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Planning 
History
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Timeline – Creekside Oaks – Subdivision Development

1992 Alhambra 
Valley Specific 
Plan Adopted

1994 Creekside 
Oaks 
Subdivision 
Vesting 
Tentative Map 
•July 15, 1993 -

W.E.S. Technology 
Corporation Tree 
Impact Analysis & 
recommendation 
included as COA 
to VTM.  

2004 Amended 
Subdivision 
Map
• HortScience Tree 

Study 
Preservation 
Report

2019 New 
Home 
Construction in 
Creek Side Oaks 
•Tree removal 

permit 
•Granted, no 

objection

2021 
Application for 
New House 
Construction
•Tree Permit 

Granted by Contra 
Costa Department 
of Conservation 
and Development 

•CDTP21-00076

2021 February 
Initial Appeal 

filed

2022 June 
Planning 

Commission 
Appeal 

Supplemental 
Arborist Tree 

Study

2022 June 
Planning 

Commission 
Denial of 
Appeal

Today

Board of 
Supervisors 

Appeal
10-11-2022
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• Environment: 
• Goal #1: Preserve and enhance both the natural and man-made  environment in Alhambra Valley.

• Policy 3:
• Hilltops, ridges, rock outcroppings, mature stands of trees and other natural features shall be 

preserved to the greatest extent possible in the design of new projects.

• New Development
• Goal 1: Allow development in accord with the goals and policies of the Countywide General Plan as it 

pertains to Alhambra Valley. 
• Policy 2: 

• Ensure that the applicable rules for environmental protection are applied to both major and 
minor subdivisions. 

Alhambra Valley Specific Plan 
Adopted October 6, 1992
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1994 Creekside Oaks Vesting Tentative Map Approval with COA’s 
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Contra Costa 
County GIS

Approved 
Creekside Oaks 
Subdivision 

Creekside Oaks 
subdivision VTM 
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Approximate Building Pads 
overlain on Contra Costa 
County GIS

Vesting Tentative Map 
Approved 1994 with 
Conditions of Approval based 
upon the following reports: 
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Approximate Building Pads 
overlain on Contra Costa 
County GIS. 

Creek Preservation and 
Enhancement Plan W.E.S. 
Technology Corporation at pg. 
11  filed July 15, 1993 with 
Contra Costa County 

Tree Impact Analysis – Section 4.2  
Tree Impact Location #6

• “The Driveway of Lot 3 
should parallel the existing 
roadbed and the Lot 3 site 
should be moved 
downhill, out of the major 
tree mass to the extent 
feasible (Location #6)”
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Affirmed Building 
pads 2004 VTM 
Amendment. 

Approximate 
Building Pads with 
new tee groves 
overlain on Contra 
Costa County GIS
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Amended Subdivision 
Map 7609 
Creekside Oak Estates 
filed 1-29-2004

Approved Grading Plans

Following original VTM’s 
Location 6 guidance on 
avoiding tree massing. 
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Amended Subdivision 
Map 7609 
Creekside Oak Estates 
filed 1-29-2004

Approved Grading Plans

Following original VTM’s 
Location 6 guidance on 
avoiding tree massing.

Trees Delineated on 
grading plan to save.  
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2003 HortScience Tree Survey Designating Trees fit for preservation

Future Heritage Trees #293, #4143, #4157, #4197, #4198
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Following COA, Heritage Trees were designated and 
Deed Restricted in 2003 

Red shows Heritage Trees affected 
by current project’s tree removal 
permit

Heritage Trees #293, #4143, #4157, #4197, #4198
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Conflicting 
Evidentiary Basis: 
Arborist Reports 
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2021 Arborist Report – Submitted By Project 
Applicant’s Arborist  
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2021 Arborist Report – Submitted By Project 
Applicant’s Arborist  

Heritage Trees recommended for removal. No 
discussion or disclosure of heritage tree status. 
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2022 Arborist Peer Review– Submitted By Appellant 

Denotes factually incorrect evidence submitted 
by project applicant, upon which the Zoning 
Administrator relied in making Findings. 

It is my opinion that the arborist looked at each tree individually and not as being part of a grove. 
This would reduce both their health and structural ratings. Trees with phototropic leans due to the 
adjacent over-story canopies adapt over the years and are less likely to fail as would an isolated 
tree that leans. In addition leaning trees with no targets placed under them are not considered a 
risk.

 I also observed a few trees that appeared to be miss-rated or miss-identified in the report. Tree 
#293 listed as a 19" coast live oak in critical condition is actually a multi-stemmed tree measuring 
19", 17", 15", & 12". The tree is actually one of the healthiest trees in the grove, and although it 
does have co-dominant leader attachments, that defect could easily be mitigated with some minor 
pruning and or cabling.

Tree #4198 is listed as being dead and is actually in fairly good condition. Tree #2770 listed as a 
30" oak is only 11" in diameter and is right next to a 30" oak that has no tag. There are at least 7 
other trees that I would upgrade their conditions to fair from critical or poor. 
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2022 Arborist Peer Review– Submitted By Appellant 

Trees *#1498 &  *#1497

Trees #298
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Contra Costa County 
Department of 
Conservation and 
Development Findings
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Staff Report – CDTP21-00076  
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816-6.8010(A) – Determination that 
the trees are in poor health and 
cannot be saved is inconsistent with 
the supplemental Arborist Report. 

816-6.8010(G) – Reasonable 
development could be made on the 
lot as the 2004 grading plan & site 
pad proposes. The proposed site cuts 
directly into the tree mass, 
incongruent with the planned 2004 
building site pads located below the 
tree line. This is inconsistent with the 
Alhambra Valley Specific Plan 
Environmental Goal 1, Policy 3.  

Appellant Commentary - Inconsistent



Proposed Site 
Plan & Visual 
Impact
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2004 Grading Plan
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2022 
Proposed Project

Project Applicant 
Subject Site Plan 
overlain on VTM 
Grading Map

Approximate 
location
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Contra Costa 
County GIS 
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Contra Costa 
County GIS 

2004 Approved 
Grading Plan 
overlain 
approximate 
location

25



Contra Costa 
County GIS

2004 Grading Plan 
with current 
project showing 
trees to be 
removed with
approximate 
location. 
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Contra Costa 
County GIS 

With Site Plan 
showing trees to 
be removed and 
affected 
approximate 
canopy 

27



Contra Costa 
County GIS

Showing affected 
approximate 
canopy 
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Aerial Image from 
Stokes Property 
Line

Photo taken 
September, 2022 
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Aerial Image 
showing 
approximate site 
plan with 
approximate 
affected canopy 
removal based on 
Tree Removal 
Permit
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Aerial Image 
showing 
approximate site 
plan with 
approximate 
affected canopy 
removal based on 
Tree Removal 
Permit
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Aerial Image 
showing 
approximate 
canopy removal 
based on Tree 
Removal Permit
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Canopy Viewshed 
from Stokes 
property looking 
East / Northeast.
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Visual Impact of 
upholding Tree 
Removal Permit

Approximate 
canopy affected.
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Request to 
Overrule Tree 
Removal Permit
County File # Appeal CDTP21-00076

Allow developer to resubmit plans 
consistent with planning goals and 
policies and preserve deed restricted 
heritage trees
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