
January 9, 2023 
P01 

January 9, 2023 

Mayor Brown and  
City Manager Beaudin 
City of Pleasanton 
123 Main Street 
Pleasanton, CA 94566 

Re: Proposed Housing Element updates for the PUSD District Office property located at 4665 Bernal Ave. 
(Exhibit A) and "Neal" property located on Vineyard Ave. (Exhibit B) 

Honorable Mayor Brown, Honorable Councilmembers and City Manager Beaudin, 

As you know from our letter of December 16th, we had high hopes for the City Council Meeting on 
December 20th. Our request of the City Council was simple, straightforward and offered in good faith. 
We had requested that the City Council allow us to work closely with city staff to create land plans 
that were sensitive to the interests of all stakeholders. 

Unfortunately, our request was not only denied, but the City Council directed city staff to significantly 
reduce the recommended 163 dwelling units for the 10.68-acre PUSD District Office site to 120 units 
(less than 12 units per acre). The Neal property was also reduced from a density range of 3-5 homes 
per acre to 3-4 homes per acre and now requires a 3-acre park, despite a park not being included in 
the Vineyard Avenue Specific, the General Plan or the Parks and Recreation Master Plan. 

The City Council’s decisions to (a) significantly down zone a transit-oriented, downtown site, and (b) 
require a 3-acre park that has never been planned for and the City's has few resources to maintain, 
both appear counter to the recommendations of their own city staff, who clearly state that only 
objective standards should be used when making these decisions. It is why city staff are actively 
engaged in creating “objective design standards…to ensure that projects deliver high-quality design, 
appropriate site planning and amenities, and are compatible with surrounding neighborhoods and the 
community.” We share these staff goals and objectives. 

The City Council's decision has serious consequences not only for these District owned properties, but 
more importantly the City Council's stated desire to (a) retain local control over planning decisions, (b) 
protect community members from incompatible high-density projects being located immediately 
adjacent to their neighborhoods and, (c) create affordable housing opportunities for school district, city 
and other municipal workers. 

• The Council's decision may, unfortunately, have the unintended consequence of triggering use of
new State laws that serve to limit local control.

• At less than 12-units per acre, it is impossible for the District to incorporate affordable housing
opportunities for school district, city and other municipal workers. This would force the District
to instead use AB 2295 as the only viable path for providing this housing.

• As city staff made clear, AB 2295 provides the School District with a “by right” ability to build a
minimum of 30-units per acre for Workforce Housing. Because AB 2295 requires that a majority
of these units be affordable units, the densities would likely be close to 40-50 units per acre.

• Los Angeles Unified School District provides an example of the type of Workforce Housing that
could be built on the Downtown site under AB2295 (Figure 1).

• Exhibit C details a conceptual site plan for a project close to these densities, with up to 276 units.
This is exactly the type of housing density adjacencies that the School District hopes to avoid,
but is being forced to consider, especially as it relates to the single-family homes located on
Abbie, 2nd and 3rd Streets (Figure 2).
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Figure 2: Example: Incompatible Housing Adjacencies 
Figure 1: LAUSD Workforce Housing 

We believe there is still time for the City Council to reconsider its direction to city staff as provided 
at the meeting of December 20, 2022. Based on the preliminary plan detailed herein, we believe that 
the City Council can direct city staff to do the following; 

• Based on the preliminary plan as detailed in Exhibit D, a nd  d e sc r i be d  be lo w ,  revise the
Housing Element to include a total of 139 homes for the District Office property located at
4665 Bernal Ave. featuring:

o 13 Single-Family Detached homes
o 66 Townhomes
o 60 Townhomes and Flats
o 1/3-acre Gateway Feature
o The 139 homes are only 19 more than the 120 directed by City Council and 24 less than

the original 163 homes that were recommended by staff
o The density is 14.68 du/ac for the area covered by SFD and Townhomes

• Based on the preliminary plan as detailed in Exhibit E, request the City Council to support, in
concept, this change as a future action pending completion of additional CEQA analysis for 39
homes for the Neal Property featuring:

o 39 Single-Family Detached homes
o 1.5-acres of Linear and Community Parks

• Use the preliminary plans as a framework to work with the School District on a Pre-Development
Agreement, which will include, but not necessarily be limited to, mutual assurances related to
the conceptual, preliminary and final planning for a project on the subject properties including
important community amenities and benefits, the payment of related fees and the performance
of certain obligations relating to development of the projects. Said agreement shall be subject to
the approval of both the City Council and Board of Trustees by no later than March 1, 2023.

• The District proposes to collaborate with City staff in an extensive community outreach process that
ensures voices of community members are heard and considered.

• Within 6-9 months of the approval of the Pre-Development Agreement, staff shall provide the
City Council with a Development Agreement (or similar binding agreement) for the two subject
properties. As defined by the Institute for Local Government, Development Agreements "are
contracts negotiated between project proponents and public agencies that govern the land uses
that may be allowed in a particular project. Although subject to negotiation, allowable land uses
must be consistent with the local planning policies formulated by the legislative body through its
general plan, and consistent with any applicable specific plan."
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Proposed PUSD District Office property project features (Exhibit D) are outlined below. 

• Impressive park and gateway element at the corner of 1st Street and Bernal Ave. (Figure 3).

• Single-family homes along Abbie, 2nd and 3rd Street that are specifically designed to take
advantage of the natural grade to reduce their height (Figures 4 and 5).

Figure 3: Gateway Park Example Figure 4: Single-Family Homes will face homes on Abbie, 2nd and 3rd Streets 

• Minimize traffic impact on surrounding neighbors by diverting traffic to Bernal Ave.

• Incorporation of townhomes in the center of the project, virtually invisible to surrounding
neighbors due to the use of the natural contours of the property (Figure 6).

Figure 5: Single-Family Detached Example Figure 6: Townhome Example 

• Three-story townhomes and flats could be provided along Bernal Ave (Figure 7). This will allow
the City and District to explore the possibility of incorporating Teacher/Workforce Housing as
part of the City's requirement for Inclusionary Housing.

Figure 7: Higher Density Housing Example 
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Preliminary Plans: Neal property (Exhibit E) 

With respect to the Vineyard Ave. property, we believe that the requirement of a 3-acre park and the resulting 
loss of housing density is unsupported by any prior city planning efforts including a complete lack of 
evidence in the Vineyard Avenue Specific Plan, the General Plan or the Parks and Recreation Master 
Plan. 

With the above in mind, we are open to maintaining the reduced housing density of 3-4 dwelling units 
per acre as directed by the City Council, but would request that this applies to the entire 10.64-acre 
property. We remain committed to work closely with city planners to study the need for a 
neighborhood park and other amenities as demonstrated by the inclusion of 1.5-acres of linear and 
community parks. We understand that some level of CEQA review may be required to achieve this higher 
density. 

With the above in mind, we would appreciate the City Council incorporating the requested densities in 
the Housing Element as well as directing city staff to work closely with the School District to use the 
preliminary plans as detailed in Exhibit D and Exhibit E in order to arrive at a mutually acceptable Pre- 
Development and Development Agreements, which will provide long-term assurances for all 
stakeholders.   

We sincerely hope the Mayor and City Council will reconsider their position on both the PUSD District 
Office and Neal properties. 

Sincerely, 

Superintendent David Haglund, Ed.D. 

Pleasanton Unified School District 
4665 Bernal Ave. 
Pleasanton, CA 94566 

C:  PUSD School Board Trustees 
City of Pleasanton Council Members 
City of Pleasanton Planning Commission Members 
Ellen Clark, Director of Community Development Department 
Ahmad Sheikholeslami, Assistant Superintendent of Business Services 

Attachments: 

• Exhibit A: PUSD District Office property

• Exhibit B: Neal Property located off Vineyard Ave. 

• Exhibit C: AB 2295 High-Density Plans for PUSD District Office property

• Exhibit D: Preliminary Plan for PUSD District Office property

• Exhibit E: Preliminary Plan for the Neal Property located off Vineyard Ave.



 

 
 
 

EXHIBIT A 
DISTRICT OFFICE PROPERTY 

4665 BERNAL AVE. 
 
 
 



 

 
 
 
 
 

EXHIBIT B 

NEAL PROPERTY 
 
 
 



Gateway Park

0.68 acre

*Acreage and dwelling unit calculations are estimated.
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Teacher + Affordable Housing (4-5-story) 

6.75 acre | 276 homes 

45% at 30 du/ac | 55% at 50 du/ac
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E H B T C:  AB 22 5 H GH-DENS T  P ANS OR PUSD D STR CT O CE PROPERT
7.68 Site + 3 acre Village High Site | 276 Homes | Average 36 du/ac

Landscaped Buffer



Townhomes (2-story)

4.13 acre | 16 du/ac | 66 homes 

Gateway Park

0.3 acre

*Acreage and dwelling unit calculations are estimated.

Single-Family Homes (1 row)

1.25 acre | 10.9 du/ac | 13 homes 

Village High School

3 acre
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Townhomes/Flats (3-story) 
2 acre | 30 du/ac | 60 homes

Exhib i t  D 
7.68 Site + 3 acre Village High Site | 139 Homes | Average 18 du/ac��Note: Density is 14.68 du/ac for area covered by SFD and Townhomes
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Linear Park

0.35 acre

*Acreage and dwelling unit calculations are estimated.

OLD VINEYARD AVE

Single-Family Homes 

9.14 acre | 4.3 du/ac | 39 homes 
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EXHIBIT D: VINEYARD SITE
10.64 Acre Site | 1.5 Acre Open Space | 39 Homes | Average 3.6 du/ac

Community Park

1.15 acre


