
 

Expansive Transition Zone Dooms Downtown Revitalization 

 

 

The “Transition Zone” under consideration for the Hospitality Guidelines will operate as 
an anti-restaurant zone, and will doom downtown revitalization efforts to failure, if 
adopted.  The City Staff has proposed a Transition Zone that establishes a 300 foot 
quiet zone setback from the nearest residential zoning, and even expands the quiet 
zone setback from residential zoning to about 700 feet along Spring Street (Attachment 
1). The far better alternative, suggested by members from the Pleasanton Downtown 
Association, is a Transition Zone limited to properties directly facing residential streets 
(First Street, Peters Avenue, and Ray Street) (Attachment 2).   

The proposed expansive Transition Zone will thwart the expansion of restaurant uses 
which are naturally seeping down the side streets, as Main Street is built out.  The 
proposed “quiet zone” even includes the last two sparks of evening vitality to happen in 
downtown Pleasanton, both Red Coats and Barones.  There is no need to outlaw indoor 
music in most of the downtown core.  The expansive Transition Zone concept is based 
on a misunderstanding of indoor noise, which has negligible impact on the residential 
zones nearby.     

The noise comes from vehicles, not indoor music.   

A Transition Zone limited to properties directly facing the residential neighborhoods 
would prevent any significant increase in residential noise levels.  With two decibel 
meters, several PDA members toured the downtown on a Saturday evening about 9:30 
p.m..  We obtained sound level readings in front of Red Coats; at the property plane 
with residential (at St. Mary’s and Peters); and in front of the Main Street Brewery, 
which had a live band performing.  At the residential property plane, by the four way 
stop sign at Peters and St. Marys, the sound almost all comes from vehicles at the four 
way stop, - registering 64 up to 70 dba during acceleration (Attachment 3).  At that 
location, sound from Red Coats fades to background levels (even with the front door 
open, which faces at a right angle away from the residential neighborhood).  That 
means increased Main Street vitality would have virtually the same noise impacts on the 
residential neighborhood as increased side street vitality, related primarily to the extent 
that it increases vehicle traffic in the evening hours.   

The level of vehicle noise from a vital downtown would be readily tolerable, and is 
tolerable now.  Vehicle noise is something we are all familiar with, even in our suburban 



 

neighborhoods.  I live on Crestline Way, about half a block from Valley Avenue, and a 
little over a block as the crow flies from the four way stop at Valley Avenue and 
Crestline Road.  My home is closer to Valley Avenue than the restaurant setback being 
proposed for downtown, just under 300 feet away.  When the windows in my 1960’s 
home are closed, there is no noise impact.  With normal residential construction, and 
double pane windows closed, the sound level is reduced by 25 decibels or more inside 
the home (Fred M Svinth, INCE, Illingworth and Rodkin, Inc., Acoustical Engineers).  
When I leave the windows open, as on summer nights, the sound is noticeable if I 
specifically listen, but sufficiently muffled and distant that it is no hindrance to falling 
asleep at night.  This is essentially the sound level that a really vital downtown 
Pleasanton would generate in the adjacent neighborhoods if we do succeed in bringing 
more vitality to downtown side streets.  

What about downtown residents?   

Jane Jacobs warned us that the “Great Blight of Dullness” in suburban America results 
from urban planners who see mixed use as a problem to be eliminated.  The irony is 
that there is a substantial population that prefers living in an urbanist setting, with 
services and activity right outside or nearby.  But, if the standard for urban living in 
downtown Pleasanton is set by the most vocal resident within 300 feet, then a far 
greater number of people will be denied the opportunity for urban living in Pleasanton – 
(but not in Livermore and most modern downtowns which are welcoming the fast 
growing demographic that loves urban living.)  The vast majority of downtown residents 
who weighed in on allowing outdoor music at Barones spoke in favor, often saying their 
desire to be near some nightlife is what caused them to locate downtown.  Moreover, as 
downtown increased in vitality after 1994, the property values in the nearby 
neighborhoods increased faster than other neighborhoods in Pleasanton.   

Why do we need side street restaurants?   

Downtown Pleasanton is undersized and underperforming for the size of our 
community, with a long linear downtown centered on Main Street.  Moreover, Main 
Street is essentially built out, and consists of primarily retail and restaurant businesses 
already, so it cannot significantly expand (see 2009 Main Street First Floor Use Survey, 
Attachment 4).    

Most retail businesses have a hard time surviving with the limited visibility of a side 
street location.  But restaurants are the exception, because restaurants are often the 
primary destination that brings people to downtown, and puts customers on the street.  
When restaurants come, retail businesses follow.    

The impact of restaurants on retail sales became obvious in the aftermath of widening 
the downtown sidewalks in 1993, which led to a sudden increase in the number of 
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sidewalk café settings.  For a brief period, there were many potential customers walking 
around downtown, frustrated by few open stores to visit.  Then many retail businesses 
expanded their hours from 5 p.m. to 7 or 8 p.m. or later.  After that, even more retail 
businesses started opening downtown, specifically catering to the upscale decorator, 
culinary, chocolate, artistic, and canine tastes of the new customers on the street.  
Downtown Pleasanton tripled its retail sales from 1994-95 to 2006-07, while City wide 
retail sales were growing by only about 96% (Attachment 5).      

Critical mass and downtown vitality 

Downtown Livermore has crossed a threshold, where it is attracting that critical mass of 
people and businesses needed to have an active evening life, even on weekdays, with 
more businesses staying open later in the evening.  Downtown Livermore got to that 
critical mass by consciously designing its regulations to encourage evening music and 
later hours, such as the “Livermore Right to Do Business” ordinance (Attachment 6)  
Downtown Livermore competes with downtown Pleasanton for customers, so even local 
residents who would prefer to hang out downtown will go to Livermore if Pleasanton 
continues to discourage evening businesses with insensitive regulations.     

In 2007, the PDA designated adoption of a downtown “right to do business” ordinance 
as its highest priority to the City (such as the ordinance adopted by Livermore).  After 
five years of consideration and prodding, the City got around to forming this Hospitality 
Task Force.  Now, City Staff is proposing an expansive Transition Zone that will be 
worse than doing nothing.   In fairness to the Staff, its goal is to produce a consensus 
document that will attract the least controversy.  But a “consensus” the does not 
increase downtown vitality is contrary to the purpose of our Task Force, and misses the 
opportunity to increase downtown vitality in ways that are acceptable to reasonable 
neighbors.   

During this five year period since the PDA’s request, our downtown has fallen behind 
the Livermore core downtown in total retail sales, and rate of retail sales growth.  Our 
downtown has even fallen behind Pleasanton citywide growth in retail sales.  
(Attachments 7 and 8)  (Some of the sales tax years on Attachment 7 overlap with years 
shown on Attachment 5) 

The need for evening business.   

As a traditional downtown, downtown Pleasanton provides a gathering spot and 
services for people from all over the community throughout the day.  Downtown 
welcomes diners in the early evening, and for some, entertainment at the Fire House Art 
Center or Concerts in the Park, or venue entertainment later in the evening.  Right now 
weekday retail tends to shut down around 6 to 7:30 p.m., restaurants start shutting 
down around 8:30 p.m., if the customer flow drops off.  People stopping by downtown 
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between 9 and 11 p.m. on weekdays typically find it almost abandoned, often with no 
comfortable place to stop for a drink or dessert.  With more customers on the street, 
more businesses stay open later.  With a critical mass of businesses open, and people 
walking around providing eyes on the street, downtown will attract even more people 
and businesses.  Existing retail will stay open if there are customers.  Unless we design 
smart regulations, that welcome restaurants and indoor music to the side streets, and 
retail to Peters Avenue, downtown is built out and will continue to stagnate.    

What does it take to attract restaurants?   

It will be a challenge to attract restaurants and businesses to the side streets, but clear 
and workable regulations are the key.  A conditional use permit requirement typically 
increases the time to get open by six months, makes approval uncertain, and 
sometimes results in conditions which condemn the business to failure.  A generally 
applicable ordinance that allows restaurants with indoor music to stay open till 11 p.m., 
without the delays and uncertainty of a political approval process, would provide the 
safe harbor needed to attract new restaurants to side street locations.  The expansive 
Transition Zone will kill that opportunity by requiring a conditional use permit for indoor 
music in Transition Zone restaurants.  Anyone who did apply for a CUP in the quiet 
zone would struggle uphill against a presumption that indoor music in the “quiet zone” is 
disfavored.   

No need to encourage late night bars.   

Notice that any place desiring to serve alcohol after 11 p.m. would still be required to 
obtain a use permit.  Pleasanton does not have to compete in the nightclub business to 
increase its downtown vitality though smart regulation.  But the existing rules do not 
prevent a quality nightclub from opening downtown with appropriate public review and 
controls.     

Vitalizing Spring Street.   

The City spent $9+ million building the Fire House Art Center, partly with hopes of 
promoting evening vitality and encouraging expansion of retail business beyond Main 
Street.  Spring Street provides primary access to the Fire House Art Center parking lot.  
An additional substantial parking lot is planned and needed between Spring Street and 
Ray Street on the former railroad corridor.  There are several large private lots, currently 
with office buildings, and a small market, which have the potential to adapt to take 
advantage of Fire House Art Center clientele, and the substantial adjacent parking.  
Although there is one single family residence being constructed on this commercial 
street, most of the historically valuable bungalows along Spring Street have been 
already been rejuvenated as offices, including several authentic historical 
reconstructions.  If there were a restaurant destination near the corridor parking, and 
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increased pedestrian traffic, many of those bungalows could adapt readily to retail, but 
are unlikely to develop as restaurants because of the lack of parking along the west end 
of Spring Street.  If market forces want to revitalize Spring Street, it is a downtown 
commercial street, and we should welcome that vitality to downtown by excluding 
Spring Street from the proposed dead zone.   

Recommendation 

The Downtown Hospitality Guidelines Task Force should reject the Transition Zone 
proposed by City Staff, which will doom restaurant and retail expansion on the side 
streets downtown.  If we want to increase evening vitality in downtown Pleasanton, the 
Task Force should embrace the recommendation from PDA members by limiting the 
Transition Zone to properties which directly face residential development on Peters 
Avenue, First Street, and Ray Street.   

 

Peter MacDonald, M.S. Urban Planning 

 

List of Attachments:   

Attachment 1:  City Staff proposed Transition Zone.    

Attachment 2:  PDA Members’ suggested Transition Zone (and other edits).   

Attachment 3:  Decibel Readings:  Downtown Pleasanton, February 25, 2012. 

Attachment 4:  Main Street First Floor Use Survey. 

Attachment 5:  Pleasanton Sales Tax 1994-95 to 2006-07. 

Attachment 6:  Livermore Right to Do Business Ordinance.   

Attachment 7:  Pleasanton Sales Tax 2001-02 to 2010-11.   

Attachment 8:  Livermore Sales Tax 2001 to 2010. 

 





pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Oval

pmacdonald
Oval

pmacdonald
Rectangle

pmacdonald
Rectangle

pmacdonald
Rectangle

pmacdonald
Rectangle

pmacdonald
Rectangle

pmacdonald
Rectangle

pmacdonald
Rectangle

pmacdonald
Rectangle

pmacdonald
Rectangle

pmacdonald
Rectangle

pmacdonald
Rectangle

pmacdonald
Rectangle

pmacdonald
Rectangle

pmacdonald
Rectangle

pmacdonald
Rectangle

pmacdonald
Rectangle

pmacdonald
Rectangle

pmacdonald
Oval

pmacdonald
Rectangle

pmacdonald
Text Box
Existing Restaurants

pmacdonald
Text Box
Potential Restaurants

pmacdonald
Text Box

pmacdonald
Text Box
Attachment 2:  PDA Members Proposed Hospitality Zone for Restaurants - Indoor Music as Permitted Use Activity

pmacdonald
Oval

pmacdonald
Oval

pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Line

pmacdonald
Rectangle



PDA List of 
Possible Amendments to Draft Downtown Hospitality Guidelines 

(for discussion by the Task Force) 
 
1.  Expanded Hospitality Zone:   
 
Expand the Central Core Area (limited to salmon colored area on attached draft 
map) to all other properties that do not front on locations with residential zones 
on the opposite side of the street.  [Proposed extensions of Central Core Area 
(preferably “Hospitality Zone”) are shown with red lines].   
 
I.e. Only lots across from residential zoning on Peters Street, Ray Street, and 
First Street are excluded from the Central Core Area (Hospitality Zone).   
 
Add the modified Hospitality Zone map after second p. 5 in Guidelines.   
 
2.  Indoor music until 11 p.m. 
 
At p. 8. Rewrite the second bullet to read:   
 
 *Amplified indoor entertainment/music, and music including drums, should 
be allowed as of right until 11 p.m. with no use permit.”  (word change in italics) 
 
3.  Extend commercial noise limits until 11 p.m. in the Downtown Revitalization 
District.     
 
On p. 8, At fourth dash under second bullet, rewrite to read:   
 
 “-  Amend the City’s Noise Ordinance to extend the time at which the 
decibel limit at the residential property plane drops from 70 dba  down to 60 dba  
to 11 p.m. (from 10 p.m. at present).”   
 
4.  Adopt “Good Neighbor” ordinance.   
 
At p. 8, add a bullet to read:   
 
“Incorporate the reasonably enforceable good neighbor best practices, now 
typically included  as conditions of approval in use permits, into a “Good 
Neighbor Ordinance” which would be applicable to all businesses serving alcohol 
within the Hospitality Zone.     
 
5.  Allow electronic notice of special events.   
 
At p. 9, and wherever special event notification appears in the Guidelines, 
change the wording to provide for notice to be posted electronically to the City 



which will maintain an electronic calendar for all such notices, with push 
notifications by email to those requesting such notice.   
 
6.  Simplify outdoor entertainment process for businesses.   
 
At the bottom of p. 9, add a dash to read:     
 
 -provide a simplified registration and posting procedure for businesses 
which desire to conduct outdoor entertainment/music in front of their businesses 
prior to 9 p.m. in the evening.  The Zoning Administrator can be authorized to 
establish rules of priority as appropriate to prevent noise pollution or other 
conflicts (such as venues too close together).   
 
7.  Amend “bar” definition to exclude Hospitality Zone restaurants until 11 p.m. 
 
At p. 10, add a bullet at the top to read:   
 
 -Amend the definition of “bar” at PMC 18.08.055 to exclude restaurants in 
the Hospitality Zone which do not sell alcoholic beverages after 11 p.m.   
 
8.  Encourage street life and activity up until 11 p.m. 
 
 -At sixth dash on p. 10, modify the required sign discouraging customers 
from gathering on the street to apply only after 11 p.m.   
 
9.  Do not try to manage menu and pricing.   
 
 -Delete first dashed statement on p. 11, requiring City staff to control  
pricing and menus.   
 
10.  Peters Street Rezoning 
 
At p. 15, remove the Peters Street rezoning as a Potential Future Topic, and 
make an affirmative separate recommendation for immediate action if possible as 
follows:   
 
 “  Change the Office land use designation on the east side of Peters Street 
to Downtown Commercial in the Downtown Specific Plan and CC in the Zoning 
Ordinance, with an overlay that prohibits music and alcohol service after 9 p.m. 
along Peters Street.”  (Words in italics are added to prior wording)   
   
 
 
 
     
 



Downtown Sound Readings 
Saturday, February 25 
9pm – 10pm 
 
Location #1: Southwest corner of St. Mary & Peters Ave. 
 

• Ambient with cars:   64‐70 
• Ambient without cars:   53‐58 

 
Location #2: Main St. Brewery with live music inside 

• dBA at property plain with door closed:   68 
• dBA at property plain with door open:   72‐78 

 
Location #3: Redcoats Pub with no live music inside 

• dBA at property plain with door closed:  53 
• dBA at property plain with door open:   65‐70 





CITY OF PLEASANTON SALES TAX HISTORY

% % % % % % % % % % % %
GEOGRAPHIC AREA 1994/95 1995/96 Change 1996/97 Change 1997/98 Change 1998/99 Change 1999/00 Change 2000/01 Change 2001/02 Change 2002/03 Change 2003/04 Change 2004/05 Change 2005/06 Change 2006/07 Change

NO PLEASANTON
(1) No. Pleasanton 2,754,865 2,689,180 -2.38% 2,985,765 11.03% 3,797,475 27.19% 4,722,161 24.35% 4,184,534 -11.39% 5,001,961 19.53% 4,685,540 -6.33% 4,462,766 -4.75% 4,706,246 5.46% 5,146,407 9.35% 5,756,050 11.85% 5,430,427 -5.66%

Hacienda Bus Pk 1,320,196 1,830,626 38.66% 3,000,149 63.89% 3,772,936 25.76% 4,019,759 6.54% 3,496,230 -13.02% 4,003,223 14.50% 3,087,852 -22.87% 2,754,222 -10.80% 2,732,088 -0.80% 2,905,135 6.33% 3,297,708 13.51% 3,185,647 -3.40%
Stoneridge Mall 2,586,764 2,940,916 13.69% 3,040,655 3.39% 3,315,425 9.04% 3,365,910 1.52% 3,664,432 8.87% 4,143,606 13.08% 3,847,929 -7.14% 3,774,731 -1.90% 3,828,219 1.42% 4,005,647 4.63% 4,353,176 8.68% 4,416,634 1.46%
Stoneridge Mall Per. 562,334 371,655 -33.91% 1,347,056 262.45% 1,633,698 21.28% 1,686,402 3.23% 1,242,364 -26.33% 943,933 -24.02% 870,478 -7.78% 679,908 -21.89% 737,349 8.45% 912,453 23.75% 841,091 -7.82% 869,668 3.40%

SO PLEASANTON
(2) So. Pleasanton 156,403 162,136 3.67% 172,671 6.50% 178,951 3.64% 188,101 5.11% 239,862 27.52% 219,138 -8.64% 221,743 1.19% 206,623 -6.82% 236,353 14.39% 244,907 3.62% 294,003 20.05% 317,623 8.03%
(3) Bernal Corporate Ctr 694,262 678,837 -2.22% 587,364 -13.47% 548,851 -6.56% 477,587 -12.98% 375,323 -21.41% 416,360 10.93% 539,990 29.69% 533,535 -1.20% 473,016 -11.34% 617,870 30.62% 794,569 28.60% 911,154 14.67%

CITYWIDE
(4) Other Citywide Retail 1,482,619 1,432,564 -3.38% 1,676,059 17.00% 1,902,064 13.48% 1,980,004 4.10% 2,475,090 25.00% 2,606,948 5.33% 2,294,092 -12.00% 2,103,781 -8.30% 3,133,172 48.93% 2,514,442 -19.75% 2,908,956 15.69% 3,006,820 3.36%
(5) Downtown Proper 264,870 308,223 16.37% 355,652 15.39% 438,840 23.39% 449,609 2.45% 516,456 14.87% 605,128 17.17% 546,783 -9.64% 552,460 1.04% 614,956 11.31% 705,924 14.79% 795,793 12.73% 1,064,771 33.80%

TOTAL $9,822,313 $10,414,137 6.03% $13,165,371 26.42% $15,588,240 18.40% $16,889,533 8.35% $16,194,291 -4.12% $17,940,297 10.78% $16,094,407 -10.29% $15,068,026 -6.38% $16,461,399 9.25% $17,052,785 3.59% $19,041,346 11.66% $19,202,744 0.85%

(1) The No. Pleasanton amounts excludes Hacienda Bus Pk, Stoneridge Mall & Stoneridge Mall Peripheral (4) The Citywide amounts excludes Downtown Proper                       
(2)  The So. Pleasanton amounts exclude Bernal Corporate Ctr. (5) Downtown Proper includes Main Street from Bernal to the railroad tracks

(3)  Previously known as Koll Center.

Reflects period in which the revenue was received (point-of-sale only)

NOTE:  Sales tax revenues have been adjusted to reverse one time significant transfers in/out

94/95 to 06/07 06-07 / 94-95 % Change
Total 1.955 95.50%
Downtown 4.020 302.00%
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CITY OF PLEASANTON SALES TAX HISTORY

% % % % % % % % % %

GEOGRAPHIC AREA 2001/02 Change 2002/03 Change 2003/04 Change 2004/05 Change 2005/06 Change 2006/07 Change 2007-08 Change 2008-09 Change 2009-10 Change 2010-11 Change

NO PLEASANTON
(1) No. Pleasanton 4,685,540 -6.33% 4,462,766 -4.75% 4,706,246 5.46% 5,146,407 9.35% 5,756,050 11.85% 5,430,427 -5.66% 4,799,009 -11.63% 3,922,643 -18.26% 3,502,929 -10.70% 4,392,249 25.39%

Hacienda Bus Pk 3,087,852 -22.87% 2,754,222 -10.80% 2,732,088 -0.80% 2,905,135 6.33% 3,297,708 13.51% 3,185,647 -3.40% 3,746,557 17.61% 2,813,161 -24.91% 2,807,921 -0.19% 2,991,277 6.53%

Stoneridge Mall 3,847,929 -7.14% 3,774,731 -1.90% 3,828,219 1.42% 4,005,647 4.63% 4,353,176 8.68% 4,416,634 1.46% 4,314,044 -2.32% 4,091,339 -5.16% 3,864,115 -5.55% 4,104,083 6.21%

Stoneridge Mall Per. 870,478 -7.78% 679,908 -21.89% 737,349 8.45% 912,453 23.75% 841,091 -7.82% 869,668 3.40% 1,073,131 23.40% 1,103,841 2.86% 743,620 -32.63% 1,393,972 87.46%

SO PLEASANTON
(2) So. Pleasanton 221,743 1.19% 206,623 -6.82% 236,353 14.39% 244,907 3.62% 294,003 20.05% 317,623 8.03% 297,583 -6.31% 282,929 -4.92% 250,451 -11.48% 287,523 14.80%

(3) Bernal Corporate Ctr 539,990 29.69% 533,535 -1.20% 473,016 -11.34% 617,870 30.62% 794,569 28.60% 911,154 14.67% 988,657 8.51% 818,674 -17.19% 735,724 -10.13% 984,790 33.85%

CITYWIDE
(4) Other Citywide Retail 2,294,092 -12.00% 2,103,781 -8.30% 3,133,172 48.93% 2,514,442 -19.75% 2,908,956 15.69% 3,006,820 3.36% 2,552,431 -15.11% 2,851,661 11.72% 2,990,804 4.88% 2,546,989 -14.84%

(5) Downtown Proper 546,783 -9.64% 552,460 1.04% 614,956 11.31% 705,924 14.79% 795,793 12.73% 1,064,771 33.80% 1,023,217 -3.90% 596,069 -41.75% 527,220 -11.55% 560,453 6.30%

TOTAL $16,094,407 -10.29% $15,068,026 -6.38% $16,461,399 9.25% $17,052,785 3.59% $19,041,346 11.66% $19,202,744 0.85% $18,794,629 -2.13% $16,480,317 -12.31% $15,422,784 -6.42% $17,261,336 11.92%

(1) The No. Pleasanton amounts excludes Hacienda Bus Pk, Stoneridge Mall & Stoneridge Mall Peripheral (4) The Citywide amounts excludes Downtown Proper
(2) The So. Pleasanton amounts exclude Bernal Corporate Ctr. (5) Downtown Proper includes Main Street from Bernal to the railroad tracks
(3) Previously known as Koll Center.

Reflects period in which the revenue was received (point-of-sale only)

NOTE: Sales tax revenues have been adjusted to reverse one time significant transfers in/out




