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I. INTRODUCTION

A. PLAN OVERVIEW

This document constitutes the Specific Plan
for the 860-acre Happy Valley area in
Pleasanton, California. The overall objective
of the Plan is to provide guidance for
coordinating land use and infrastructure
planning in Happy Valley, following
annexation to the City of Pleasanton. This
Specific Plan sets forth policies, capital
improvement requirements, and supporting
programs for implementation. The Plan is
consistent with and serves as an extension of
the Pleasanton General Plan.

The Specific Plan process was initiated by
the City Council as a means to develop a
municipal golf course in Happy Valley,
provide infrastructure opportunities for the
Area residents, and balance the concerns of
those wishing to develop their properties with
those wishing to retain the existing semi-rural
atmosphere of the area, Guidance from four
primary sources were used to formulate the
Plan: (1) the City’'s General Plan;
(2) recommendations of the Happy Valley
property owners and residents;
(3) recommendations of the City’'s Golf
Course Committee; and (4) recommendations
from City staff and consultants.

The project-related environmental analysis
for this Plan is contained in a separate
companiondocument entitled "Environmental
Impact Report — Happy Valley Specific Plan
and Related Planning and Development
Actions" (EIR). The EIR includes an
analysis of potentially significant project-
related environmental impacts, an analysis of
possible project alternatives, and measures

for mitigating potentially
environmental impacts.

significant

The Specific Plan and its EIR were prepared
concurrently by City staff and consultants.
This process provided the opportunity for the
environmental consultants to recommend
mitigations for otherwise potentially
significant environmental impacts which
could then be incorporated directly into the
Specific Plan. The result is what is called a
"mitigated plan," or a specific plan which
contains the environmental mitigations within
its text, This approach allowed for a more
interactive exchange of information between
the staff who prepared the Plan and the
consultants who evaluated the environmental
consequences of the Plan.

B. STATUTORY AUTHORITY

Under California law, cities and counties
may use the specific plan process to develop
policies, programs, and regulations for
implementing their general plans in
site-specific areas. A specific plan frequently
serves as the bridge between the general plan
and site development plans in this regard.

This Specific Plan was prepared consistent
with the requirements of State planning and
zoning law, and as such includes text and
diagrams which specify the following:

1. The distribution, location, and extent of
land uses, including open space, within
the Plan Area;



2. The proposed distribution, location,
extent, and intensity of major
components of public and private
transportation, water, sewage, drainage,
solid waste disposal, energy, and other
essential facilities proposed to be located
within the Plan Area and needed to
support the land uses described in the
Plan;

3, Standards and criteria by which
development will proceed, and standards
for the conservation, development, and
utilization of natural resources; and

4. A program of implementation measures
including regulations, programs, public
works projects, and financing measures
necessary to carry out the Plan.

C. SPECIFIC PLAN HISTORY

The first coordinated land use study of the
Happy Valley Area by the City was initiated
in 1983. Area residents worked with City
officials to develop alternatives for annexing
while retaining a semi-rural lifestyle.
Although significant progress was made, the
project ended with a division of opinion
among the residents and an ultimate decision
not to adopt a plan. The primary issue
raised by the study was the high cost of
providing City water.

In 1988, the Pleasanton Unified School
District and other area property owners
requested that a specific plan process be
initiated for the northern 135 acres of Happy
Valley (North Sycamore Specific Plan Area).
The District was the owner of a 42.5-acre
parcel, the largest single parcel in this area.
It had held this land in reserve as a future

school site, but it ultimately determined that
the site was no longer needed for school
purposes and, therefore, became interested in
selling it.

With the help of a citizens advisory
committee, the North Sycamore Specific Plan
was subsequently prepared by City staff and
consultants and adopted by the City Council
in June of 1992. Annexation of the 135-acre
area to the City followed shortly thereafter.

The concept of developing a municipal golf
course in the southern portion of Happy
Valley then became a topic of considerable
community discussion beginning in 1994,
Informal Neighborhood meetings, City/
property owner negotiations, and General
Plan Update meetings all addressed such a
use during this time. In May 1996, the
Pleasanton City Council directed staff to
initiate a formal City/Neighborhood planning
process. The objective was to seek input for
narrowing the alternatives for a possible golf
course while also considering surrounding
land use, traffic circulation, water and sewer
service, and possible annexation. City/
Neighborhood meetings were held between
July and October of 1996. The Council
subsequently directed staff and City
consultants to proceed with the preparation of
a specific plan and EIR in March of 1997.

A second series of City/Neighborhood
meetings was then conducted between March
and June of 1997 in an effort to gather
further Neighborhood input on a variety of

~ issues. City staff and consultants followed

this effort with the preparation of this
Specific Plan and EIR.




D. SPECIFIC PLAN PROCESS

Adoption of the Happy Valley Specific Plan
required the following governmental actions:

Circulation of the Draft Specific Plan and
Draft Environmental Impact Report, The
Draft Specific Plan and companion Draft
Environmental Impact Report (DEIR) were
circulated for review and written comments
by the public and governmental agencies for
a period of 45 days foliowing the date of
release.

Parks and Recreation Commission
Review. During the 45-day public review
period, the Parks and Recreation
Commission conducted a public hearing to
review and comment on the Draft Specific
Plan with particular emphasis on public
open space and trails issues.

Planning Commission Hearing on the
DEIR. During the 45-day public review
period, the Pleasanton Planning Commission
also conducted a hearing to receive oral
comments on the DEIR.

Response to Comments. Following the
close of the 45-day public review period,
City staff and consultants prepared and
circulated a written response to all written
and oral comments received on the DEIR.
This respomse, along with the DEIR,
together composed the Final Environmental
Impact Report (FEIR).

Further Planning Commission Review,
The Planning Commission next conducted
two formal public hearings to receive public
comments on the Project and formulate
recommendations regarding the FEIR,
related General Plan amendments, Specific
Plan, and pre-zoning.

City Council Review. The City Council
completed the process by conducting a
formal public hearing to receive public
comments and take final action on the
FEIR, General Plan amendments, Specific
Plan, and pre-zoning.

E. PLAN ORGANIZATION

This Specific Plan is organized into the
following chapters:

I. Introduction - provides a plan
overview, presents the State statutory
authority for preparing specific plans,
provides the Specific Plan history,
outlines the process for adopting the
Plan, and presents the Plan
organization.

H. Executive Summary - provides a
summary of the Specific Plan land use,
circulation, and infrastructure
components.

III. Planning Area Context - describes the
site regional and local setting, site
characteristics, parcelization and
ownership, and site constraints and
opportunities for Project development.

IV. Specific Plan Goals and Objectives.

V. Land Use - describes the land use
program, provides development
standards and design guidelines for the
various subareas which compose the
Plan Area, provides standards for the
keeping of farm animals, and provides
standards for construction.
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VII.

VIIIL

Circulation - describes the existing
and proposed vehicular circulation and
trail systems.

Public Facilities - describes the water,
sanitary sewer, storm drainage, gas
and electric, telephone and cable
television, fire protection, and solid
waste disposal programs for the Plan
Area.

Environmental Protection - provides
guidance for preserving the natural
environment and potential
archaeological/historical sites.

IX. Financing and Implementation -

presents a summary of public facility
financing responsibilities and timing
required to implement the Specific
Plan and presents the Specific Plan
Preparation Fee.

. Plan Relationship to the General

Plan and Other Policies and
Regulations - discusses the pertinent
plans and policies relevant to the
Specific Plan.




. EXECUTIVE SUMMARY

The Specific Plan concept includes an
18-hole municipal golf course and not more
than 34 new, approximately half-acre home
sites on the Golf Course Properties.) The
Upper Spotorne Valley Area is designated
with 15 acres of Medium Density
Residential (MDR) and five acres of Low
Density Residential (LDR). Housing density
in the Greater Happy Valley is generally one
home per two acres. The remaining hiliside
areas that surround Happy Valley are
designated for agriculture and open space
use.

Vehicular access to the south Happy Valley
area is to be provided by a Bypass Road
designed to ‘“country road" standards.
Temporary access to serve the Golf Course
Properties from the Happy Valley Loop may
be necessary until such time as the Bypass
Road can be constructed.

A summary of the land use and circulation
characteristics of the Plan is presented in
Table II-1. The Specific Plan Land Use Map
is illustrated in Figure V-2.

Table II-1
Land Use and Vehicular Circulation Summary

| o | VEMICULAR ACCESS |
Lo | EXISTING | MAXIMUM | . TONEW. . . .
©oo: AREA - | HOMES NEW | .. DEVELOPMENT
o | HAP. VAL. | 'BYPASS .
G LOOP ROAD
H s
Golf Course » {8-hole golf 165 i 0 X
Properties « LDR™ 20 2 34 X
Spotorno MDR™ 15 0 75 X
Upper Valley LDR 5 i 5 X
Area
Greater Happy SRDRHe 279 102 69 X @7 X (22)
Valley Area
Agriculture/ Agriculture/ 376 5 ¢ X
Open Space Area | Open Space™
Total 860 111 183
®  Low Density Residential (two homes per acre). @  Semi-Rural Density Residential (generally one home per two acres).
®  Medium Density Residential (five homes per acre). @ Inctudes 33-acre Spotorno Flat Area next 1o Alisal Street.
& Low Density Residential % Not developable with additional housing

{(approximately one home per acre).

M The "Golf Course Properties” consists of Lots 101-106 and a ten-acre portion of Lot 110.



Cost-sharing of public water and sewer
facilities is generally proposed on a pro-rata
share basis from the City for the Golf
Course, future residential developers for the
homes they build, and participating existing
homeowners.

Water and sanitary sewer services will be
extended by the City to the Golf Course

Properties. Other future developers within
the Specific Plan Area will be required to
extend these services to the sites they
develop. Current property owners will have
the option of extending these services to their
homes. Storm water drainage improvements
such as detention basins are proposed for the
Golf Course and Spotorno Properties in order
to reduce the peak storm water flow and
decrease the risk of area flooding,




III. PLANNING AREA CONTEXT

A. REGIONAL LOCATION

The 860-acre Specific Plan Area is located
immediately south of the City of Pleasanton
in the unincorporated portion of Alameda
County. It is sifuated adjacent to and east of
Interstate 680, and approximately 4.5 miles
south of the Interstate 680/Interstate 580
interchange. The regional location of the site
is illustrated in Figure III-1.

B. LOCAL SETTING

The Plan Area is located south of Sycamore
Road, east of the Rosepointe and Carriage
Gardens neighborhoods, west of the Foley
Ranch, and north of the Koopmann Ranch.
The Pleasanton city limits form the northern
and western boundaries. The area location
relative to the outlying City of Pleasanton is
shown in Figure III-2, and the surrounding
land uses are illustrated on Figure III-3.

Primary vehicular access to the Plan Area is
provided by way of Sycamore Road, Alisal
Street, and Happy Valley Road, otherwise
known as the Happy Valley Loop. The
Happy Valley Loop is a narrow 22-foot wide
paved county road within a 40-foot right-of-
way. It contains no standard curbs, gutters,
or sidewalks.

C. GENERAL SITE
CHARACTERISTICS
1. Current Development Patterns
The Happy Valley is generally characterized

by one-half- to five-acre ranchettes inside
the Happy Valley Loop, and one- to

fifteen-acre  ranchettes. The only
non-residential/agricultural use in the Plan
Area is the Faith Chapel which is located
near the south end of Alisal Street. The
hills and ridgelines which surround the Area
are mostly undeveloped.

2. Site Features

The hills to the east and south generally
exceed slopes of 25 percent and contain
little development. The southern hills are
vegetated with a variety of trees, shrubs,
and grasses. Several homes exist in this
area, The eastern hills contain mostly
grassland with limited stands of oak trees.
The only development here consists of the
Spotornc home and limited agricultural
buildings. ‘

Land within the Happy Valley floor area is
mostly flat with a variety of native and
non-native vegetation and approximately
100 homes.

Just north of Happy Valley Road, along
Happy Valley Creek, the valley floor slopes
deeply downward in some areas to the
Creek. The Creek is generally unimproved,
well-vegetated, and flows in a westerly
direction until it eventually empties off-site
into the Arroyo de la Laguna. It is a
valuable environmental amenity which adds
to the area’s wildiife habitat and
neighborhood character. The existing creek
channel is smaller than the capacity required
to accommodate major storms.
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