size and equipped with necessary building infrastructure (gas
lines, ventilation, water, etc.) for food service establishments.

TOWN SQUARE DISTRICT
18. Downtown Compatibility. Ensure that development within the Town Square District reflects
one or more of the styles of traditional architecture found in the downtown as well as the high
quality design and construction standards of the Downtown Design Guidelines.
19. Entrances. Locate main entrances to face onto public streets or the Town Square. Secondary
building entrances are encouraged to access pedestrian connections and side streets.
20. Pedestrian Pathways. Establish pedestrian pathways throughout the district that provides
direct and comfortable access between district parking, sidewalks, and the Town Square and to
the rest of the downtown, the ACE station, and the Fairgrounds.
21. District Focal Point. For buildings abutting and across from the Town Square, incorporate
signature architectural features into the building design, particularly at building corners and
where streets terminate, to draw activity and attention to this focal point of the district.
22. Town Square. Establish an approximately 0.8-acre public open space in the center of the new
Town Square District. Design of the Town Square could provide fountains or interactive water
features, an open turf area, paved gathering spaces, and a perimeter path along adjacent active
uses.
23. Parking Structure. Ensure that the new parking structure in the Town Square District provides
an attractive design, with particular emphasis along street fronting facades. To the maximum
extent feasible the structure should include pedestrian-scale design and architectural features.
24. Existing Library Building. Require that future site planning retains the existing Pleasanton
Public Library building.

STREETSCAPE ENHANCEMENT
25. Streetscape as Part of Transportation Improvements. Streetscape improvements should be
implemented concurrently and designed as an integral part of all transportation related
improvements within the downtown. (Proposed improvements are described in Chapter 5,
Transportation.)
26. Main Street. Enhance the streetscape design of Main Street to include “Pleasanton green” metal
benches, colored stamped asphalt in on-street parking zones, colored pavers at corners/bulbouts, bus stop improvements where feasible, seating and shelter at bus stops, planters and
flower baskets, as illustrated in Figure 5-1. When replacement of existing trees is required to
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provide a wider unobstructed pedestrian path on the sidewalk, shift street trees to new wells
within the parking zone.
27. Peters Avenue. Enhance the streetscape design of Peters Avenue to include street trees within
the on-street parking zones and pavers on the sidewalk to match the aesthetic of Main Street,
as illustrated in Figure 5-2.
28. First Street. Enhance the streetscape design of First Street to include new street furnishings
such as bike racks, benches, and pedestrian scaled lighting along the existing sidewalk and
proposed bike and pedestrian path along the Transportation Corridor, as illustrated in Figure
5-3.
29. Division Street. Close the one block segment of Division Street between Main Street and
Railroad Avenue to create a pedestrian zone. In coordination with local property owners,
limited vehicular access for emergency and maintenance vehicles, loading and delivery, and
local property access where no alternative is available may be allowed. As illustrated in Figure
10-2, make the following streetscape improvements:
A. Install planters and bollards to clearly delineate the pedestrian corridor and discourage
vehicular use.
B. Remove the existing sidewalks and install colored pavers across the entire space.
C. Furnish the pedestrian zone with seating, outdoor dining areas, pedestrian scaled and/or
festoon lighting, and trees and landscaping planters.
D. Remove overhead utilities and relocate underground.
30. Secondary Streets. Enhance the streetscapes of secondary streets, including Neal Street, Rose
Avenue, West Angela Street, and St. Mary Street. While the details for these streetscape projects
will be developed during a later stage, design enhancements should generally include, but are
not limited to, the following:
A. Install new concrete sidewalks, curb, and gutter using the standard “downtown” sidewalk
treatment of 24-inch uncolored concrete square pavers with a stacked bond pattern.
B. Pave bare planter strips with concrete to widen new sidewalks and/or install new tree wells.
C. Remove and replace street trees that are in poor condition, and add new trees and grate in
places that do not have street trees
D. Provide planters and benches where appropriate, including bus stops, plazas, parks, and in
places where there is no seating. Use planter and bench designs which complement but do
not match those on Main Street.
E. Construct appropriately-sized bulb-outs at the corner of Neal Street and Railroad Avenue,
and at other applicable side street intersections, in order to accommodate street furniture
and decrease walking distances across streets.
F. Provide enhanced treatments for crosswalks, such as special paving, flashing beacons,
lighted crosswalks.
G. Add crosswalks at the intersection of Neal Street and Railroad Avenue to increase
pedestrian safety.
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31. Trash Receptacles. Ensure that sufficient trash receptacles and trash pick-up on Main Street
and adjacent streets with commercial uses, including requirements for businesses to provide
outdoor trash receptacles, particularly food service businesses and financial institutions.
32. Undergrounding Electrical Lines. Continue to require private development projects to
underground electrical lines downtown, and allocate funding for undergrounding along public
streets as it is available.
33. Visible Utility Equipment. Design and locate visible utility equipment such as utility boxes,
manholes, and grates to maintain a cohesive streetscape design, permit regular spacing of
plantings and lighting, and minimize streetscape clutter. Coordinate with appropriate agencies
on the design of visible utility equipment located in the public realm (see “Public Art and
Placemaking”).
34. Street Tree and Sidewalk Consistency. Require planting of street trees and uninterrupted
sidewalks in residential neighborhoods. Street trees should be planted with consistent spacing
and use a consistent palette of species to establish a regular streetscape pattern.
35. Mature and Heritage Trees. Preserve mature and heritage trees.
36. Tree Survey. Conduct a street tree survey of the existing species and condition of trees in
residential neighborhoods and determine which trees are doing well and are preferred by
residents. Use this as the basis of a street tree master plan which specifies new tree species, tree
spacing and location, and criteria for tree removal. Include tree monitoring and maintenance
as part of the plan.
37. Tree Grates. Use ADA compatible tree grates for street trees throughout the Downtown
Specific Plan area, where appropriate. Where tree grates cannot be used, fill in tree wells should
be stabilized to maintain an accessible path of travel.
38. Street Lights. Replace the existing street lights located on telephone poles and on metal light
standards with a more decorative street lights. This should take place concurrently with the
undergrounding of electrical utility lines.

DOWNTOWN GATEWAYS
39. Gateways. Improve major gateways into the Downtown as identified in Figure 10-1 to create a
sense of arrival and to enhance the aesthetics along these roadways. Gateway design elements
gateways should include landscaping, public art, decorative paving, new decorative fencing,
lighting, and downtown entrance signs that complement the design of nearby architectural
features, bridges, and the Downtown gateway. Coordinate with appropriate agencies and
departments to develop a thematic design for downtown gateways.
40. Priority Gateway Improvements. Prioritize design and implementation of gateway
improvements at the Wixom Bridge on the southwest side of Hopyard Road at the Arroyo del
Valle trail staging area, and at the Main Street Bridge.
41. Main Street Bridge. Enhance the Main Street Bridge with the following improvements:
•

Upgraded metal rails

•

New decorative street lights

•

Decorative concrete elements

•

Sculpture and/or planter pots
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•

Widened sidewalk

•

Decorative paving

•

Gateway element or arch feature that does not compete with the Pleasanton Sign

SIGNS
42. Pedestrian-Oriented Signage. Require signage within downtown to be pedestrian-scaled and
oriented, and to include high quality materials and design detail.
43. Sign Lighting. Prohibit internally-illuminated signs such as cabinet signs, raceway signs, and
digital and LED displays. Halo-illuminated, externally illuminated and neon signs are
permitted.

OUTDOOR DINING
44. Sidewalk Dining. Encourage outdoor sidewalk dining that adds to the active and pedestrianoriented streetscape, and contributes to the economic and social vitality of Main Street, while
ensuring that adequate sidewalk access is maintained.

PUBLIC SPACES
45. Mini Plaza Design, Programming, and Maintenance. Create a system of mini plazas along
Main Street and on other commercial streets where appropriate. Design, program and maintain
these mini plazas based on the following criteria:
•

Mini-plazas should be attractively designed and used for small public gatherings, such as
musical, dance, or dramatic performances; art displays; and special events.

•

They should enhance and be compatible with the design elements found in adjacent
structures and public streetscape improvements, whenever feasible.

•

They should typically be lighted.

•

They should feature decorative paving and benches or other form of seating.

•

Wherever possible, raised planters with landscaping, vertical accent features such as arbors
or kiosks, and public art should be incorporated within the plaza.

•

Mini-plazas should be designed so as not to interfere with the use and visibility of nearby
tenant spaces.

•

Mini-plazas should be accessible and functionally relate to the public sidewalk.

•

Provisions for the on-going maintenance of the mini-plazas should be made prior to
construction.

46. Division Street as a Public Space. Prioritize programming of events, festivals, and activities on
the pedestrian-only portion of Division Street between Main Street and Railroad Avenue.
47. Large Parks. Large public spaces downtown, including Delucchi Park, Lions Wayside Park,
and the new Town Square should be programmed with public festivals, events, and activities
that will draw people downtown. Facilities and programming for the Lion Wayside and Delucci
Parks should implement the requirements of the applicable Master Plan.
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48. Parklets. Incorporate temporary or permanent parklets to be used for dining, temporary and
pop-up events and bicycle parking.
49. Connectivity and Accessibility. Ensure parks, plazas, and open spaces are connected via
greenbelts, and uninterrupted sidewalks, pathways., and bike routes. Ensure open spaces are
accessible to seniors and people with disabilities via multiple entry points.

PUBLIC ART AND PLACEMAKING
50. Public Art. Work with private property owners and appropriate entities (e.g., Civic Arts
Commission, Planning Commission, Pleasanton Downtown Association, Pleasanton Cultural
Arts Council, Pleasanton Art League, and Pleasanton Unified School District) to identify
potential locations for temporary or permanent public art installations (including sidewalk tile
art, painted utility boxes, sculptures, murals, etc.).
51. Informational Kiosks. Work with the Pleasanton Downtown Association (PDA) and other
stakeholders to install informational kiosks in strategic Downtown locations.
52. Evening Programming. Identify opportunities to expand evening-hour cultural programming
in Downtown Pleasanton (e.g., monthly gallery walks, evening concerts, etc.).
53. Public Art in Parks and Open Spaces. Install public art in the Downtown parks and within the
Transportation Corridor in accordance with their respective master plans, including the Master
Plan for Lions Wayside and Delucci Parks, and the Master Plan for the Downtown Parks and
Trails System.
54. Public Art in Mini Plazas. Promote public art as part of the mini-plaza concept and at the
northern and southern entryways to Main Street.
55. Murals. Encourage property owners to paint murals on blank building walls subject to high
quality design standards and using high quality materials, where appropriate.
56. Temporary Public Art. Encourage property owners of sites with vacant tenant spaces or where
construction fencing is utilized, to install or display temporary public art within the vacant
storefront or on the fencing, so as to beautify these locations.

LIGHTING
57. Lighting Design. Require new building lighting to be shielded and down-directed to minimize
off-site glare; use appropriate decorative fixture styles that complement the building’s
architecture, and to be thoughtfully placed to accentuate building entries, signage and
architectural elements, and maintain public safety.

Downtown Design Implementation Programs
1. Develop a maintenance program to keep sidewalks, facades, windows, awnings, signs, and
other elements of the public realm clean and in good repair.
2. Devise a street improvement schedule with the goal of improving two streets each year.
3. Add trash receptacles to the side streets and parallel streets in the commercial portion of
the Downtown. Locations should be determined based upon the concentration of business
establishments, amount of foot traffic, and presence of bus stops. The trash receptacles
should match the metal receptacles used on Main Street.
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4. Refine and develop a street tree planting program for streets identified in Figure 10-1.
5. Prioritize design and install gateway elements as follows:
a. First Priority
i. Wixom Bridge at Hopyard Road/Division Street
ii. Main Street at the Arroyo/near Stanley Blvd
iii. Southern Entry, including one or more entry features at:
1. First Street at Sunol Boulevard
2. Main Street at Bernal Avenue
3. Transportation Corridor terminus at Bernal Avenue
b. Second Priority
i. Neal Street at First Street
ii. First Street Bridge at Stanley Boulevard
iii. Old Bernal Avenue at Bernal Avenue
6. Initiate amendments to the Sign Ordinance to address the following:
a. Delete the section of the Sign Ordinance which precludes the use of projecting
signs over building projections.
b. Identify functional signs, (lights, clocks, temperature indicators), and
communicate with property owners to ensure functional signs are compliant and
in working condition.
c. Allow the use of two sign types in addition to window signs.
d. Waive design review approval for window signs that meet the criteria of the Sign
Ordinance and the Design Guidelines.
e. Along the Main Street corridor, permit banners on the outside of a building for
live performances, street festivals, and entertainment in order to promote such
events which bring activity to the Downtown. Banners may be a maximum of 24
square feet, and use shall be limited to the day of the event, with removal required
at the end of the day. Grand opening banners are also permitted in accordance with
the requirements of the Pleasanton Municipal Code.
f.

Develop sign standards for the Mixed Use – Transitional zone.

7. Modify the Sidewalk Dining and Decorative Display Ordinance to separate the sidewalk
dining requirements from sidewalk decorative display requirements in the Ordinance, and
to reflect the following standards and guidelines:
a. Barriers for sidewalk dining areas may not be attached to any part of a building.
b. Barriers for sidewalk dining areas may not exceed three feet in height.
c. Plant materials in planters or flower pots within sidewalk dining areas may not
exceed a total height of four feed from the sidewalk.
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d. Umbrellas used in sidewalk dining areas must maintain a minimum clearance of
seven feet between the sidewalk and the bottom of the umbrella cover.
e. Sidewalk dining areas should remain visually open and unobtrusive.
f.

Tree grates should be used in lieu of decomposed granite around trees adjacent to
a sidewalk dining area.

g. Sidewalks within dining areas should be regularly steam cleaned by the business
owner.
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Stanley Blvd.

1
1 – 855 Main St.

88 – 536 and 560 St. John St.

1

8 4 2
3
65
7

A: To the ridge: 41-feet-6-inches
B: To the top of the cupola: 43-feet

A: To peak: 31-feet

Old Bernal Ave.

7
7 – 273 Spring St.

2
2 – 807 Main St.
A: To top of gable elements: 45-feet-6-inches
B: To top of mansard roof: 37-feet-6-inches
C: To top of tower: 47-feet-6-inches

N

A: To parapet: 30-feet

3
3 – 780 Main St.

4
4 – 480 St. John St. / 777 Peters Ave.

55 – 363 St. Marys St.

6
6 – 377 St. Marys St.

A: To ridge: 28-feet-6-inches
B: To top of the south tower: 43-feet

A: To ridge: 34-feet

A: To main ridge: Approximately 26 feet
B: To top of gable: 31-feet-8-inches

A: To peak: 38-feet
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Stanley Blvd.

99 – 511 Main St.

16
16 – 4319 Railroad Ave.

A: To top of parapet: 31-feet-6-inches
B: To top of clock tower: 33-feet-10-inches

A: To ridge: 35-feet
16
9
13
14
15

10
11

12

Old Bernal Ave.

15
15 – 4745 Augustine St.

10 – 450 Main St.
10
A: To top of parapet: 33-feet-6-inches
B: To top of decorative pediment: 39-feet-6inches

N

11 – 400 Main St.
11

12 – 349 Main St.
12

A: To ridge: 35-feet
B: To top of tower: 42-feet-6-inches

A: To top of parapet: 33-feet
B: To top of tower: 44-feet
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13 – 225 W. Angela / 446-458 Peters Ave.
13
A: To peak of corner home: 17-feet-6-inches
B: To peak of multi-story homes: 34-feet-6inches

A: To ridge: 21-feet-11.5-inches

14 – 4693-4715 Augustine St.
14
A: To ridge: 25-feet
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18.84.140 Height limits—Measurement.
Except as otherwise noted in this chapter, the height of a structure shall be measured vertically
from the average elevation of the natural grade or finished grade, whichever is lower, of the
ground covered by the structure to the highest point of the structure including parapet or to the
coping of a flat roof, to the deck line of a mansard roof, or to the mean height between eaves
and ridges for a hip, gable, or gambrel roof. The height of an accessory structure shall be
measured from the lowest grade adjacent to the structure to the highest ridge or top of the
structure, including parapet. The height of a fence or a wall used as a fence shall be measured
from the higher finished grade adjoining the fence or wall. The average height of a wall of a
structure shall be deemed the height of the wall. (Ord. 2038 § 1, 2012; prior code § 2-5.43(1))
18.84.150 Height limits—Exceptions.
A.
In a C-C, I-G, or Q district, the planning commission may permit structures exceeding the
heights prescribed in Table 18.84.010 of this chapter, after finding that the city will be
reequipped to provide adequate fire protection and that adjoining properties will not be
adversely affected. A decision by the planning commission may be appealed to the city council
as prescribed in Section 18.144.020 of this title.
A. Architectural building elements such as towers, cupolas, and similar structures, and
appurtenances such as spires, chimneys, elevator and stairway enclosures, buildingmounted flagpoles, screens for rooftop equipment, and similar structures covering not
more than 10 percent of the ground area covered by the structure may be erected to a
height of not more 15 feet above the height limit prescribed by the regulations for the
district in which the site is located, with design review approval specified under Chapter
18.20 of this title.
B.
Towers, spires, cupolas, chimneys, penthouses, water tanks, fire towers, flagpoles,
monuments, scenery lofts, and similar structures; residential radio and television aerials and
antennas; receive-only antennas; and necessary mechanical equipment appurtenances
covering not more than 10 percent of the ground area covered by the structure may be erected
to a height of not more than 65 feet or not more than 25 feet above the height limit prescribed by
the regulations for the district in which the site is located, whichever is less, with design review
approval specified under Chapter 18.20 of this title.
B. Except as otherwise allowed by this title, subject to design review approval specified
under Chapter 18.20 of this title, free-standing appurtenant structures such as water
tanks, fire towers, flagpoles, monuments, and similar structures; residential radio and television
aerials and antennas; receive-only antennas; and necessary mechanical equipment
appurtenances covering not more than 10 percent of the ground area covered by the structure
may be erected to a height of not more than 65 feet or not more than 25 feet above the height
limit prescribed by the regulations for the district in which the site is located, whichever is less.
C.
The height and location of commercial radio and television aerials, antennas, and
transmission towers shall be subject to design review approval specified under Chapter 18.20 of
this title, and shall be based on a visual analysis demonstrating that views of the
aerial/antenna/tower are minimized or are substantially screened from residential land uses, the
I-580 and/or I-680 rights-of-way, or other sensitive land uses such as parks, schools, or major
streets, and shall be based on an engineering analysis justifying the height of the proposed
aerial/antenna/tower.
Any parabolic dish mounted on the aerial/antenna/tower shall be less than two feet in
diameter. The base of the aerial/antenna/tower and any switching facility located at the base
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that is visible to the public shall be architecturally treated and/or screened from view utilizing onand/or off-site vegetation or other approved screening mechanism.
D.
Wire-carrying power distribution poles and transmission towers and communication
poles located in any zoning district shall not be subject to the height limits prescribed in the
district regulations.
E.
In the R-1 district and the RM district, second units located above a garage may exceed
the 15-foot height limit for accessory structures. Second units constructed above a detached
garage in those districts may not exceed 25 feet in height as measured from the lowest grade
adjacent to the structure to the highest ridge or top of the structure. (Ord. 2080 § 2, 2013; Ord.
1821 § 1, 2001; Ord. 1743, 1998; Ord. 1600 § 2, 1993; prior code § 2-5.43(2))
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DOWNTOWN HOSPITALITY GUIDELINES

Commercial Guidelines—Standards* for Entertainment, Music, and Bars
CENTRAL CORE HOSPITALITY ZONE
INDOOR
MUSIC
Non-amplified

Amplified

OUTDOOR
MUSIC

NOISE
STANDARDS*
Measured at
Business Property
Line
Measured at
Property Plane at
the nearest
Residential
Zoning District
BARS*

TRANSITION HOSPITALITY ZONE

Until 11:00 pm, all days

Until 11:00 pm, all days

Permitted accessory use if meets applicable guidelines

Permitted accessory use if meets applicable guidelines

CUP/TCUP, as determined by the Community Development
Director, if the applicant requests to deviate from these
guidelines
Until 11:00 pm, all days

CUP/TCUP, as determined by the Community Development
Director, if the applicant requests to deviate from these
guidelines
Until 9:00 pm, all days

Same permitted use, CUP, and TCUP requirements as above
Until 9:00 pm, all days

Same permitted use, CUP, and TCUP requirements as above
Until 9:00 pm, all days

Same permitted use, CUP, and TCUP requirements as above

Same permitted use, CUP, and TCUP requirements as above

≤ 74 dBA
≤ 70 dBA

Sunday-Wednesday
8:00 am – 10:00 pm
10:00 pm – 8:00 am

≤ 60 dBA

All Days
10:00 pm – 6:00 am

Thursday-Saturday
8:00 am – 11:00 pm
11:00 pm – 8:00 am

≤ 70 dBA
≤ 60 dBA

All Days
8:00 am – 9:00 pm
9:00 pm – 8:00 am

≤ 60 dBA

All Days
10:00 pm – 6:00 am

CUP for bars, including restaurants serving alcohol after
11:00 pm

CUP for bars, including restaurants serving alcohol after
11:00 pm

Expedited process if adheres to applicable guidelines

Expedited process if adheres to applicable guidelines

Note: *This table summarizes standards for commercial businesses. The “applicable guidelines” mentioned in the table are addressed on pages 1216 of these guidelines. Many of the guidelines are also addressed in the Pleasanton Municipal Code (PMC). The noise standards must be
adhered to at all times per the PMC, and a TCUP/CUP cannot be requested to deviate from the noise standards. All new restaurants serving
alcohol after 11:00 pm must receive a CUP.
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