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EXECUTIVE SUMMARY
Staff is requesting that the City Council provide direction on a preferred land use alternative for
each of the focus areas that have been studied as part of the General Plan update:
 Horner-Veasy Area,
 Union City Boulevard Corridor, and
 Greater Station District.
BACKGROUND
One of the most important decisions the community will make about growth in the General Plan
Update process is the location and intensity of new land uses. The land use alternatives phase, a
step within the larger General Plan Update, informs the discussion regarding the selection of a
preferred land use scenario (made up of the three preferred focus area alternatives) as the basis for
the updated General Plan Land Use Element.
The land use plan will provide a map for the community vision and lay the framework for how the
community will grow. A key element that has been voiced through the public process has been to
establish a sound fiscal base in order to fund the city services that make Union City a desirable
place to live and work.
The General Plan Update Land Use Alternatives Report provides information about new land
uses being considered for key areas within Union City including the Greater Station District Area,
the Union City Boulevard Corridor, and the Horner-Veasy Area. A copy of the report can be
accessed on-line at the UC2040.com web page under the Library tab:
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http://www.uc2040.com/wp-content/uploads/2016/05/UCGPU_AltsReport_Final_Reduced.pdf
DISCUSSION
The City Council is being requested to provide direction on a preferred land use alternative for
three focus area within the City including the Horner-Veasy area, Union City Boulevard corridor
and the Greater Station District. City Council Study Sessions were held on June 14, 2016 and
September 7, 2016 on these focus areas to provide an overview of the different alternatives, criteria
analysis, and feedback received to date. Staff reports for these meetings are attached to this report
to provide some additional background data.
Horner-Veasy Focus Area
The City Council held a study session in early June to discuss the Horner-Veasy focus area
alternatives. The majority of City Council members provided feedback that they preferred
Alternative C, Residential / Light Industrial, consistent with the public feedback. Alternative C
proposes maintaining the majority of the area as Light Industrial, re-designating the Diamond
Mine Public Storage site to allow low-density Residential uses, and re-designating a small portion
of the westerly boundary of the focus area to Open Space to facilitate passive Park and
Recreation opportunities.
A minor update to Alternative C was suggested by the City Council to increase the residential
density on the Diamond Mine site. Two alternatives were prepared in response. Alternative C2
proposes a density of 10 - 17 units per acre on the Diamond Mine site, which typically
accommodates lower-density townhomes (Figure 1). Alternative C3 proposes a density of 17-30
units per acre that could accommodate higher-density townhomes, stacked flats, or apartments
(Figure 2). Either alternative would most likely result in a 3-story product type. The surrounding
area accommodates one- and two-story single-family residential development. A townhome
project recently approved on Union City Boulevard as well as a townhome project currently under
review, both feature a density of approximately 18 – 19 units per acre. Alternative C3 would
provide the most flexibility to accommodate townhome projects at a commensurate density,
which reflects the current market. The anticipated units for Alternative C2 and C3 are 78 and
149, respectively, compared to 41 units projected for Alternative C1.
In addition, Alternatives C2 and C3, show re-designation of a city-owned property, located
north of Horner Street, from ML to Open Space (OS), to accommodate a future trail
alignment or parking for a future trailhead to the Bay Trail. This property is located adjacent
to a small parcel owned by the Alameda County Flood Control District, which provides access to
their facilities.
Should the City Council choose Alternative C2 or C3, associated policies will be developed to
ensure that any new residential development on the Diamond Mine site be designed, to the extent
feasible, to integrate with the surrounding residential development.

Focus Area Alternatives Recommendation
October 11, 2016 / Page 3 of 22

Figure 1. Alternative C2

Figure 2. Alternative C3
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GPAC and EDAT Feedback. GPAC and EDAT members reviewed the Horner-Veasy focus area
alternatives in early July. The EDAT recommended Alternative C (single-family on Diamond
Mine Storage site) and the GPAC recommended Alternative C2 (multi-family on Diamond Mine
Storage site).
Planning Commission Feedback. The Planning Commission held a study session in mid-June
to discuss the Horner-Veasy focus area alternatives. At that meeting, the Commission provided
feedback that they preferred Alternative C.
A representative from Union Sanitary District attended the September 15 meeting and provided
public comment in support of Alternative D1 or D2, which proposed a re-designation of the
majority of the area to Civic Facility (CF) to accommodate a potential expansion of the Union
Sanitary District facility into the Horner-Veasy area. One Commissioner provided feedback
that it was not the responsibility of Union City to accommodate the expansion of the facility to
serve the growth of Fremont and Newark. The Planning Commission agreed that maintaining the
majority of the focus area around USD as Light Industrial (ML) would provide the most future
flexibility. Staff also raised concerns at the City Council Study Session regarding the potential
legal ramifications of re-designating the area from Light Industrial to Civic Facility.
At their September 15, 2016 meeting, the Planning Commission recommended Alternative C3
as the preferred land use alternative for the Horner-Veasy Area. The Commission was supportive
of the additional density on the Diamond Mine site. Staff is supportive of the Commission’s
recommendation. Alternative C3 maintains the most flexibility for future uses, supports the
City’s commitment to providing passive recreation opportunities and future trail
connections to the Bay, and provides an opportunity for future housing.
Union City Boulevard Corridor Focus Area
The City Council held a study session in mid-June to discuss the Union City Boulevard Corridor
focus area alternatives. The Council provided feedback that they preferred Alternative C2, Retail
and Mixed Use, consistent with the public feedback. Alternative C2 proposed a retail
commercial designation on the west side of Union City Boulevard and a mixed-use designation
on the east side of Union City Boulevard.
A new alternative was suggested by the City Council referred to as “Alternative E2:
Employment Mixed Use,” (Figure 3) which retains a version of the existing industrial MS
designation over the majority of the corridor with the allowance for more commercial uses.
The purpose of the MS General Plan designation is to provide space for the lightest industrial uses
that exhibit virtually no nuisance characteristics. Certain types of retail, sales, and service uses are
already conditionally permitted. Adding more traditional commercial uses to the list of uses
currently allowed by the MS designation would provide property owners the flexibility to maintain
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existing industrial uses or develop new industrial or commercial uses. This new designation is
referred to as “Employment Mixed Use.”
Alternative E2 minimizes conflicts with existing industrial uses within and adjacent to the
focus area; provides opportunity to accommodate commercial uses similar to Alternative C2,
which was the preferred alternative based on the public feedback received; and provides the
greatest flexibility to accommodate current and future uses. Staff will be evaluating the
suitability of applying this designation to other areas with a MS General Plan designation outside
of the focus areas during the next phase of the update process.

Figure 3. Alternative E2

Alternative E2 also provides for commercial mixed-use development on the southeast portion of
the corridor, which will connect to an existing residential mixed-use project currently under
construction and extend the reach of the Alvarado Historic District. The commercial mixed use
would introduce multi-family and retail/office land uses on the east side of Union City Boulevard.
From a policy position and design perspective, staff would recommend policies be included in the
General Plan Land Use element that any new development in this area be designed to minimize
conflicts between industrial and residential uses. It is further recommended that policies be
included that require stand-alone commercial uses or mixed-use office buildings be located along
the boundary between the Employment Mixed Use (blue) and Mixed Use (purple) designations to
minimize conflicts and that generous setbacks be maintained on any new industrial development
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proposed to the north of the Mixed Use area. It should be noted that there are some sales tax
generators in this area that will be displaced with future redevelopment.
GPAC and EDAT Feedback. GPAC and EDAT members reviewed the Union City Boulevard
focus area alternatives in early July. Both groups provided a split recommendation. The EDAT
recommended Alternative A (the current General Plan) and Alternative C2 (Retail and
Mixed-Use). The GPAC recommended Alternative A and Alternative E2. Support for
Alternative A, the existing General Plan, centered around maintaining the existing land uses in the
area to minimize potential for land use conflicts and to support existing businesses.
Planning Commission Feedback. The Planning Commission held a study session in mid-June
to discuss the Union City Boulevard focus area alternatives. At that meeting, a few members of
the Planning Commission provided feedback that they were supportive of maintaining the existing
industrial designation of MS. Concern was expressed with the level of commercial proposed in
Alternative C2 and corresponding levels of traffic along Union City Boulevard. Concern was also
expressed about adding new residential uses adjacent to the existing railroad tracks.
At its September 15, 2016 meeting, the Planning Commission provided a recommendation in
support of Alternative E2.
Staff is supportive of the Commission’s recommendation, and recommends Alternative E2
for the reasons discussed above.
Greater Station District Focus Area
Greater Station District Analysis
The Greater Station District focus area encompasses 293.3 acres. See Figure 4 for a map of the
focus area. The following sections provide a more detailed discussion of the three sub-areas within
the Greater Station District focus area including: 1) the industrial area currently identified as the
Research and Development campus (RDC) Lands (i.e. Decoto Industrial Park and Waste
Containment Area [WCA]), 2) the Decoto Road / Alvarado-Niles Road Shopping Area, and
3) the Caltrans Lands that accommodate the right-of-way for the East-West Connector.
RDC Lands
Throughout the General Plan Update process, the public and the City Council have been
considering how to best utilize the remaining vacant or underutilized properties throughout the
City. The discussion is often distilled to whether property should be retained for employment
uses or re-designated to residential. In regards to the Greater Station District area, the RDC area
is the most under pressure to convert from a jobs-based zoning to residential zoning.
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Figure 4: Greater Station District Map

Figure 5 below synthesizes the analysis contained in the Alternatives Report and provides a
simplified comparison of maintaining the RDC areas as job centers versus allowing residential
development. For a more detailed discussion of these issues, see attached City Council Study
Session staff report (Attachment 4). Alternatives A (Existing General Plan) and C (Station Area
Office) favor jobs within the ½ mile radius of BART on the RDC lands. Alternatives B1, B2, and
B3 change the direction of the RDC area from jobs to housing. Historically, Union City has
relied upon residential development as an economic driver, which has provided short-term
gains but has not provided a solid economic base for the community.
Figure 5: RDC Lands: Land Use Comparison

Land Use

Criteria

Market
Absorption

JOBS
Office, Industrial, R&D

HOUSING
Ownership and rental

 Slower absorption than
residential but demand is
growing

 Immediate demand
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Direct
Beneficiaries
Community
Benefits

 Employment

 Homeowners and renters

 Jobs for city’s workforce
 Improves jobs/housing balance
 Generates jobs that pay living
wage plus high wage jobs

 Housing for region
 Worsens jobs/housing balance
 Increases demand for service sector
jobs that tend to be low paying

Congestion

 In-commute to jobs
 Accessible to transit/BART; can
reduce vehicle trips
 Higher density jobs improves
BART ridership more than low
density jobs
 Limited to no demand on parks
 Opportunity to provide
recreation open space areas for
employees / public
 Limited increase on calls for
service. Slower increase in
demand for new staff and
equipment

 Promotes out-commute to other
communities
 Accessible to transit/BART; can reduce
vehicle trips
 Higher density housing improves BART
ridership more than low density
 Increased demand on parks
 Provides additional parkland

City Fiscal
Impact

 Property tax increase (17 cents
per $1 property tax)
 Revenue generation
opportunity: retail and
business-to business sales tax
 At full build-out, highest net
fiscal benefit
 No repayment of $3 Million EDA
grant
 No impact fees (as currently
assessed)

 Property tax increase (17 cents per $1
property tax)
 Limited revenue generation
opportunity: Increase in retail IF more
retail space provided
 $3 Million EDA grant in default
 One-time impact fees only for capital
projects – no staffing, no maintenance

Tax Payer
Burden

 Best opportunity to increase
annual revenues to decrease
city’s structural fiscal deficit
over time
 Lower demand on police, fire,
parks and schools

 Will require voter approved tax
measures to close structural deficit
 Increased demand on police, fire, parks
and schools

Parks

Police and
Fire Services

 Increase on calls for service. Demand
for more staffing and equipment
follows population growth
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Land Use
 Assists in shifting economic
Opportunities
base from residential property
to jobs/business
 Maintains industrial and
commercial land use
opportunities for jobs,
especially near BART
 Land use more flexible for
future
Land Use
 Minimizes land use conflicts
Conflicts
with existing businesses

 Maintains residential as main source of
growth to fund city budget
 Reduces land inventory for jobs,
especially near BART
 Housing limits future opportunities
once land is converted to residential
 Will be required to identify more
housing opportunities in 2020-2022.
(RHNA)
 Either severely undermines or
eliminates opportunity for existing
businesses to expand or new
businesses to be established

Consistency
 Consistent with Plan Bay Area
With Existing
Priority Development Area
Plans
designation, DIPSA Specific
Plan, Intermodal Station District
and Transit Facility Plan, and
Station District Strategic Action
Plan

 Not Consistent with Plan Bay Area
Priority Development Area (PDA)
designation, DIPSA Specific Plan,
Intermodal Station District and Transit
Facility Plan, and Station District
Strategic Action Plan
 Updates to PDA designation and DIPSA
Specific Plan required.

Circulation
and Parking

 Lower potential for traffic and
parking impacts
 East-West Connector required
to provide much-needed
secondary access to the area

 Higher potential for traffic impacts due
to increase in out-commuting
 Higher potential for localized parking
impacts from introduction of
additional housing
 East-West Connector required to
provide much-needed secondary access
to the area

Decoto Road / Alvarado-Niles Road Shopping Area
Alternative B3 (Higher-Density Residential) and Alternative C (Station District Office) consider
re-designation of the Decoto Road / Alvarado-Niles Road shopping area that includes the
Safeway Marketplace and the El Mercado shopping centers as well as a few smaller shopping
centers located on the southwest side of Alvarado-Niles Road from Retail Commercial to
Mixed-Use. This change would allow for mixed-use development on these properties consisting
of ground floor commercial / retail uses with housing or office above similar to the core Station
District area. This land use change was added at the request of the public and City Council who
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wanted to evaluate the potential of expanding the reach of the core Station District area through
the provision of similar land uses and densities on nearby properties.
Staff is concerned that the residential mixed-use product type currently supported by the
market in Union City would reduce the viability of the existing, strong commercial centers.
This commercial area is a significant sales tax generator and has very low vacancy. It has been
staff’s experience that mixed-use projects favor residential at the expense of the commercial
space. Mixed-use residential developments with ground floor commercial often do not meet the
needs of commercial tenants. For example, the commercial units are not large or deep enough; the
ceiling heights are too low, there is a lack of infrastructure to support restaurant use, a lack of
service areas for trucks and deliveries, and a lack of dedicated parking. Should the City Council
support a re-designation to allow mixed-use developments, accompanying policies should be
put in place that require no net loss of functional retail square footage, dedicated parking
for retail uses, and adequate service areas for loading.

Caltrans Lands
The Caltrans lands that were initially purchased by the State for Highway 84 (now known
as the East-West Connector) have been designated for residential use since the early 1990s.
The City has relied upon these lands to meet the State-mandated Regional Housing Needs
Allocation. If a different use was identified for this property, the displaced housing would need
to be accommodated elsewhere in the City. The Housing Element plans for 201 units on the
property. A five-acre portion of the site is currently designated as Private Institutional, which was
initially set aside for religious facilities or other private institutional uses.

Other Considerations
Integral Communities, Alternative B1 (Lower density with RDC). Within the Greater Station
District alternatives, Alternative B1 proposes re-designating approximately half (40 acres) of
the RDC industrial area to allow for residential uses. The configuration of the proposed
residential uses is based on a proposal received from Integral Communities. Alternative B1 was
analyzed through the General Plan process and shared with the public at all of the workshops,
stakeholder meetings, and advisory committee meetings (i.e. EDAT and GPAC).
Integral Communities submitted a preliminary application for the proposed development shown in
Alternative B1, which was reviewed by staff. An updated development plan was subsequently
submitted in late-June by Integral Communities, which showed a re-configuration of the
circulation and land uses that differed from what is shown in Alternative B1. Staff provided a
detailed comment letter in August regarding the updated submittal that outlined several
outstanding issues.
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Integral representatives recently indicated to staff that Integral has suspended their
preliminary application while the Council focuses on the policy decisions associated with the
General Plan Update. Integral will revisit their project proposal once the Council comes to
a consensus on the appropriate land use alternative that would implement the goals and
vision of the community.

September 7 City Council Study Session
The City Council held a Study Session on September 7. The City Council asked several clarifying
questions. See below for an overview of the questions / issues raised and staff’s responses.


Clarify types of uses allowed under the Research and Development Campus (RDC)
General Plan designation versus the Office Commercial (OC) designation. Clarify
what is meant by the term “Class A” office and where can this use be accommodated.
(Duncan)
o The RDC designation (Research and Development Campus) accommodates a
variety of lighter industrial uses, including office, research and development,
service/sales uses, manufacturing, and ancillary warehouse and distribution.
In addition, stand-alone office development is allowed. Due to the proximity of the
RDC lands to the BART station, the RDC zoning district includes standards that
promote higher density industrial /office development. Ground floor commercial
uses are also permitted. Alternative A maintains the RDC designation in the Decoto
Industrial Park area.
o The OC (Office Commercial) designation allows for office development. Retail
commercial activities that compliment or are accessory to the primary office use
are also allowed. Alternative C, Station Area Office, proposes re-designation of a
portion of the Decoto Industrial Park area from RDC to OC. Alternative C is
considered the most job intensive alternative due to the projected level of office
development that could be accommodated close to BART versus Alternative A,
which accommodates some office in addition to flex-industrial uses and research
and development.
o The public has provided feedback regarding the need for the development of “Class
A” office within the Station District. The real estate sector defines “Class A”
office as well-designed office buildings located in “premier” locations (i.e. San
Francisco, Oakland, Palo Alto, etc.) with high rental values. Within the context of
Union City, Class A office can be defined as well-designed, multi-story office
buildings. Both the RDC and OC designations can accommodate Class A office
development. However, the RDC designation is more flexible as it can
accommodate both office uses as well as other industrial uses.
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Consider expansion of RDC to accommodate additional uses
o Councilmember Duncan suggested expansion of allowed uses within the RDC area
to accommodate office development, to provide some additional flexibility. As
discussed above, higher-density office uses are allowed within the RDC area as part
of a flex-industrial business or as a stand-alone office development.
Regarding the alternatives analysis, Alternative A, Existing General Plan, evaluated
the development of flex-industrial uses on the RDC lands that included an office
component (in addition to manufacturing, sales, and accessory storage) while
Alternative C, Station Area Office, evaluated intensive, stand-alone office
development.
o Councilmember Ellis suggested making the allowed uses in the RDC area more
flexible to accommodate a variety of uses and to allow the market to dictate
where specific uses would be located. The Fremont Innovation District was
cited as a recent example of this type of flexible zoning.
Staff reviewed the Warm Springs / South Fremont Community Plan
(https://fremont.gov/DocumentCenter/View/24622) and spoke with Kristie
Wheeler, Fremont’s Planning Manager. The plan envisions the creation of an
Innovation District focused around the new Warm Spring BART Station and the
Tesla facility. The district is broken down into nine sub-areas. The sub-areas
accommodate a variety of uses including industrial, research and development,
office and convention, retail and entertainment, and multi-family residential.
See Figure 6 for a chart comparing the Warm Springs / South Fremont Plan with
the DIPSA Specific Plan. The Warm Springs plan area is approximately twice
as large as the DIPSA plan area and accommodates approximately three times
more jobs. The Warm Springs plan proposes up to 4,000 new multi-family
residential units compared to the approximately 3,000 multi-family units either
built or planned within the DIPSA. Although the DIPSA plan area is half the
size, it accommodates three-fourths of the amount of housing production as
the Warm Springs plan. The DIPSA plan area is developed with approximately
60 percent residential and 25 percent employment generating uses. Compared to
the amount of housing production proposed in the Warm Springs plan, the
Greater Station District area is well-served by existing and planned housing.
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Total Site Area
Total Floor Area (new)
Total Jobs (new)
Dwelling Units

Warm Springs /
South Fremont
Community Plan
(2014)
879 acres
8.5 – 11.6 million sf
10,000 – 20,000
2,700 - 4,000
(planned)

Union City DIPSA Specific Plan
(1996)*

440 acres
2.8 -3.5 million sf
6000+
3008
2,297 (built) + 711 (planned)

* Updated in 2006
Figure 6: Comparison of Warm Springs / South Fremont Plan with the DIPSA
Specific Plan

The Warm Springs plan allows for both residential and research and development
uses in two of the nine sub-areas referred to as Area 3 and 4. The two sub-areas
encompass approximately 130 acres, of which approximately 20 percent is
dedicated to research and development / office uses. The majority of the area is
vacant. A review of the master plans prepared for these areas show the nonresidential uses clustered on two strategic sites. One of the sites is located directly
adjacent to the Tesla facility and provides a buffer to the planned residential uses.
A new roadway is proposed adjacent to the site to provide additional buffer and
access separate from the residential uses. The other site is located at one end of the
sub-area directly adjacent to Fremont Boulevard. It appears that the configuration
of the non-residential uses and circulation have been designed to minimize impacts
between the planned residential and nonresidential uses.


Feedback was received from the Council and the public to consider alternative names
for the RDC designation to better reflect the allowed uses (Duncan)
o Staff recommends the name “Flex-Office Industrial Employment” District.
This term stresses the importance of the area as an employment center and better
defines the types of uses that are anticipated. This issue will be further discussed
during the update to the land use element.



Provide additional information regarding businesses that have recently inquired
about locating to Union City (Ellis)
o This question came out of the discussion regarding Union City’s current industrial
market. According to the Collier’s International Research and Forecasting
Report for the I-880 Corridor, vacancy rates in Union City continue to remain
low (approximately 1.1 percent in Quarter 2 of 2016) and are currently one of
the lowest in the region. Gloria Ortega, the Economic Development Manager,
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provided information regarding inquiries from new and existing businesses wishing
to locate or expand in the City. Based on Union City’s current low building
inventory, the majority of the businesses were not able to find space within the
City. However, one business that successfully relocated from San Jose was
Fortinet, a network security company, who purchased a 200,000 sq. ft. building
in the Central Bay Industrial Park.
o The City has had several inquiries from manufacturing businesses as well as
businesses from the high-tech, bio-tech, and aerospace sectors wanting to
locate in the City. Some of these businesses are new to the area, including a
corporation from Mexico seeking to develop a new, auto-parts manufacturing
facility for Tesla. While others are existing Union City businesses, including Amber
Kinetics, an energy storage company, who are looking for space to expand their
manufacturing and research and development operations. The space needs for the
manufacturing uses range from 50,000 to 100,000 sq. ft.
Other businesses, especially those involved in the tech and aerospace sectors,
are relocating from the Peninsula and Silicon Valley. These businesses are
looking for more “flex-space” to accommodate office, research and development,
and sales / service activities. The space needs of these businesses are more diverse.
Several of these businesses were specifically interested in locating near the
BART station.


Is the EDA grant assignable? (Ellis)
o The City received a $3,000,000 Economic Development Administration (EDA)
grant for infrastructure improvements, which was predicated on the preservation of
employment generating uses on certain parcels within the Greater Station District
area. Alternatives B1, B2 and B3 evaluate re-designating some of these parcels to
accommodate residential uses.
Since receipt of the grant, the EDA has reviewed City records to ensure that the
terms of the grant and contract were being upheld. EDA staff have made it very
clear that the City needed to uphold the terms of the grant and contract or could
otherwise be found in default. Staff has not determined whether or not its
obligations under the EDA grant are assignable to a third party. Staff is requesting
direction from the City Council whether to contact EDA regarding this issue.



Provide a break-down of General Fund revenues in terms of sources (Ellis)
o Fiscal information was provided to the City Council to provide a “snapshot” of how
Union City compares to other Alameda County and Bay Area cities with respect to
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general fund revenues, jobs, and sales tax generation per capita. In all of the
comparisons, the City ranked low compared to other jurisdictions. As requested,
Figure 7 below shows the breakdown of property tax, sales tax, and other General
Fund revenues on a per capita basis. Union City ranks near the bottom. In absolute
value of the General Fund, Union City is also near the bottom, ranking just above
Newark, which is a smaller city by population.

Figure 7: General Fund Per Capita



Provide the number of jobs added within Union City in the last 5 years (Ellis)
o The General Plan Background Report identified the creation of approximately 2,000
jobs in the period between 2009 and 2014.



What is the status of properties that were downwardly assessed since the Great
Recession and when will these properties be reassessed to their previous market value?
(Ellis)
o



According to NBS, the City’s property tax consulting firm, of the 20,291 total
residential units, 5,214 residential units were reassessed downwardly between 2009
and 2012. Eighty-three percent of these properties have been restored to prerecession values. It is expected that the remaining 17 percent (812 units) will be
reassessed in years 2016-17 and 2017-18.

Provide information comparing the market absorption of residential versus nonresidential uses (Ellis)
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o Doug Svensson, the City’s General Plan fiscal consultant, reviewed the market
absorption of residential versus nonresidential between the years 2017 and 2040. The
analysis considered three scenarios, including, the Plan Bay Area 2013 projections for
housing and job production, as well as two scenarios that evaluated the maximum
residential and non-residential build-out scenarios analyzed in the Citywide
alternatives.
Under the assumed rate of jobs and housing growth, the analysis showed that the nonresidential land uses consistently produced a higher net revenue per year over the time
frame studied due to the larger fiscal benefit of the employment generating uses.
An analysis was also completed that tested a slow job absorption rate. In this analysis,
housing outpaced job growth in the short-term. The housing production produced
slightly more revenue than the jobs scenario until the year 2030 when jobs growth and
revenues outpace housing revenues.


Provide the number of jobs proposed for the RDC lands and what that would look like
(Ellis)
o The number of jobs proposed for the RDC lands in the Decoto Industrial Park area
under the current General Plan is approximately 3,500, which are distributed between
the industrial, office, sales, and service sectors. Based on an analysis of job density
and assumed development potential of the area, it was determined that a Floor Area
Ratio (FAR) of .67 was needed to accommodate the identified job growth, which is
substantially lower than the maximum FAR of 2.00 allowed by the RDC designation.
An FAR of .67 translates into the development of two- to three-story buildings built
over 55 acres. The current allowed FAR is 2.0, which could accommodate many more
jobs and building square footage. Staff believes that based on growing market demand,
development of two- to three-story buildings on approximately 65 percent of the
Decoto Industrial Park is reasonable by the year 2040.



Provide a timeline detailing what has been accomplished in the focus area since the
adoption of the 1996 DIPSA Specific Plan (Dutra-Vernaci)
o Housing
 Over 1000 single family residential units constructed (1996-2007)
 Over 1000 multi-family units constructed (1997-2007)
 243-unit multi-family development under construction on Block 3 of Station
District (2016 -)
 300 + unit multi-family development planned on Block 2
o Non-Residential Development
 Constructed 165,000 sq. ft. of flex-industrial and office space (2002 – 2003)
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Application in process for construction of a 30,000 sq. ft. office development
on Block 7
 Discussions in process for options on Block 1, 6, and 7 for office development
o Infrastructure
 Cleaned up 60 acres of heavily contaminated former steel mill site (2003)
 Constructed 11th Street, Berger Way, Cheeves Way, and Galliano Way (2005
– 2010)
 Relocated PG&E power lines along East /West Connector alignment (2005)
 Constructed Green Street and bridge (2007)
 Expanded and undergrounded the Line M channel (2008)
 Reconfigured and expanded the west side of the BART Station and
constructed Station Way (2010)
 Constructed East Plaza, Promenade, Playground, and Duncan Way (2013)
 Internal reconfiguration of the east side of the BART Station and construction
of a free pedestrian pass-through (In process)
o Public Facilities
 Relocation and expansion of Union City Corporation Yard (1999)
 Constructed Guy Emanuele Jr. Elementary School (1999)
 Constructed Drigon Dog Park (2001)

Integral Communities Submittal of Zoning District Examples
In response to the discussion regarding flexible zoning districts that occurred at the September 7
Council Study Session, Integral Communities’ Attorney submitted zoning examples from cities
throughout the greater Bay Area. Staff analyzed the submitted information and prepared a
summary chart, which is attached (Attachment 1). Also attached is the information submitted by
Integral Communities (Attachment 2).
The majority of the zoning district examples provided appeared to accommodate the
addition of higher-density, multi-family housing within areas currently developed with
commercial uses and low-rise or higher density office parks. The configuration and intensity
of uses in the examples provided were similar to what is planned for the core Station District
area. One example provided from South San Francisco allowed for the development of work/live
lofts similar to what is currently being constructed on Block 3 in the Station District and being
considered for Block 2.
Three of the submitted examples were from cities on the Peninsula including Menlo Park,
Sunnyvale, and Mountain View where jobs are plentiful and there is great demand for additional
housing. Menlo Park’s draft ordinance proposes high-density housing within an existing low rise
office park area within the vicinity of the existing Facebook campus and the proposed Facebook
expansion site. The area where housing is proposed is in transition; applications are in process for
multi-story office building and hotels. The higher density housing is reflective of the type of
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higher-density development that is currently in demand and the on-going change to higher and
better uses that the area is experiencing. The example provided from Sunnyvale identified
“transition” areas within the City to facilitate the conversion of certain industrial areas to
residential. Both of these examples identified underutilized office park areas to accommodate
residential growth while still maintaining other areas within the City for more concentrated job
growth. The Mountain View example addresses the intensification of underutilized industrial
/office areas served by transit and prohibits businesses with low employment ratios (i.e.
warehousing, storage, etc.) similar to the City’s RDC designation. It does not appear to allow for
the establishment of residential uses.
The example provided from Vacaville allowed for attached higher-density residential uses in
commercial and office/business park areas where potential conflicts between residential and nonresidential uses can be mitigated. The ordinance also requires a minimum distance of 200 feet
between residential and industrial uses. Application of similar findings / standards to the Decoto
Industrial Park area would preclude residential development due to the location of existing
businesses and the area’s smaller size. Some of the other ordinances prohibited the use of
hazardous materials while others included more broad language regarding the need to minimize
impacts between residential and non-residential uses.
Several of the examples provided are similar to the City’s Station Mixed Use Commercial
(CSMU) designation, which allow for higher-density office and residential uses. Of the
examples provided, it did not appear that any propose residential uses within areas that
accommodate the types of industrial uses currently in the Decoto Industrial Park. In staff’s
opinion, the potential for conflicts between the addition of residential uses into existing office
parks and commercial areas is much less than what would occur if residential uses were
added to the Decoto Industrial Park due to the current mix of uses including manufacturing,
warehousing, and outdoor storage yards. The Decoto Industrial Park also has the potential
to accommodate future flex-industrial uses that could include additional manufacturing uses
or have 24-hour operations.
GSD Focus Area Conclusion
The vision for the Greater Station District Focus area was first identified in the DIPSA Specific
Plan, which proposed a mix of land uses centered around the future Intermodal Station. The
DIPSA area has generally developed consistent with this vision and includes approximately 60
percent of land area dedicated to residential and residential serving uses including schools and
parks and 25 percent of land area dedicated to employment generating uses.
Generally speaking, maintaining the RDC lands for job generating uses result in higher net
revenues over time, maintain consistency with past planning and economic development plans
/efforts in this area, provides jobs that are a better match for Union City residents, does not impact
the City’s EDA grant, and provides for a more stable economic base. Converting all or a portion
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of the RDC lands to accommodate residential uses address the regional need for more housing,
although only higher-density residential uses best meet future demand and is supportive of the
larger transit- and pedestrian-oriented vision for the Greater Station District area. Alternatives that
convert a portion of the RDC lands to residential have the greatest potential for land use conflicts
and, over time would likely further erode the opportunity to shift this land to a job intensive
employment center.
The City Council asked several clarifying questions at their September 7 Study Session that
focused on a variety of issues. The issue of “flexible” zoning was brought up within the context
of expanding the allowed uses within the Decoto Industrial Park to include residential uses. Zoning
examples were subsequently provided by Integral Communities for staff’s consideration, which
they believed illustrated the concept brought up at the Study Session. After reviewing the
information in detail, it appeared that several of the examples provided were similar to the City’s
existing CSMU designation, which is characterized by a mix of higher-density residential and
office uses. It did not appear that any of the examples allowed for the inclusion of residential uses
within heavier industrial areas like the existing Decoto Industrial Park.
The Greater Station District focus area contains the largest percentage of vacant land and the RDC
area, in particular, is experiencing the most pressure to convert from industrial to residential uses.
Land use decisions could have far-reaching impacts on future economic conditions as well as the
vision and legacy for the Greater Station District area. Community members have regularly voiced
an interest in strengthening the economic and job base of the City, and have identified the GSD as
the best opportunity to develop this vision within ½ mile of the Intermodal Station.

Advisory Feedback
EDAT and GPAC Feedback. The GPAC and the EDAT provided feedback on a preferred
alternative for the Greater Station District area in early-July. The majority of GPAC members
provided support for the Station Center Office alternative (Alt. C) subject to the
implementation of associated policies that require non- residential uses in the Station District
to provide usable outdoor space for employees / public to use with some members expressing
support for Alternative A, which is the existing General Plan. One dissenting GPAC member,
Councilmember Navarro, requested that Integral Communities be allowed to update Alternative
B1 to reflect their current development proposal. EDAT feedback was limited to the four nonstaff members who were present. The feedback was split; some members expressed support
for the development of housing in the Station District while others expressed support for the
Station District Office alternative (Alternative C).
Planning Commission Feedback. The Planning Commission held a Study Session on the Greater
Station District on July 7. The Commission asked several clarifying questions but did not provide
any feedback on a preferred land use alternative.
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At its September 15, 2016 meeting, the Planning Commission reviewed the focus area alternatives
for the Station District. The Planning Commission recommended a new alternative that
generally was in keeping with Alternative A with the exception of the Air Liquide site being
re-designated to Retail Commercial (CR). See Figure 8 showing Alternative A2.
The Planning Commission felt very strongly that the majority of the Decoto Industrial Park
area be maintained for employment generating uses to provide future job opportunities for
Union City residents. They provided feedback that they were supportive of the prior vision to
have a balance of land uses in the Station District area; that providing jobs would benefit future
generations; that the existing General Plan land uses provided the most future flexibility; and that
job creation was a good strategy for addressing the City’s future fiscal health.
Staff is supportive of the Planning Commission’s recommendation.

Figure 8: Alternative A2

Staff does not support Alternatives B1, B2, or B3 in their current configuration because:
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Traffic – Prior to the East-West Connector being constructed, there is inadequate road
infrastructure to fully serve the residential that would likely be built in the near future because
of market demand.
Land use conflicts - B1 in its current configuration would provide a poor interface with the
existing uses in the RDC, some of which are sales tax generators or have longevity agreements
with the City. B1 and B2 also introduce a low-density development within ½ mile of BART,
which would further increase traffic congestion on Decoto Road and are inconsistent with
regional planning efforts.
Redirection of City policy - B2 and B3 are a complete redirection of the City’s current policy
and vision for the area and would prioritize housing over business uses, thus eliminating the
opportunity for a jobs center in this area.
Default on $3 million grant – There is a significant possibility that the City could be held in
default of the $3 million EDA grant.

If there is an interest in pursuing an alternative that introduces a limited amount of mixeduse that could include retail, office and residential, similar to the CSMU in the core of the
Station District, staff requests that the Council further articulate their goals and vision for
the area so that staff may craft such an alternative for further consideration and analysis in
the EIR.
Conclusion
The outcome of the Alternatives Phase will provide a framework for the update to the land use
element and will form the basis of the CEQA review. The alternatives selection process began
with release of the Alternatives Report and included an extensive public input process that
consisted of public workshops, stakeholder meetings, an on-line town hall forum and study
sessions with the EDAT, GPAC, the Planning Commission and the City Council. Conclusion of
the Alternatives Phase is a milestone in the General Plan process and will guide future population
and job growth as well as the types of housing and jobs that will locate within the City.
FISCAL IMPACT
There is no fiscal impact. If the Council directs staff to develop and evaluate new alternatives,
there may be associated costs and a budget amendment may be needed.

RECOMMENDATION
Staff is requesting that the City Council provide direction regarding a preferred alternative for each
focus area. The preferred focus area alternatives will be the basis of the Land Use Element update
and environmental review document.
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The Council may choose one of the land use alternatives that have been studied for each focus area
or a modified version including those recommended by the Commission, which were based, in
part, on feedback received at the various Council and Commission study sessions. It is suggested
that the Council:
•
•
•
•

Consider the analysis and public input that has been gathered to date;
Consider the community’s goals and vision that have been developed through the General
Plan Workshop process;
Consider your own goals and vision for the Greater Station District Area; and
Consider the Planning Commission’s recommendation.

The Council could forward more than one alternative to be analyzed in the EIR, though additional
budget would be needed to provide for an expanded analysis.
Attachment 1: Comparison of Zoning Examples Provided by Integral Communities
Attachment 2: Zoning Examples Provided by Integral Communities
Attachment 3: City Council HVA /UCB Study Session Staff Report Dated June 14, 2016
Attachment 4: City Council GSD Study Session Staff Report Dated September 7, 2016

Comparison of Zoning Examples Provided by Integral Communities
ATTACHMENT 1
City

Zoning
Designation

Zoning Description

Analysis

Conclusion

Citation

Menlo
Park

Residential
Mixed Use
(R-MU)

New high-density, mixeduse residential zoning
district proposed in areas
currently developed with
existing lower-density
office/business parks.

The areas where this new zoning district
is proposed is generally between
Highway 101 and Highway 84 (Bayland
area). The majority of the area is
developed with low-rise office uses but
applications have been approved or are
pending for several hotel and multistory office building developments that
will result in conversion of some of the
low-rise office in the area.

The Bayland area accommodates
several Facebook facilities and will
accommodate a future expansion
of Facebook that will add 6,000
new jobs. The proposed zoning
district is reflective of the types of
higher-density development that
are currently in demand within the
vicinity and the on-going change to
higher and better uses that the
Bayland area is experiencing.

https://www.menlopar
k.org/1086/DraftDocuments

Overlay zone is similar to the City’s
RDC zoning designation in that
there is an emphasis on increasing
intensity of development and
prohibiting low employment
generating uses near transit hubs.

http://www.mountainv
iew.gov/civicax/fileban
k/blobdload.aspx?BlobI
D=10990

Mountain
View

Transit
District
Overlay
Zone

Purpose of overlay zone
is to permit future
growth and
redevelopment in
industrial /office areas
served by transit that are
in need of rejuvenation
and to facilitate rail,
bicycle, and pedestrian
travel in these areas.

Rail Transit: Planned Rail Stop
Overlay zone allows for more intense
development/reduced parking demand
in industrial /office areas within 2000 ft.
of transit facilities. Uses with low
employment ratios (i.e. wholesale,
warehousing, etc.) are not allowed.
Overlay zone has been applied to a
portion of the City’s Light Industrial (ML)
zoning districts. The ML district is
designed to provide an environment
conducive to the development and
protection of modern, large-scale
administrative facilities, research
institutions and specialized
manufacturing organizations, all of a
nonnuisance type.
Rail Transit: VTA Light Rail Stop

Maximum FAR (i.e. intensity of
development) in Mountain View’s
overlay zone is .65 while maximum
FAR in the RDC zoning designation
is 2.0

https://www.municode
.com/library/ca/mount
ain_view/codes/code_
of_ordinances?nodeId=
PTIITHCO_CH36ZO_AR
TVIIIOTZOOVDI_DIV5O
VZO_S36.26.90TRDI

Sunnyvale

South San
Francisco

Pinole

Industrial
to
Residential
(ITR)
Combining
District

Purpose of the ITR
District is to allow for a
mix of uses (i.e.
residential and nonresidential uses) and to
allow industrial, office, or
commercial uses to
gradually convert to
residential use.

Utilized in areas where the City wants to
facilitate the conversion of industrial
/office land uses to accommodate
housing.

Allows for the creation of
work spaces for
commercial-light
industrial uses that also
accommodates incidental
/subordinate living space.
Work/Live units can be
new construction or may
be sited in existing
buildings.
Commercial The base zoning district
Mixed Use
of CMU allows for
(CMU) w/
residential uses at a
High
density of 20.1 - 30.0
Density
du/acre and requires that
Residential 51% of the building area
(HDR)
be devoted to
Overlay
commercial uses. The
HDR Overlay allows for
an increase in density to
35 du/acre.

Does not allow for stand-alone
residential uses. Requires Use Permit
approval and decision maker must make
finding that establishment of the use
will not conflict with or inhibit existing
industrial or commercial uses.

Loft (L)
Overlay
Zone

Less of a flex-zoning district and
more of a placeholder for future
residential uses.

http://qcode.us/codes/
sunnyvale/view.php?to
pic=19-3-19_2619_26_090&frames=of
f

No Rail Transit
http://sunnyvale.ca.go
v/Portals/0/Sunnyvale/
CDD/Maps/Zoning%20
North%20of%20101%2
0for%20web.pdf
Product type (live/work loft space)
is similar to what is currently being
constructed on Block 3 of the
Station District and being discussed
for Block 2. Zoning would not
result in a substantial amount of
new units.

http://qcode.us/codes/
southsanfrancisco/view
.php?topic=20-ii-ii20_150&showAll=1

Zoning is similar to the City’s CSMU
zoning designation but CSMU
zoning allows up to 160 du/ac.

http://www.ci.pinole.c
a.us/planning/
docs/City_of_Pinole_Sp
ecific_Plan_12.2010_C
hapter6.pdf

Rail Transit: San Bruno BART Station
The CMU zoning district and the HDR
Overlay zone facilitate development of
high-density mixed-use projects.
Industrial uses, including manufacturing,
are not permitted.

Rail Transit: None
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San Mateo

Residential
Overlay
District –
Mixed Use

Encourages higherdensity residential
development as part of a
mixed-use development
within commercial and
office parks districts.

Overlay district applied on commercial
sites and office parks primarily located
in the vicinity of major freeway frontage.
Manufacturing uses are not allowed in
any of the base zoning districts.

The intensity and type of
residential uses allowed by the
Overlay district is similar to what is
currently allowed in the City’s
CSMU zoning district. The CSMU
zoning district also allows for office
uses similar to the base zoning
districts where this has been
applied in San Mateo.

http://qcode.us/codes/
sanmateo/view.php?to
pic=2727_29&showAll=1&fra
mes=off

Application of similar findings /
standards to the Decoto Industrial
Park area would preclude
residential development due to the
location of existing businesses and
the area’s smaller size. In Vacaville,
this designation is applied in
commercial areas and business
park uses.

http://www.codepublis
hing.com/CA/Vacaville/

http://www.cityofsanm
ateo.org/DocumentCen
ter/Home/View/578

Rail Transit: None
Vacaville

Residential
Overlay
(RO)
District

Overlay zone (i.e. base
zoning is maintained)
that allows for the
development of medium
and high density
residential uses within
commercial and business
park districts.

District can be applied in areas where
noise can be adequately mitigated;
where residential development would
not be detrimental to existing or
proposed uses, and where new
residential development would not be
exposed to health/safety hazards or
excessive lighting. Minimum distance
between residential and industrial uses
is 200 feet. Standards are minimums and
can be more restrictive.

Chapter 14.09.106,
Overlay Districts – RO,
Residential Overlay
District Uses and
Development
Standards

Rail Transit: None
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ZONING EXAMPLES PROVIDED BY INTEGRAL
ATTACHMENT 2

500

1,000 Feet I

M-2 AREA POTENTIAL ZONING
Revised: May 2016

V
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yxwvutsrqponmlkihgfedcbaZXUTSRPONMLIGFEDCBA

Chapter 16.XX

R-MU - RESIDENTIAL MIXED USE DISTRICT zyxwvutsrqponmlkjihgfedcbaZXWVUTSRQ

Sections:
16.XX.010 Purpose.
16.XX.015 Definitions.
16.XX.020 Permitted uses.

.

16.XX.030 Administratively permitted uses.
16.XX.040 Conditional uses.

,

16.XX.050 Development regulations.
16.XX.060 Additional bonus development regulations.
16.XX.070 Community amenities required for bonus development.
16.XX.080 Parking standards.
16.XX.090 Transportation demand management.

.

16.XX.100 New connections.
16.XX.110 Required street improvements.
16.XX.120 Design standards.
16.XX.130 Green and sustainable building.
16.XX.010

Purpose.

The purpose and intent of the Residential Mixed Use district is to:
(1)

Provide high density housing to complement nearby employment;

(2)

Encourage mixeduse development with a quality living environment and neighborhoodserving retail and
services on the ground floor that are oriented to the public, and promote a live/work/play environment
with pedestrian activity;

(3)

Blend with and complement existing neighborhoods through site regulations and design standards that
minimize impacts to adjacent uses;

16.XX.015

Definitions.

Terms are defined in the City's Municipal Code Chapter 16.04 unless otherwise stated in this chapter.

Draft for Planning Commission May 2016

Page 1

Residential Mixed Use District

16.XX.020

Permitted uses. zyxwvutsrqponmlkjihgfedcbaZXWVUTSRQPONMLKJIHGFEDCBA

Permitted uses in the ResidentialMixed Use district are as follows:
(1)

Twenty (20) to thirty (30) dwelling units per acre, which is a required component of any development in the
RMU district;

(2)

Administrative and professional office not exceeding twenty thousand (20,000) square feet of gross floor
area;

(3)

Financial services, including banks and other financial institutions;

(4)

Retail sales establishments twenty thousand (20,000) or less square feet of gross floor area and excluding
the sale of beer, wine and alcohol;

(5)

Eating establishments, excluding the sale of beer, wine and alcohol, live entertainment, and/or that are
portable;

(6)

Personal services, excluding tattooing, piercing, palmreading, or similar services;

(7)

Recreational facilities privately operated, twenty thousand (20,000) or less square feet of gross floor area;

(8)

Community education/training center, which provides free or lowcost educational and vocational
programs to help prepare local youth and adults for entry into college and/or the local job market.

16.XX.030

Administratively permitted uses.

Uses allowed in the ResidentialMixed Use district, subject to obtaining an administrative permit per Municipal
Code Chapter 16.82, are as follows:
(1)

Eating establishments, including the sale of beer and wine only, and/or those that have live music or other
live entertainment;

(2)

Child day care center.

16.XX.040

Conditional uses.

Conditional uses allowed in the ResidentialMixed Use district, subject to obtaining a use permit per Municipal
Code Chapter 16.82, are as follows:
(1)

Multifamily residential exceeding thirty (30) dwelling units per acre, subject to requirements in Section
16.XX.060;

(2)

Workforce/corporate housing north of Bayfront Expressway;

(3)

Home occupations;
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(4)

Administrative and professional offices greater than twenty thousand (20;000) square feet of gross floor
area;

(5)

Research and development uses, excluding uses involving hazardous materials;

(6)

Eating and drinking establishments with alcohol sales, or that are portable;

(7)

Retail sales establishments greater than twenty thousand (20,000) square feet of gross floor area and/or
with alcohol sales;

(8)

Personal services, including tattooing, piercing, palmreading, or similar services;

(9)

Movie theater;

(10) Special uses, in accordance with Chapter 16.78 of this title, including private recreational facilities
exceeding twenty thousand (20,000) square feet of gross floor area;
(11) Uses identified in 16.XX.020, 16.XX.030, and 16.XX.040 proposing Bonus level development, in accordance
with Section 16.XX.060;
(12) Public utilities, in accordance with Chapter 16.76 of this title.
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16.XX.050

Development regulations.

Development regulations in the ResidentialMixed Use district are as follows: yxwvutsrqponmlkjihgfedcbaZWUTSRPO

Regulation

Definition
Minimum area of building

Minimum lot area

Bonus level

20,000 square

25,000 square

feet

feet

Minimum size of a lot

100 feet width

100 feet width

calculated using lot lines

100 feet depth

100 feet depth

0 feet

0 feet

site (includes public access
easements).

Minimum lot dimensions

Base level

Notes/Additional Requirements

Minimum linear feet
Minimum setback at street

building can be sited from
property line adjacent to

See buildto area requirements in Section
16.XX.120(1).

street.
See buildto area requirements in Section

Maximum linear feet

16.XX.120 (1). Maximum setback may be 50

building can be sited from
Maximum setback at street

property line adjacent to

25 feet

25 feet

feet along Willow Road for surface parking

street.

where ground floor commercial uses are

Minimum linear feet

See Section 16.XX.120 (5) if property is

provided.

Minimum interior side and
rear setbacks

building can be sited from
interior and rear property

required to have a paseo. Interior side
10 feet

10 feet

lines.

setback may be reduced to 0 feet for the
entire building mass where there is retail
frontage.

Maximum permitted ratio
Floor area ratio shall increase on an even

of residential square
Maximum residential floor

footage of the gross floor

area ratio

area of all buildings on a

60% to 90%

200%

gradient from 60% for 20 du/ac to 90% for 30
du/ac.

lot to the square footage
of the lot.
The number of dwelling
Density

units in an acre.

20 du/acre to 30

>30 du/acre to

du/acre

100 du/acre

15%

25%

A percentage of total dwelling units built in
Bonus level shall be affordable per Section
16.XX.070.

Maximum permitted ratio
of commercial square
Maximum commercial floor

footage of the gross floor

area ratio

area of all buildings on a

Commercial permitted subject to residential
development.

lot to the square footage
of the lot.
Maximum building height

Maximum height

A parapet used to screen mechanical

not including roof utilities

equipment is not included in the maximum

and mechanical

height. The maximum allowed height for

equipment.

40 feet

70 feet

rooftop mechanical equipment is 14 feet,
except for elevator towers and associated
equipment, which may be 20 feet.
Per community amenities requirements of
Section 16.XX.070.

Minimum portion of the
Minimum open space

building site open,

requirement

unobstructed and

25%

25%

See Section 16.XX.120 (4) for open space
requirements.

unoccupied.
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16.XX.060

Additional bonus development regulations. zyxwvutsrqponmlkjihgfedcbaZXWVUTSRQPONMLKJIHGFEDC

A development may seek an increase in floor area ratio and/or height as established in the Bonus level per
Section 16.XX.050 of this Chapter in areas denoted as RMUB district on the City Zoning Map, subject to
obtaining a use permit per Chapter 16.82 and providing:
(1)

Community amenities consistent with Section 16.XX.070;
(A) A minimum of fifteen (15) percent of total units onsite must be affordable housing units for low, very
low, and extremely low income households. However, with the approval of the Planning Commission,
these units may be provided anywhere in the City of Menlo Park. This affordable unit requirement is in
addition to the City's below market rate requirements per Section 16.96.

16.XX.070

Community amenities required for bonus development.

To be eligible for bonus floor area ratio and/or height, a project shall provide one or more community amenities,
either through construction of the amenity, which is preferable, or payment of a fee.
(1)

An applicant's proposal for community amenities shall be subject to review by the Planning Commission in
conjunction with a Use Permit or Conditional Development Permit. Consideration by the Planning
Commission shall include differentiation between amenities proposed to be provided onsite and amenities
proposed to be provided offsite, which may require a separate discretionary review and environmental
review per the California Environmental Quality Act.

(2)

A community amenity shall be provided utilizing any one of the following three mechanisms:
(A)

Part of the Project. An applicant, as part of the project, designs and constructs one or more of the
community amenities to the parameters identified in this section, provided that the value of the
amenity or amenities is reasonably equivalent to the value defined in subsection (3) or per nexus
study. Once any one of these community amenities is provided, it will no longer be an option available
to other applicants. Prior to approval of the Final Occupancy Permit for any portion of the project, the
applicant shall complete (or bond for) the construction and installation of the community amenities
included in the project and shall provide documentation sufficient for the City Manager or designee to
certify compliance with this section. The amenities proposed by the applicant shall be selected from a
list of amenities adopted by the City Council pursuant to resolution.

(B)

Impact Fee Payment. If the City has adopted an impact fee that identifies a square foot fee for
community amenities, an applicant for the bonus development shall pay 120% of the fee provided that
the fee adopted by the Council is less than full cost recovery. In the alternative, the applicant may
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design and construct one or more those amenities identified in the nexus study in an amount equal to
the fee payment.
(C)

Agreement. An applicant.may propose amenities to be included in an agreement, including a
development agreement. The amenities proposed by the applicant shall be selected from a list of
amenities adopted by the City Council pursuant to resolution. If an impact fee per square foot has
been identified through an impact fee, the proposal for amenities shall be reasonably equivalent to
the value of the fee, otherwise the value shall be reasonably equivalent to the value defined in
subsection (3). The timing of the provision of the community amenities shall be identified in the
agreement.

(3)

"

Bonus Value Calculation. An applicant shall provide, at their expense, an appraisal performed within ninety
(90) days of the application date by a licensed appraisal firm approved by (and with form and content
approved by) the Community Development Director that sets a single value per square foot of the finished
floor area of the development ("floor areafoot" value). The City, at applicant's expense, may obtain a
second appraisal also by a licensed appraisal firm that identifies floor areafoot value. If the two appraisals
are obtained, the average of the two appraisals shall be utilized to set the floor areafoot value. The value
of the community amenities shall be fifty percent for the floor areafoot value multiplied by the amount of
gross floor area that is proposed beyond the baselevel zoning.

(4)

All community amenities, except affordable housing, must be provided within the area between U.S.
Highway 101 and the San Francisco Bay in the City of Menlo Park. Affordable housing may be located
anywhere housing is allowed in the City of Menlo Park.
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16.XX.080

Parking standards. zyxwvutsrqponmlkjihgfedcbaZXWVUTSRQPONMLKJIHGFEDCBA

Development in the RMU district shall meet the following parking requirements. yxwvutsrqponmlkjihgfedcbaZWUTSRP

Minimum Spaces
Land Use

Maximum Spaces

Minimum Bicycle Parking

zyxvutsrqponmlkjihgfedcbaYWVUTSRPONMLJIGFEDCBA
(Per Unit or 1,000 Sq. Ft.)
(Per Unit or 1,000 Sq. Ft.)
1.5 longterm per unit;
1 per unit

Residential Units

1.5 per unit

10% additional shortterm2 for
guests

Office
1 per 5,000 sq.ft. of gross floor area
Research and Development

1.5

Retail

2.5

Minimum two spaces

2.5

33

For Office and Research

2

3.3

80% for longterm2 and 20% for

2.5

3.3

Development:
Financial services
Eating and drinking establishment
Personal services

2

3.3

Private recreation

2

3.3

Daycare facility

2

3.3

shortterm2
For all other commercial uses:
20% for longterm2 and 80% for
shortterm2)

"

Publicly accessible parking lot or structure
Other

One space per 20 vehicle spaces
At Community Transportation

At Transportation Manager

At Transportation Manager

Manager discretion

discretion

discretion

1

See Section 16.XX.120 (7) and the latest edition of best practice design standards in Association of Pedestrian and Bicycle Professionals Bicycle Parking Guidelines.

2

Longterm parking is for use over several hours or overnight, typically used.by employees and residents. Shortterm parking is considered visitor parking for use from

several minutes to up to a couple of hours.

(1)

.

.

Parking spaces shall be unbundled from the price of residential units such that parking is sold or rented
separately, except in cases where parking is physically connected to only one unit. However, the Planning
Commission may grant an exception from this requirement for projects which include financing for
affordable housing that requires that costs for parking and housing be bundled together.

(2)

Parking facilities may be shared at the discretion of the City's Transportation Manager if multiple uses
cooperatively establish and operate the facilities, if these uses generate parking demands primarily during
different hours than the remaining uses, and if a sufficient number of spaces are provided to meet the
maximum cumulative parking demand of the participating uses at any time. An individual development
proposal may incorporate a shared parking study to account for the mixture of uses, either onsite or within
a reasonable distance. By virtue of the existing diversity of nearby uses, parcels in the district would
effectively have lower parking rates. However, the precise shared parking supply impact would be subject
to review and approval based on the specific design and site conditions. Project applicants may also be
allowed to meet the minimum parking requirements through the use of "nearby offsite facilities at the
discretion of the Transportation Manager.
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16.XX.090

Transportation demand management. zyxwvutsrqponmlkjihgfedcbaZXWVUTSRQPONMLKJIHGFED

New construction and building additions of an existing building involving ten thousand (10,000) or more square
feet of gross floor area, or a change of use often thousand (10,000) or more square feet of gross floor area shall
develop a Transportation Demand Management (TDM) plan necessary to reduce associated vehicle trips to at
least twenty (20) percent below standard generation rates for uses on the project site. Each individual applicant
will prepare its own TDM plan and provide an analysis to the satisfaction of the City's Transportation Manager of
the impact of that TDM program.
(1)

Eligible TDM measures may include but are not limited to:
(A) Participation in a local Transportation Management Association (TMA) that provides documented,
ongoing support for alternative commute programs;
(B) Appropriately located transit shelter(s);
(C) Preferred parking for carpools or vanpools;
(D) Designated parking for carshare vehicles;
(E) Requiring drivers to pay directly for using parking facilities;
(F) Public and/or private bike share program;
(G) Provision or subsidy of carpool, vanpool, shuttle, or bus service, including transit passes for site
occupants;
(H) Required alternative work schedules and/or telecommuting for nonresidential uses;
(I)

Passenger loading zones for carpools and vanpools at main building entrance;

(J) Safe, welllit, accessible, and direct route to the nearest transit or shuttle stop or dedicated, fully
accessible bicycle and pedestrian trail;
(K) Car share membership for employees or residents;
(L) Emergency Ride Home programs;
(M) Green Trip Certification.
(2)

Measures receiving TDM credit shall be:
(A)

Documented in a TDM plan developed specifically for each project and noted on project site plans, if
and as appropriate;

(B)

Guaranteed to achieve the intended reduction over the life of the development, as evidenced by
annual reporting provided to the satisfaction of City's Transportation Manager;
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(C)

Required to be replaced by appropriate substitute measures if unable to achieve intended trip
reduction in any reporting year;

(D)

Administered by a representative whose updated contact information is provided to the
Transportation Manager. yxwvutsrqponmlkihgfedcbaZXUTSRPONMLIGFEDCBA

16.XX.100

New connections.

Proposed development will be required to provide new pedestrian, bicycle, and/or vehicle connections to
support connectivity and circulation as denoted in the City Zoning Map. These connections may be in the form of
either a public street or a paseo as denoted in the City Zoning Map and are pursuant to the standards in Section
16.XX.120. Streets shall meet the requirements of the adopted City of Menlo Park street classification map in the
General Plan Circulation Element.
(1)

If the location of new connection is split between parcel/ownership, the first applicant must set aside the
required rightofway through dedication or a public access easement and bond for the completion of the
new connection, or reach agreement with the other property owner(s) to allow the first applicant to
complete the entire new connection;

(2)

If the location of new connection is located on multiple properties with the same owner, applicant may
move the connection up to 50 feet in either direction from what is shown on the City Zoning Map for
enhanced connectivity, and/or other considerations, subject to the approval of the City's Public Works
Director;

(3)

For phased project implementation, applicant must show implementation plan for the new connection and
the City may require a bond or right of way dedication or public access easement prior to the completion of
the first phase;

(4)

The land area dedicated for new connections in the form of public streets (rightofway) will be subtracted
from the total lot area to determine the site's Floor Area Ratio;

(5)

The land area dedicated for new connections in the form of paseos will require a public access easement
(PAE). The area of the PAE is included in the total lot area to determine the site's Floor Area Ratio.

16.XX.110

Required street improvements.

For new construction, building additions, and interior alterations of an existing building, or a combination
thereof, affecting ten thousand (10,000) or more square feet of gross floor area, the Public Works Director shall
require the project to provide street improvements on public street edges of the property that comply with
adopted City of Menlo Park street construction requirements for the adjacent street type. When these are
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required by the Public Works Director these do not count as community amenities pursuant to Section
16.XX.070.
(1)

Improvements shall include curb, gutter, sidewalk, street trees, and street lights;

(2)

Overhead electric distribution lines of less than sixty (60) kilovolts and communication lines shall be placed
underground along the property frontage;

(3)

The Public Works Director may allow a Deferred Frontage Improvement Agreement, including a bond to
coverthe full cost of the improvements and installation to accomplish needed improvements in

coordination with other street improvements at a later date. yxwvutsrqponmlkihgfedcbaZXUTSRPONMLIGFED

16.XX.120

Design standards.

All new construction, regardless of size, and building additions and/or exterior alterations affecting 10,000
square feet or more of gross floor area of an existing building shall adhere to the following design standards,
subject to architectural control established in Section 16.68.020. For building additions and/or exterior
alterations, the applicable design standards apply only to the new construction. The existing building and new
addition and/or alteration shall have an integrated design. Design standards may be modified subject to approval
of a use permit established in Section 16.82.030 or a conditional use permit per Section 16.82.050.
(1)

Relationship to the street. The following standards regulate the siting and placement of buildings, parking
areas, and other features in relation to the street. The dimensions between building facades and the street
and types of features allowed in these spaces are critical to the quality of the pedestrian experience.
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Standard

Bonus level

Bonus level fronting a Boulevard,

fronting a Local

Thoroughfare, Mixed Use Collector,

Base level

street*

or Neighborhood street*

frontage length, that must

Minimum 40%

Minimum 40%

be located within the

of frontage

of frontage

of the street frontage

75% of building

75% of building

length, that must be

frontage must

frontage must

located within the buildto

be located

be located

area, defined as the area

within buildto

within buildto

of the lot between the

area

area

setback area devoted to
ground cover and

Minimum of

Minimum of

40% (50% of

40% (50% of

vegetation. Trees may or

which shall

which shall

Minimum of 25%

may not be within the

provide onsite

provide onsite

(50% of which should provide onsite

Definition

Notes/Additional Requirements

The minimum building
frontage at the ground
floor or podium level, as a
Build-to Area
Requirement
(see Figure 1)

percentage of the street
Groundfloor retail uses must be

Minimum 60% of frontage

a minimum 75% of frontage.

areaof the lot between the
minimum and maximum
setback lines parallel to
the street.
The minimum building
frontage, as a percentage

Corner Buildto Area
Requirement

Exception: If public plaza is
75% of building frontage must be

provided pursuant to open space

located within buildto area

standards in 16.XX.120 (4) and
bounded by buildings on at least
two sides.

minimum and maximum
setback lines parallel to
streets on a corner lot.
The percentage of the

Frontage
Landscaping

Setback areas adjacent to active
groundfloor uses, including
lobbies, retail sales, and eating

infiltration of
infiltration of
infiltration of stormwater runoff.)
landscaped area. For this
zyxwvutsrqponmlkjihgfedcbaZXWVUTSRQPONMLKJIHGFEDCBA
requirement, the setback

stormwater

stormwater

area is the area between

runoff.)

runoff.)

the property line and the

No maximum.

No maximum.

Maximum of 40%.

and drinking establishments are
excepted. In the case of a PUE
adjacent to the street, frontage
landscaping requirement may be
measured from street rightof
way instead of property line.

face of the building.
Setback areas parallel to street not

Allowable frontage uses in
Frontage
Uses

order to support a positive
integration of new

No restrictions

No restrictions

buildings into the
streetscape character.

used for frontage landscaping must

Hotels are allowed to use this

provide pedestrian circulation (e.g.,

area for guest arrivals/dropoff

entryways, stairways, accessible

zone.

ramps), other publicly accessible open

Commercial uses shall be a

spaces (e.g., plazas, gathering areas,

minimum of 50 feet in depth.

outdoor seating areas), access to

Publicly accessible open space is

parking, bicycle parking, or other uses

further defined and regulated in

that the Planning Commission deems

Section 16.XX.120 (4).

appropriate.
Surface parking may be
Surface

located along the street if

Parking Along

set back appropriately. The

Street

maximum percentage of

Maximum of

Maximum of

Frontage

linear frontage of property

35%

35%

Maximum of 25%

(See Figure 2, adjacent to the street
A)

allowed to be offstreet
surface parking.

*See the General Plan Circulation Element Street Classification Map for street types.
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Figure 1. Build-to Area zyxwvutsrqponmlkjihgfedcbaZXWVUTSRQPONMLKJIHGFEDCBA

Allowable Building Area

Figure 2. Surface Parking
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(2)

Building mass and scale. The following standards regulate building mass, bulk, size, and vertical building
planes to minimize the visual impacts of large buildings and maximize visual interest of building facades as
experienced by pedestrians. zyxvutsrqponmlkjihgfedcbaYWVUTSRPONMLJIGFEDCBA

Bonus level
fronting a
Boulevard,
Thoroughfare,
Mixed Use
Standard

Bonus level

and Figure 3
Label (in Caps)

Base Height

Definition

fronting a Local

Neighborhood

Base level

street*

street*

40 feet

45 feet

45 feet

10'for a minimum

10'for a minimum

A maximum of 25% of the building face

of 75% of the

of 75% of the

along public street(s) may be excepted

building face along

building face along

from this standard in order to provide

public street(s)

public street(s)

significant vertical features.

6 feet

6 feet

Notes/Additional Requirements

yxwvutsrqponmlkjihg

The maximum height of a
building at the setback

A

Collector, or

line adjacent to the
street.
The horizontal distance a

Minimum
Stepback
B

building's upper
story(ies) must be set

N/A

back above the Base level
height.
The maximum depth of
allowable building

Building
Projections

projections, such as
balconies or bay
windows, from the

6 feet

required stepback for
portions of the building
above the ground floor.
A major modulation is a
break in the building

Building
Modulation

C&D

plane from the ground
level to the top of the

Modulation is required regardless of

buildings' base height

buildto area.

that provides visual
variety, reduces large
building volumes, and
provides spaces for
entryways and publicly

Major modulation: Minimum of one recess of 15 feet wide
by 10 feet deep per 200 feet of faqade length
Minor modulation: Minimum recess of 5 feet wide by 5 feet
deep per 50 feet of faqade length

Parking is not allowed in the modulation
recess.
Building projections with 3 feet to 6 feet

accessible spaces. A

depth may satisfy this requirement inlieu

minor modulation is a

of a recess.

recess in a building plane,
providing further visual
variety.
"See the General Plan Circulation Element Street Classification Map for street types.
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Figure 3. Building Mass and Scale
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(3)

Groundfloor exterior. The following standards regulate the groundfloor fagade of buildings in order to

enhance pedestrian experience, as well as visual continuity along the street. zyxvutsrqponmlkjihgfedcbaYWVUT

Bonus level fronting a
Boulevard,
Standard and

Thoroughfare, Mixed

Figure 4 label
(in Caps)

Bonus level fronting a
Definition

Use Collector, or

Notes/Additional

Base level
yxwvutsrqponmlkjihgfedcbaZWUTSRPONMLHGFEDCBA
Local street*
Neighborhood street*
Requirements
One entrance

Building
Entrances

every 100 feet of

One entrance every

One entrance every 100

Entrances at building corners

The minimum ratio of

building length

100 feet of building

feet of building length or

may be used to satisfy this

entrances to building length

or every building

length or every

every building length

requirement. Stairs must be

along a public street or

length along a

building length along a

along a public street or

located in locations convenient

paseo.

public street or

public street or paseo,

paseo, whichever is

to building users.

paseo, whichever
is greater

whichever is greater

greater

The minimum percentage of
Ground-floor
Transparency

B

the groundfloor fagade

30% for

area that must provide

residential uses;

visual transparency, such as

50% for

clearglass windows, doors,

commercial uses

etc.
The minimum height

Floor Height

between the groundlevel

Along Street

finished floor to the second

Frontage

level finished floor along the

Windows shall not be opaque

50% for commercial uses

or mirrored.

10 feet for residential

10 feet for residential

units' entries face a street,

uses; 15 feet for '

uses; 15 feet for

finish floor shall be elevated 24

commercial uses

commercial uses

inches minimum above

commercial uses

Where individual residential
N/A

street.

sidewalk level.
Maximum 12

Garage entrances must be

foot opening for

separated by a minimum of

oneway
Garage Entrances

30% for residential uses;

uses; 50% for

.

Minimum Ground

C

30% for residential

Width of garage entry/door

entrance;

along street frontage

Maximum 24
foot opening for
twoway

Maximum 12foot

Maximum 12foot

opening for oneway

opening for oneway

entrance; Maximum

entrance; Maximum 24

24foot opening for

foot opening for twoway

twoway entrance.

entrance.

D

A minimum vertical clearance

awnings, signs, and canopies
that project horizontally

in an entire stretch of sidewalk
pedestrians.

The maximum depth of
and Canopies

grouped together or resulting
unsafe and undesirable for

entrance.
Awnings, Signs,

100 feet to ensure all
entrances/exits are not

7 feet

7 feet

from the face of the

7 feet

of 8 feet from finished grade to
the bottom of the projection is
required.

building.
*See the General Plan Circuiation Element Street Classification Map for street types.
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Figure 4. Ground-floor Exterior zyxwvutsrqponmlkjihgfedcbaZXWVUTS
R©
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(4) Open space. All development in the ResidentialMixed Use district shall provide a minimum amount of open
space equal to twentyfive (25) percent of the total lot area, with a minimum amount of publicly accessible
open space equal to twentyfive (25) percent of the total open space area.
(A)

Publicly accessible open space consists of areas unobstructed by fully enclosed structures with a
mixture of landscaping and hardscape that provides seating and places to rest, places for gathering,
passive and/or active recreation, pedestrian circulation, or other similar use as determined by the
Planning Commission. Publicly accessible open space types include, but are not limited to paseos,
plazas, forecourts and entryways, and outdoor dining areas. Publicly accessible open space must:
(i)

Contain site furnishings, art, or landscaping;

(ii)

Be on the ground floor or podium level;

(iii) Be at least partially visible from a public rightofway such as a street or paseo;
(iv) Have a direct, accessible pedestrian connection to a public rightofway or easement.
(B)

Quasipublic and private open spaces, which may or may not be accessible to the public, include patios,
balconies, roof terraces, and courtyards.

(C)

Residential developments shall have a minimum of common open space and private open space. These
requirements are counted towards the minimum amount of open space equal to twentyfive (25)
percent of the total lot area.
(i)

One hundred (100) square feet of open space per unit shall be created as common open space or
a minimum of eighty (80) square feet of open space per unit created as private open space,
where private open space shall have a minimum dimension of six (6) feet by six (6) feet;

(ii)

In the case of a mix of private and common open space, such common open space shall be
provided at a ratio equal to one and onequarter (1.25) square feet for each one (1) square foot of
private open space that is not provided.



(iii) Depending on the number of dwelling units, common open space shall be provided to meet the
following criteria:
a. Ten (10) to fifty (50) units: minimum of one (1) space, twenty (20) feet minimum dimension
(four hundred (400) sf total, minimum);
b. Fiftyone (51) to one hundred (100) units: minimum of one (1) space, thirty (30) feet minimum
dimension (nine hundred (900) sf total, minimum);
c. One hundred one (101) or more units: minimum of one (1) space, forty (40) feet minimum
dimension (one thousand six hundred (1,600) sf total, minimum).
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(D)

All open spaces shall:
(i)

Interface with adjacent buildings via direct connections through doors, windows, and entryways;

(ii)

Be integrated as part of building modulation and articulation to enhance building fagade and
should be sited and designed to be appropriate for the size of the development and
accommodate different activities, groups and both active and passive uses;

(iii) Be incorporated into the landscaping design of the project and include:
a. Sustainable stormwater features;
b. A minimum landscaping bed no less than three (3) feet in length or width and five (5) feet in
depth for infiltration planting;
c. Native species able to grow to their maximum size without shearing.
(E)

All exterior landscaping counts towards open space requirements.
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(5) Paseos, A paseo is defined as a pedestrian and bicycle path that provides a member of the public access
through one or more parcels and to public streets and/or other paseos. Paseos must meet the following
standards:
(A)

Paseos may be located within the required side setback areas. Paseos may not be located within the
minimum setback at street except where it connects to that street;

(B)

Paseos must be publicly accessible established through a public access easement, but they remain
private property;
Paseos count as publicly accessible open space. yxwvutsrqponmlkihgfedcbaZXUTSRPONMLIGFEDCBA

(C)

zyxvutsrqponmlkjihgfedcbaYWVUTSRPONMLJIGFEDCBA

Standard and

Required Paseo per

Figures 5 label
(in Caps)

Section 16.XX.100
Notes/Additional Requirements
Definition
yxwvutsrqponmlkjihgfedcbaZWUTSRPONMLHGFEDCBA

Paseo

The minimum dimension in overall width of

Width

the paseo, including landscaping and

A

hardscape components.

20 feet
The paseo pathway shall be connected to building

Pathway

The minimum and maximum width of the

Width

hardscape portion of the paseo, which

6

provides the pathway for pedestrians.

Furnishing

Requirements for pockets of hardscape areas

Zones

dedicated to seating, adjacent to the main

C

pedestrian pathway area.

Paseo Frontage
Setback

,
"r'ie m'n'mum setback for adjacent buildings
from the edge of the paseo property line.

entrances with hardscaped pathways. Pathways may be
10 feet minimum;

used for emergency vehicle access use and allowed a

14 feet maximum

maximum paved width exemption to accommodate
standards of the Menlo Park Fire Protection District with
prior approval by Transportation Manager.

Minimum dimension of 5
feet wide by 20 feet long,

Furnishing zones must include benches or other type of

provided at a minimum

seating and pedestrianscaled lighting.

interval of 100 feet.
A minimum of 50% of the setback area between the
building and paseo shall be landscaped (50% of which
5 feet

should provide onsite infiltration of stormwater runoff.)
Plants should be climateadapted species, able to grow to
their maximum size without shearing, and provide
screening of at least 13 feet in height.

Small canopy trees with a
maximum mature height
Trees

The size and spacing of trees that are required

of 40 feet and canopy

Trees must be planted within the paseo width, with the

E

along the paseo.

diameter of 25 feet,

tree canopy allowed to overhang into the setback.

planted at maximum
intervals of 40 feet.
Landscaping

Lighting

The minimum percentage of the paseo that is
dedicated to vegetation.
Pedestrianoriented street lamps.

Draft for Planning Commission May 2016
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Onsite infiltration of stormwater runoff is required.

One light fixture every 40

Use energy efficient lighting per Title 24. Lights shall be
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located a minimum of 20 feet from trees.
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Figure 5.Paseos zyxwvutsrqponmlkjihgfedcbaZXWVUTSRQPONMLKJIHGFEDCBA
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(6)

Building design.
(A)

Main building entrances shall face the street or a publicly accessible courtyard. Building and/or
frontage landscaping shall bring the human scale to the edges of the street. Retail building frontage
shall be parallel to the street.

(B)

Utilities, including meters, backflow prevention devices, etc., shall be concealed or integrated into the
building design to the extent feasible.

(C)

Projects shall include dedicated, screened, and easily accessible space for recycling, compost, and
solid waste storage and collection.

(D) Trash and storage shall be enclosed and attractively screened from public view.
(E)

Materials and colors of utility, trash, and storage enclosures shall match or be compatible with the
primary building.

(F)

Building materials shall be durable and highquality to ensure adaptability and reuse over time. Glass
paneling and windows shall be used to invite outdoor views and introduce natural light into interior
spaces. Stucco shall not be used on more than fifty (50) percent of the building facade. When stucco is
used, it must be smooth troweled.

(G)

Roof lines and eaves adjacent to streetfacing facades shall vary across a building, including a fourfoot
minimum height modulation to break visual monotony and create a visually interesting skyline as seen
from public streets (see Figure 6).

(H)

Rooftop elements including mechanical equipment, stair and elevator towers shall be concealed in a
manner that incorporates building color and architectural and structural design and shall not exceed
twenty (20) percent of roof area. Mechanical equipment does not include solar panels, wind turbines
and other passive collection systems, and thus do not count towards the twenty (20) percent
maximum.
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Figure 6. Roof Lines zyxwvutsrqponmlkjihgfedcbaZXWVUTSRQPONMLKJIHGFEDCBA
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(7)

Access and parking.
(A)

Shared entrances to parking for retail and residential uses shall be used where possible.

(B)

Service access and loading docks shall be located on local or interior access streets and to the rear of
buildings, and shall not be located along a publicly accessible open space.

(C)

Aboveground garages shall be screened (with perforated walls, vertical elements or materials that
provide visual interest at the pedestrian scale) or located behind buildings that are along public
streets.

(D) Garage and surface parking access shall be screened or set behind buildings located along a publicly
accessible open space and paseos.
(E)

Surface parking lots shall be buffered from adjacent buildings by a minimum six (6) feet of paved
pathway or landscaped area (see Figure 7, label A).

(F)

Surface parking lots shall be screened with landscaping features such as trees, planters, and
vegetation, including a twenty (20) foot deep landscaped area along sidewalks, as measured from the
setback line adjacent to the street, or paseos (see Figure 7, label B). The portion of this area not
devoted to driveways shall be landscaped. Trees shall be planted at a ratio of 1 per 400 square feet of
required setback area for surface parking.

(G) Surface parking lots shall be planted with at least one (1) tree with a minimum size of a twentyfour
(24) inch box for every eight (8) parking spaces (see Figure 7, label C). Required plantings may be
grouped where carports with solar panels are provided.

'

(H) Surface parking can be located along a paseo for a maximum of forty (40) percent of a paseo's length
(see Figure 7, label D).
(I)

Shortterm bicycle parking shall be located within fifty (50) feet of lobby or main entrance. Longterm
bicycle parking facilities shall protect against theft and inclement weather, and consist of a fully
enclosed, weatherresistant locker with key locking mechanism or an interior locked room or
enclosure. Longterm parking shall be provided in locations that are convenient and functional for
cyclists. Bicycle parking shall be (see Figure 8):
(i)

Consistent with the latest edition of the Association of Pedestrian and Bicycle Professionals
Bicycle Parking Guide;

(ii)

Designed to accommodate standard six (6) foot bicycles;

(iii) Paved or hardscaped;



(iv) Accessed by an aisle in the front or rear of parked bicycles of at least five (5) feet;

Draft for Planning Commission May 2016

Page 23

Residential Mixed Use District

(v)

At least five (5) feet from vehicle parking spaces;

(vi) At least thirty (30) inches of clearance in all directions from any obstruction, including but not
limited to other racks, walls, and landscaping;
(vii) Lit with no less than one (1) footcandle of illumination at ground level;
(viii) Spaceefficient bicycle parking such as doubledecker liftassist and vertical bicycle racks are also
permitted.
(J)

.

Pedestrian access shall be provided, with a minimum hardscape width of six (6) feet, to sidewalks to all
building entries, parking areas, and publicly accessible open spaces, and shall be clearly marked with
signage directing pedestrians to common destinations.

(K)

Entries to parking areas and other important destinations shall be clearly identified for all travel modes
with such wayfinding features as marked crossings, lighting, and clear signage.
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Figure 7. Surface Parking Access zyxwvutsrqponmlkjihgfedcbaZXWVUTSRQPONMLKJIHGFEDCBA
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Figure 8. Bicycle Parking ytrnlkigecaPEB

Bicycle Parking
Entrance zyxwvutsrqponmlkjihgfedcbaZXWVUTSRQPONMLKJIHGFEDCBA
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16.XX.130

Green and sustainable building. zyxwvutsrqponmlkjihgfedcbaZXWVUTSRQPONMLKJIHGFEDCBA

In addition to meeting all applicable regulations specified in Municipal Code Title 12 (Buildings and
Construction), the following provisions shall apply to projects.
(1)

Green building.
(A)

Any new construction, addition or alteration of a building shall be required to comply with tables
16.XX.010.A and 16.XX.010.B

(2)

Energy.
(A)

All new construction will meet 100% of energy demand (electricity and natural gas) through onsite
generation as required in tables 16.XX.010.A and 16.XX.0101.B, and any combination of the following
measures:
(i)

Purchase of 100% renewable electricity through Peninsula Clean Energy or Pacific Gas and Electric
Company in an amount equal to the annual energy demand of the project;

(ii)

Purchase and installation of local renewable energy generation within the City of Menlo Park in
an amount equal to the annual energy demand of the project;

(iii) Purchase of certified renewable energy credits annual in an amount equal to the annual energy
demand of the project.
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TABLE 16.XX.010.A: RESIDENTIAL GREEN BUILDING REQUIREMENTS zyxvutsrqponmlkjihgfedcbaYWVUTSRPONMLJIGFEDCBA
PROJECT TYPE

NEW CONSTRUCTION

Green Building

10,000sq.ft. -

Requirement

25,000 sq. ft.

25,001 sq.ft. 100,000 sq.ft.

A DDITIONS A ND/OR AITERATIONS

100,001 sq.ft.
and above

Green Building

Designed to meet LEED

Designed to meet LEED

Designed to meet LEED

Certification

Silver BD+C*

Silver BD+C*

Gold BD+C*

PreWire**

PreWire**

PreWire**

• For EV chargers in 5% of

• For EV chargers in 5% of

• For EV chargers in 5% of

total number of parking

total number of parking

total number of parking

stalls.

stalls.'.

stalls.

Install EV Chargers***

Install EV Chargers***

Install EV Chargers***

• Install a total of 2 plus

• Install a total of 6 plus

• Install a minimum of 2 in

1% of the total parking

1% of the total parking

the prewire locations.

stalls in the prewire

stalls in the prewire

EV Chargers

locations.

1 sq.ft. to 1,000sq.ft/of

1,001 sq.ft. ~ 25,000sq.ft.

25,001 sq. ft. and above

conditioned area, volume

of conditioned area, volume

of conditioned area,

or size

or size

volume or size

Designed to meet LEED Silver

Designed to meet LEED

ID+C*

Gold ID+C*

N/A (Voluntary)

N/A (Voluntary)

N/A (Voluntary)

N/A (Voluntary)

N/A (Voluntary)

N/A (Voluntary)

Enroll in EPA Energy Star

Enroll in EPA Energy Star

Building Portfolio Manager

Building Portfolio Manager

and submit documentation

and submit documentation

of compliance as required by

of compliance as required

the City.

by the City.

OALGreen Mandatory

locations.

30% of maximum extent

30% of maximum extent

30% of maximum extent

feasible as determined by

feasible as determined by

feasible as determined by

the OnSite Renewable

the OnSite Renewable

the OnSite Renewable

Energy Feasibility

Energy Feasibility

Energy Feasibility

Study****

Study****

Study****

Enroll in EPA Energy Star

Enroll in EPA Energy Star

Enroll in EPA Energy Star

Enroll in EPA Energy Star

Building Portfolio Manager

Building Portfolio Manager

Building Portfolio Manager

Building Portfolio Manager

Energy

and submit

and submit

and submit

and submit

Reporting

documentation of

documentation of

documentation of

documentation of

compliance as required by

compliance as required by

compliance as required by

compliance as required by

the City.

the City.

the City.

the City.

On-Site Energy
Generation

* Designed to meet LEED standards is defined as follows: a} Applicant must submit appropriate LEED checklist and verifying cover letter from a project LEED AP with the project application, b) Applicant must complete
all applicable LEED certification documents priorto final building permit issuance to be reviewed either for LEED certification, or for verification by a third party approved by the City for which the applicant will pay for
review and/or certification.
**Prewire is defined as conduit and wire installed from electrical panel board to junction box at parking stall, with sufficient electrical service to power chargers at all prewire locations.
***Charger is defined as follows: One electric vehicle (EV) charger or charger head reaching each designated EV parking stall and delivering a minimum of 240 V and 40 AMPs such that it can be used by ail electric
vehicles.
**** OnSite Renewable Energy Feasibility Study shall demonstrate the following cases: 1. Maximum onsite generation potential. 2. Solar feasibility for roof and parking areas (excluding roof mounted HVAC
equipment). 3. Maximum solar generation potential solely on the roof area.
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TABLE 16.XX.010.B: NONRESIDENTIAL GREEN BUILDING REQUIREMENTS zyxvutsrqponmlkjihgfedcbaYWVUTSRPONMLJIGFEDCBA
PROJECT TYPE

NEW CONSTRUCTION

Green Building

10,000sq.ft. -

Requirement

25,000 sq.ft.

25,001 sq.ft. 100,000 sq.ft.

ADDITIONS AND/OR ALTERATIONS

100,001 sq.ft.
and above

Green Building

Designed to meet LEED

Designed to meet LEED

Designed to meet LEED

Certification

Silver BD+C *

Silver BD+C *

Gold BD+C *

PreWire**

PreWire**

PreWire**

• For EV chargers in 5% of

• For EV chargers in 5% of

• For EV chargers in 5% of

total number of parking

total number of parking

total number of parking

stalls.

stalls.

stalls.

Install EV Chargers***

Install EV Chargers***

EV Chargers

On-Site Energy

Energy Reporting

1,001 sq.ft.- 25,000 sq. ft.

25,001 sq. ft. and above

of conditioned area,

of conditioned area,

of conditioned area,

volume or size

volume or size

volume or size

CALGreen Mandatory

Designed to meet LEED

Designed to meet LEED

Silver ID+C*

Gold ID+C *

Install conduit, wiring and
electrical service for EV
N/A (Voluntary)

Chargers for 5% of parking

Install EV Chargers***

• Install a total of 2 plus

• Install a total of 6 plus

spaces AND a minimum of 2

• Install a minimum of 2 in

1% of the total parking

1% of the total parking

chargers***

the prewire locations.

stalls in the prewire

stalls in the prewire

locations.

Generation

1 sq.ft. - 1,000 sq. ft

install conduit, wiring and
electrical service for EV
Chargers for 5% of
parking spaces AND a
minimum of 2 + (1%
spaces) chargers***

locations.

30% of maximum extent

30% of maximum extent

30% of maximum extent

feasible as determined by

feasible as determined by

feasible as determined by

the OnSite Renewable

the OnSite Renewable

the OnSite Renewable

Energy Feasibility

Energy Feasibility

Energy Feasibility

N/A (Voluntary)

Study****

Study****

Study****

Enroll in EPA Energy Star

Enroll in EPA Energy Star

Enroll in EPA Energy Star

Enroll in EPA Energy Star

Building Portfolio Manager

Building Portfolio Manager

Building Portfolio.Manager

Building Portfolio Manager

and submit

and submit

and submit

and submit

documentation of

documentation of

documentation of

documentation of

compliance as required by

compliance as required by

compliance as required by

compliance as required by

the City.

the City.

the City.

the City.

N/A (Voluntary)

Enroll in EPA Energy Star
Building Portfolio Manager
and submit documentation
of compliance as required
by the City.

N/A (Voluntary)

Enroll in EPA Energy Star
Building Portfolio
Manager and submit
documentation of
compliance as required
by the City.

* Designed to meet LEED standards is defined as follows: a) Applicant must submit appropriate LEED checklist and verifying cover letter from a project LEED AP with the project application, b) Applicant must complete all
applicable LEED certification documents priorto final building permit issuance to be reviewed either for LEED certification, or for verification by a third party approved by the City for which the applicant will pay for
review and/or certification,
**Prewire is defined as conduit and wire installed from electrical panel board tojunction box at parking stall, with sufficient electrical service to power chargers at all prewire locations.
***Charger is defined as follows: One electricvehicie (EV) charger or charger head reaching each designated EV parking stall and delivering a minimum of 240 V and 40 AMPs such that it can be used by all electric
vehicles.
****Onsite Renewable Energy Feasibility Study shaifdemonstrate the following cases: 1. Maximum onsite generation potential. 2. Solar feasibility for roof and parking areas (excluding roof mounted HVAC equipment).
3. Maximum solar generation potential solely on the roof area.
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(3) Water use efficiency and recycled water.
(A) Single pass cooling systems shall be prohibited in all new buildings.
(B) All new buildings shall be built and maintained without the use of well water.
(C) Applicants for a new building(s) one hundred thousand (100,000) square feet or more in gross floor area
shall prepare and submit a proposed water budget and accompanying calculations following the
methodology approved by the City. The water budget and calculations shall be reviewed and approved
by the City's Public Works Director prior to certification of occupancy. Twelve (12) months after the date
of the certification of occupancy, the building owner shall submit data and information sufficient to
allow the City to compare the actual water use to the allocation in the approved water budget. In the
event that actual water consumption exceeds the water budget, a water conservation program, as
approved by the City's Public Works Director, shall be implemented. Twelve (12) months after City
approval of the water conservation program, the building owner shall submit data and information
sufficient to allow the City to determine compliance with the conservation program. If water
consumption exceeds the budgeted amount, the City's Public Works Director may prohibit the use of
water for irrigation or enforce compliance as an infraction pursuant to Chapter 1.12 of the Municipal
Code until compliance with the water budget is achieved.
(D) All new buildings shall be dual plumbed for the internal use of recycled water.
(E) All new buildings two hundred and fifty (250,000) square feet or more in gross floor area shall use an
alternate water source for all City approved nonpotable applications. An alternative water source may
include, but is not limited to, treated nonpotable water such as graywater. An Alternate Water Source
Assessment shall be submitted that describes the alternative water source and proposed nonpotable
application. Approval of the Alternate Water Source Assessment, the alternative water source and its
proposed uses shall be approved by the City's Public Works Director and Community Development
Director.
(F) Potable water shall not be used for dust control on construction projects.
(G) Potable water shall not be used for decorative features, unless the water recirculates.
(4) Hazard mitigation and sea level rise resiliency.
(A) The first floor elevation of all new buildings shall be twenty four (24) inches above the Federal
Emergency Management Agency base flood elevation (BFE) to account for sea level rise. Where no BFE
exists, the first floor (bottom of floor beams) elevation shall be 24 inches above the existing grade. The
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building design and protective measures shall not create adverse impacts on adjacent sites as
determined by the City.

..

(B) Priorto building permit issuance, all new buildings shall pay any required fee or proportionate fair share
for the funding of sea level rise projects, if applicable.
(5) Waste management.
(A)

Applicants shall submit a zerowaste management plan to the City, which will cover how the applicant
plans to minimize waste to landfill and incineration in accordance with all applicable state and local
regulations. Applicants shall show in their zerowaste plan how they will reduce, recycle and compost
wastes from the demolition, construction and occupancy phases of the building. For the purposes of
this ordinance, Zero Waste is defined as ninety (90) percent overall diversion of nonhazardous
materials from landfill and incineration, wherein discarded materials are reduced, reused, recycled, or
composted. Zero Waste plan elements shall include the property owner's assessment of the types of
waste to be generated during demolition, construction and occupancy, and a plan to collect, sort and
transport materials to uses other than landfill and incineration.

(6)

Birdfriendly design.
(A)

No more than ten (10) percent of fagade surface area shall have nonbirdfriendly glazing.

(B)

Birdfriendly glazing includes, but is not limited to opaque glass, covering of clear glass surface with
patterns, paned glass with fenestration patterns, and external screens over nonreflective glass.

(C)

Occupancy sensors or other switch control devices shall be installed on nonemergency lights and shall
be programmed to shut off during nonwork hours and between 10 PM and sunrise.

(D)

Placement of buildings shall avoid the potential tunneling of flight paths towards a building fagade.

(E)

Glass skyways or walkways, freestanding glass walls, and transparent building corners shall not be
allowed.

(F)

Transparent glass shall not be allowed at the rooflines of buildings, including in conjunction with green
roofs.

(G)

A project may receive a waiver from one or more of the items (A) to (F) listed above, subject to the
submittal of a site specific evaluation from a qualified biologist and review and approval by the
Planning Commission.
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Examples of Overlay
Districts in Northern
California

Mountain View

DIVISION 5. - OVERLAY ZONES (Mountain View)

SEC. 36.26.65. - Overlay zones.
SEC. 36.26.70. - Purpose and applicability.
The overlay zoning districts established by this chapter provide guidance for development and new
land uses in addition to the standards and regulations of the zoning districts, where important site,
neighborhood, or area characteristics require particular attention in project planning. The applicability of
any overlay zoning district to specific parcels is shown by the overlay zoning map symbol established by
Section 36.04 (Zoning districts established) being appended as a suffix to the symbol for the primary
zoning district (e.g., R1-H1S, R1-SD, etc.).

(Ord. No. 18.13, § 1, 12/10/13)
SEC. 36.26.90. - Transit (-T) district.
a.

Purpose. The transit floating district or T zone is intended to permit future growth and
redevelopment in industrial/office areas served by transit and in need of rejuvenation and to
implement land use, circulation and urban design policies which encourage rail, bicycle and
pedestrian travel in these areas.

b.

Application of transit district. The T zone may be applied to properties with industrial and
commercial zoning located within two thousand (2,000) feet of a rail transit station and which meet
the application criteria of Section 36.26.90.b.2. The T zone may be applied to parcels or project sites
with minimum gross area of five (5) acres or to parcels or project sites with minimum gross area of
three (3) acres that share a property boundary with a rail transit station. Several parcels may be
combined to form a single project site if they have an integrated site and architectural design and
function and/or are proposed and approved as a single development.
1.

Application process. An application for rezoning to the T zone shall be filed with the
community development department and approved by the city council.

2.

Application criteria. The following criteria shall be considered in granting approval for
application of the T zone:
(a)

Distance from the property boundary to the rail transit facility; however, a property within
the two thousand (2,000) foot maximum distance may be inappropriate for application of
the T zone if intervening physical barriers and/or traffic/pedestrian features make access
undesirable or infeasible.

(b) The ability of the property or project to facilitate use of transit through development that is
oriented toward the transit facility or provides access to other facilities needed for transit
use.
(c)
c.

The degree to which the site or its use can contribute uses or facilities that reduce the
dependence on automobiles on-site and for surrounding uses.

Floor area ratio. Properties where the T zone designation is applied are eligible to apply for a higher
floor area ratio; however, they shall incorporate transit-related facilities and comply with development
standards intended to increase transit ridership. The T zone shall always be applied in combination
with the underlying zoning district. The floor area ratio, after any approved increase, shall not exceed
0.50. After any approved increase, the floor area ratio shall not exceed 0.50 unless the project site
shares a property boundary with a public rail transit station, in which case the floor area ratio shall
not exceed 0.65.
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d.

Allowable land uses. Uses permitted by the underlying zoning are permitted, with the exception of
wholesale businesses, warehouses, storage, warehouse retail stores and similar businesses with
low employment ratios.

e.

Permit required (TOD). Proposed development that exceeds the floor area ratio of the basic zoning
shall be required to obtain a transit-oriented development (TOD) permit subject to city council
approval, following review and a report by the zoning administrator. At the time of the rezoning to the
T zone, the city council may delegate approval authority over the TOD permit to the zoning
administrator if council determines that the site is well-oriented toward transit and will be subject to
development which is consistent with the purposes of the T zone as set forth in this Section
36.26.90.

f.

Development criteria. In addition to the property development standards set forth for the underlying
zone, the following development criteria will be required by the zoning administrator in considering
applications for transit-oriented development permits. These criteria include but are not limited to the
following:
1.

Buildings and site plans shall incorporate ground-level design elements that attract pedestrians
and bicyclists and reinforce pedestrian activity. These elements include placement of parking
spaces at the side or rear of buildings, orienting at least one major building to the most direct
pedestrian route from the transit station and providing sidewalks and pedestrian paths
(separated from cars) between public sidewalks and building entrances.

2.

Building and site plans shall include ride-share drop-off and waiting areas, preferential parking
for carpools and vanpools, bicycle parking, showers and other features designed to encourage
the use of alternatives to the auto.

3.

A proportional share of off-site improvements to facilitate pedestrian circulation in the vicinity of
the transit station, in accordance with a bicycle/pedestrian plan, shall be funded and constructed
as necessary to ensure direct, safe and convenient pedestrian access to the transit station and
thereby help offset the potential traffic impacts of the greater floor area.

4.

The project may be required to contribute to improvements planned as part of the Tasman Light
Rail line through the payment of a fee or participation in an assessment district to offset the
local city contribution to that project. The applicant may apply for a reduction of this contribution
in proportion to the value of physical improvements made by the developer that qualify as local
contribution to the Tasman Light Rail line.

5.

Building tenants shall participate in a commute shuttle program and/or transit pass system (if
available) until the transit station is in service.

6.

In addition to the mandatory requirements set forth in subsections (a) through (e) above, the
project must contain other features that encourage or support transit use and reduce reliance on
the auto. The zoning administrator will consider which transit-supportive uses, facilities, services
and design will be required, such as:
(a) Reduced parking spaces. A lower number of parking spaces than would otherwise be
required, up to a maximum of a twenty (20) percent reduction in required parking spaces.
The project applicant shall demonstrate how the required parking could be provided if it is
determined that the spaces are needed in the future. The area subject to the deferral of
installation of parking spaces must be utilized for landscaping or other aesthetic amenities
not otherwise required by this chapter.
(b) On-site food service. For larger developments, the food service should be a cafeteria,
restaurant or delicatessen which services its own employees or a larger area.
(c)

Special on-site employee services and facilities. These can include exercise rooms,
automated teller machines, postal facilities and personal services such as dry cleaners and
hair salons and other services that employees would normally leave the site to use.

(d) Additional facilities. A proportional share of transit-supportive uses and facilities funded
by the project owner, which are in addition to those required by subsections 1, 2, 3, 4 and
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5. These may include construction or financing of walkways, pathway lighting, waiting
facilities, parking for transit patrons and other facilities in the transit system.
(e) Commuter programs. Participation in a commute or midday shuttle/transit pass program
providing service between the development site and transit stations or between the
development site and a major commercial center where restaurants and other services are
available.
(f)

Transportation management organization.
transportation management association.

Initiation

and/or

participation

in

a

(Ord.No. 18.13, § 1, 12/10/13)
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19.26.090. Industrial to residential (ITR) district created—Purpose.

Page 1 of 1

[ Sunnyvale Municipal Code
[ Mp

| Previous

jl Next

|
if Main

•[

if Search

)[ Print

!

No Frames

l

Title 19. ZONING
Article 3. ZONING DISTRICTS, USES AND RELATED DEVELOPMENT REGULATIONS
Chapter 19.26. COMBINING DISTRICTS
'

19.26.090. Industrial to residential (ITR) district created—Purpose.
(a) There is hereby created a zoning district to be known as industrial to residential (ITR) combining
district, which may be used in conjunction with certain industrial, commercial or office zoning districts as
established Chapter 1 9 . 1 6 .
(b) The purpose of the ITR district is to allow industrial, office, commercial and residential uses to exist
within the same zoning district, and to allow industrial, office or commercial uses to gradually convert to
residential use. (Ord. 2920-10 § 1).

View the mobile version.

http://qcode.us/codes/sunny vale/view.php?topic=T 9-3-19_26-19_26_090&frames=on

9/12/2016

9/9/2016

19.26.220. Mixeduse (MU) combining district.

(1) Minimum Lot Size. The minimum project and lot size shall be two acres.
(2) Allowances may be granted and possibly subject to additional environmental review:
(A) Allowance for an increase in height often feet above the base zoning maximum;
(B) Allowance for an increase in the number of stories of one story above the base zoning maximum.
(3) Commercial/Office Uses Permitted. Uses permitted in the C-l (neighborhood commercial) zoning district
can be considered for the commercial/office eom-ponent, but uses otherwise permitted as a matter of right may not be
approved with this zoning.
(4) Live/Work Units. Live/work units are allowed in mixed use development projects. A live/work unit is
defined as a single unit (e.g., studio, loft, or one bedroom) consisting of both a commercial/ofifice and a residential
component that is occupied by the same resident. The live/work unit shall be the primary dwelling of the occupant. A
mixed use development should not consist exclusively of live/work units.
(5) Commercial/Office Requirement. The site shall include a commercial/office component equal to a
minimum of ten percent of the lot area (floor area ratio) and up to a maximum of twenty-five percent of the lot area.
Live/work units may be counted towards up to fifty percent of the minimum commercial/office standard.
(6) Parking. Parking shall be required for each commercial/office and residential use in accordance with
Sunnyvale Municipal Code Chapter 19.46. In accordance with Chapter 19.46, shared parking can be considered.
(7) Consistency With Underlying Zoning. The addition of the MU mixed use combining district shall not
ojierate to reduce or eliminate any requirements established by the underlying district regulations or other requirements
unless otherwise approved as a deviation through a special development pennit (Chapter 19.90). (Ord. 2920-10 § 1).

View the mobile version.

http://ccode.us/codes/sunnyvale/?view=desktop&topic=19-3-19_26-19_26_220
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South San Francisco

South San Francisco Municipal Code
Title 20 ZONING
Division II - Base and Overlay District Regulations
Part II: Overlay Districts
Chapter 20.150 LOFT (L) OVERLAY DISTRICT
20.150.001 Purpose
The Loft (L) Overlay District is intended to allow the creation of work/live spaces that provide an alternative
and typically more affordable living arrangement compatible with commercial and light-industrial uses.
Work/live development will contribute to the creation of a vibrant, mixed-use area connecting the San Boino
BART station and Downtown while maintaining the industrial character of the area.
The regulations provide for establishing and operating work/live studios as a primary commercial-light
industrial use, in which the proprietor would be allowed to reside as a secondary land use activity. The
specific purposes of the provisions for work/live studios are:
A. To provide for and make feasible the reuse of existing commercial or industrial buildings and related
sites in the Lindenville area and other specified commercial and light industrial zoning districts as proposed
in the General Plan.
B. To provide cost-efficient alternative work space that will provide an incentive for entrepreneurs,
business owners, artists, artisans, and other individuals to work in the City and contribute to its economy.
C. To reduce traffic and associated adverse impacts on air quality, energy resources, and the quality of life
by reducing the number and length of work-related trips by employed residents.
D. To allow activities that are compatible with and will not compromise or interfere with existing and
potential light industrial or commercial uses in the districts where such work/live studios are establishes
E. To promote the preservation and reuse of commercial or industrial buildings that contribute to the
historic industrial character of the area in a manner that is consistent with other community goals and
policies.
F.

To ensure that work/live studios will function predominantly as work spaces with incidental residential

accommodations that meet basic habitability requirements in compliance with applicable regulations.
G. To ensure that the exterior design of structures converted to work/live use reflects the predominant
industrial or commercial character of such buildings and will be compatible with adjacent commercial ot
industrial uses.
H. To ensure that, where there is adjacent residentially zoned land, changes to the exterior of structures
converted to work/live are designed to make the commercial or industrial building being converted mor s
compatible with the adjacent residential area. (Ord. 1432 § 2, 2010)

20.150.002 Applicability

http://qcode.us/codes/southsanfrancisco/view.php?topic=20-ii-ii-20_150&showAII=1

9/9/2C16

Chapter 20.150 LOFT (L) OVERLAY DISTRICT

Toollf •r°Y''n^nS &s c'1^Pter SPPly to arty new or existing work/live studio or work/live building in all
areas of the utywitnin the1Overlay District mapped on the Official Zoning Map including conversion of
existing residential and nonresidential buildings to work/live buildings; conversions of work/live buildings to
nonresidential use; and any change of use or occupancy in a work/live building. The regulations will allow the
creation of work/live studios in new buildings constructed for such use or existing commercial or
manufacturing buildings that have been converted subject to the approval of a Use Permit. (Ord. 1432 § 2,
2010)

20.150.003 Standards and Requirements
A work/live studio is a commercial or industrial unit with incidental residential accommodations that
provides adequate working space reserved for commercial or industrial use and regularly used for such
purpose by one or more persons residing in the studio and living space that is used for residential purposes.
Living space includes, but is not limited to, a sleeping area, a food preparation area with reasonable work
soace, and a full bathroom including bathing and sanitary facilities which satisfy the provisions of applicable
codes. Work/live studios shall be located, developed, and operated in compliance with the following
standards:
A. Live-Work Unit Standards Apply. Work/live studios in the L Overlay District are subject to the provisions
of Section 20.350.023 ("Live-Work Units") except where this chapter establishes a different requirement
B. Use Permit Required. The establishment of a work/live use in any existing building or new building shall
be subject to a Use Permit, which shall include conditions of approval as required to assure adequate
standards of health, safety, and welfare and consistency with the purposes for work/live studios set forth in
this chapter. Each work/live studio shall be subject to all conditions of approval for the building in which it
exists unless the Use Permit states otherwise.
C. Zoning Compliance Determination Required. Prior to occupancy, each tenant or owner of an individual
work/live studio must receive Site Clearance pursuant to Chapter 20.470 ("Site Clearance"), to ensure that the
proposed work/live use is consistent with the approved Use Permit and all applicable requirements of this
section.
D. Floor Area. Each work/live studio shall include at least 1,000 square feet of gross floor area. Not more
than 30 percent or 400 square feet, whichever is greater, of the work/live studio shall be reserved for living
space. The rest of the gross floor area of each work/live studio shall be reserved and regularly used for
working space.
E. Open Space. Work/live studios in the L Overlay District are not subject to the open space requirements
of Section 20.350.023 ("Live-Work Units").
F. Separation Required. Each work/live studio shall be separated from other work/live studios or other
uses in the building, Access to each work/live studio shall be provided from common access areas, common
halls or corridors, or directly from the exterior of the building.
G. Mixed Occupancies. If a building contains mixed occupancies of work/live studios and other
nonresidential uses, occupancies other than work/live shall meet all applicable requirements for those uses,
and proper occupancy separations shall be provided between the work/live studios and other occupancies,
as determined by the Building Official.
H. Design of Work/Live Studios. Subject to all applicable building and fire code requirements:
I. Work/live studios shall be designed to accommodate commercial or industrial uses as evidenced by
the provision of ventilation, interior storage, flooring, and other physical improvements of the type
commonly found in exclusively commercial or industrial facilities used for the same work activity; and

http://<;code.us/codes/southsanfrancisco/view.php?topic=20-ii-ii-20_150&showAII=1

2/4

Chapter 20.150 LOFT (L) OVERLAY DISTRICT

Tools Area^within ^work/Uve studio that are designated as living space shall be an integral part of the
work/live studio and not separated from the work space, except that mezzanines and lofts may be used as
living space subject to compliance with other provisions of this chapter. Examples of ways to integrate the
work space and living space in compliance with this section include, but are not limited to, the following:
a. There is a single entrance to the work/live studio,
b. There are no walls separating the food preparation area from the work space, and
c. Only the sanitary facilities and rooms designated for sleeping are enclosed and all other portions of
the living area are not separated from the work space.
I. Hazardous/Toxic Materials. A Phase I Environmental Assessment is required for any site proposed for
work/live occupancy, including but not limited to an expanded site investigation to determine whether lead
based paint and asbestos hazards exist, and is required to be submitted as part of the application for a Use
Permit. The purpose of this requirement is to assess whether there are any hazardous or toxic materials on
the site that could pose a health risk. Where the Phase I shows that there are potential health risks, a Phase 2
Environmental Assessment shall be prepared and submitted to determine if remediation may be require d.
J. Landscaping. Where a building to be converted to work/live use is adjacent to residentially- zoned land,
screening landscaping shall be provided and maintained as a buffer between the work/live building and
adjacent residentially-zoned land where feasible in light of building setbacks, existing and required parking
and where there is land available along the property boundary.
K. Deed Restriction Required. The owner of each work/live studio or each building containing work/live
rental studios shall record a notice on the property specifying the limitations of use and operation included
in the Use Permit.
L. Notice to Occupants Required. The owner or developer of any building containing work/live studios,
shall provide written notice to all work/live occupants and users that the surrounding area may be subject to
levels of noise, dust, fumes, or other effects associated with commercial and industrial uses at higher levels
than would be expected in residential areas. State and federal health regulations notwithstanding, noise and
other standards shall be those applicable to commercial or industrial properties in the district where the
project is located. For purposes of noise control, work/live studios shall be classified as commercial property.
M. On-Premises Sales. On-premises sales of goods is limited to those produced within the work/live
studio. Sales of goods produced within the work/live studio shall be incidental to the primary work use in any
building used exclusively for work/live occupancy. These provisions shall permit participation in occasional
open studio programs and gallery shows.
N. Change of Use From Work/Live Studio. No work/live studio shall be changed to exclusively resident ial
use in any building or any district where residential use is not permitted. The conversion of an existing
work/live studio to exclusively nonresidential use is permitted when the conversion meets all other
applicable zoning and building code requirements for the proposed use. Such a change shall be subject to all
applicable requirements for the district where the proposed dwelling unit is located.
O. Increase in Residential Use. No work/live studio shall be changed to increase the floor area devoted to
residential use without review and approval of the Chief Planner. In no case shall the floor area devoted :o
residential use be increased to more than 400 square feet or 30 percent of the gross floor area of the unit
whichever is more. (Ord. 1432 § 2, 2010)

20.150.004 Required Findings
The review authority shall only approve a Use Permit for a work/live use in the L Overlay District if it finds
that the proposed use is consistent with the purposes for work/live studios set forth in Section 20.150.001
("Purpose") with respect to the circumstances and conditions of the subject property and also makes all of
http://qcode.us/codes/southsanfr ancisco/view.php?topic=20-ii-ii-20_150&showAl!=1
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tiie foilowingfindings;
^
.
Tools • Links» "Q
<
>
A. The residential use is strictly incidental and subordinate to the primary industrial use on site.
B. The proposed or existing use of each work/live studio is a bona fide commercial or industrial activity
that is permitted in the underlying district.
C. Any building containing work/live studios and each work/live studio within the building has been
designed to ensure that they will function predominantly as work spaces with incidental residential
accommodations meeting basic habitability requirements In compliance with applicable regulations.
D. The establishment of work/live studios will not conflict with or inhibit industrial or commercial uses in
the area where the project is proposed or otherwise limit uses consistent with the underlying base district.
E. Any changes proposed to the exterior appearance of the building will be compatible with adjacent
commercial or industrial uses where all adjacent land is zoned for commercial or industrial uses, if there is
adjacent residentially-zoned land, then the proposed changes to the building shall make the commercial or
industrial building being converted more compatible with the adjacent residential area. (Ord. 1432 § 2,2010)
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Title 27 ZONING

Chapter 27.29 RESIDENTIAL OVERLAY DISTRICT—MIXED USE
27.29.100 PURPOSE.
The Residential Overlay District is established to encourage residential development as part of a mixed use development.
New residential development is encouraged both to meet housing needs and to provide support for the growth of local
businesses. (Ord. 1991-18 § 19 (part), 1991).

27.29.102 LANDS SUBJECT TO RESIDENTIAL OVERLAY CLASSIFICATION.
The /R, /R4, and/R5 classifications may be superimposed only on those lands classified E or C (except C4). (Ord. 1991 18 § 19 (part), 1991).

27.29.103 R6-D STANDARDS.
Notwithstanding other provisions of this section, when any /R property is developed in conjunction with an abutting R6D, all requirements of the R6-D zone shall apply. (Ord. 1991-18 § 19 (part), 1991).

27.29.104 CONDITIONS OF USE.
In this overlay disfrict, residential use may be permitted as either a principal use or as part of a mixed use project,
provided that in C zones within the area encompassed by the Downtown Specific Plan, residential uses shall be permitted
only above the first floor level. (Ord. 1991-18 § 19 (part), 1991).

27.29.106 DENSITY.

___ _

_

_

(a) The maximum allowed density shall be as follows:
(1)

In /R4 districts, the development standards in Section 27.24.040 shall apply;

(2)

In /R5 districts, residential development shall not exceed 50 units per acre, regardless of parcel size;

(3)

In /R districts, the following minimum development standards shall apply:
(A) For parcels located within the Downtown Specific Plan area, residential development shall not
exceed 50 units per acre, regardless of parcel size. Densities above 50 units per acre are permitted only
where specific criteria are met as stated in the General Plan Land Use Element.
(B) For parcels located outside the Downtown Specific Plan Area, the following minimum standards
shall apply:

Minimum Parcel Area
(Square Feet)

Minimum Parcel Width
(Lineal Feet)

Minimum Parcel Area/D.U.
(Square Feet)

4,000*

40*

2,200*

5,000

50

2,500

8,000

65

2,000

10,000

80

1,000

15,000

100

870

20,000

100

582**
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* These standards are permitted only if a parcel is lying northeasterly of El Camino Real and was
recorded prior to March 3, 1947.
** Densities above 50 units per acre are permitted only where specific criteria are met as stated
in the General Plan Land Use Element.

(b) A larger minimum parcel for special uses shall be required by the Planning Commission upon a finding that the
minimum parcel does not adequately accommodate the proposed special use. (Ord. 1992-4 § 2, 1992; Ord. 1992-2 § 18,
1992; Ord. 1991-18 § 19 (part), 1991).

27.29.108 MAXIMUM COVE^

_

__

_

Maximum parcel coverage shall not exceed the standards of the underlying zoning district. (Ord. 1991-18 § 19 (part),
1991).

27.29.110 MAXIMUM FLOOR AREA RATIO.
Residential development may exceed the floor area ratio of the underlying district provided that the maximum floor area
ratio, including the residential overlay, shall not exceed the following:
(a) In /R4 districts, the maximum floor area ratio shall not exceed 2.0;
(b) In /R5 districts, the maximum floor area ratio shall not exceed 3.0;
(c) In /R districts, the maximum floor area ratio shall not exceed the standards of the underlying zoning district or
floor area ratio range of the residential overlay district as delineated on the Building Intensity Plan of the General Plan.
(Ord. 1992-2 § 19, 1992; Ord. 1991-18 § 19 (part), 1991).

27.29.112 MAXIMUM HEIGHT AND BULK.
Maximum height and bulk standards shall be as follows:
(a) Building height shall not exceed the standards set forth on the Building Height Plan of the General Plan.
(b) For parcels located within the area encompassed by the Downtown Specific Plan, the bulk of all buildings shall
not exceed the standards set forth in Chapter 27.40 Building Height and Bulk District for Downtown. (Ord. 1991-18 § 19
(part), 1991).

27.29.114 USEABLE OPEN SPACE REQUIREMENTS.
Section 27.28.062, Subsection (b) in the R5-D district shall apply. (Ord. 1991-18 § 19 (part), 1991).

27.29.116 SETBACKS AND YARDS.

_

For mixed use projects, yard or setback requirements of the underlying zone shall apply. For projects involving only
residential use, the following requirements shall apply;
(a) In /R, /R4 and /R5 districts, the setback requirements in the R3 district shall apply;
(b) In CBD/R districts, the setback requirements in the CBD district shall apply. (Ord. 1992-2 § 20, 1992; Ord.
1991-18 § 19 (part), 1991).

27.29.118 THIRD AND FOURTH AVENUE SETBACK REQUIREMENTS.
A landscape buffer of at least 20 feet and not more than 25 feet shall be provided along Third and Fourth Avenues from
U.S. 101 to South Delaware Street. Only paving required for vehicular and pedestrian entrances shall be permitted; no
parking shall be permitted in the setback. The building line shall commence at a distance of not more than 25 feet from the
property line along 3rd and/or 4th Avenues. (Ord. 1991-18 § 19 (part), 1991).
http://cotxj0.us/codes/sanmateo/View.php?topic=27-27_29&showAII=1&frames=on
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Chapter 14.09.104 Overlay Districts-RU, Residential Urban High Density Overlay District Uses and Development Standards

Chapter 14.09.104
Overlay Districts - RU, Residential Urban High Density Overlay District Uses and
Development Standards

Sections:
14.09.104.010 Purpose.
14.09.104.020 Applicability.
14.09.104.030 Permitted Uses.
14.09.104.040 Conditional Uses.
14.09.104.050 Development Standards.
14.09.104.060 Masonry Walls and Fences.
14.09.104.070 Landscaping.
14.09.104.080 Private Yard Area and Common Recreational Area.
14.09.104.090 Accessory Structures.
14.09.104.100 Mechanical Equipment.
14.09.104.110 Uses Within Enclosed Structures.
14.09.104.120 Trash Enclosures.
14.09.104.130 Noise Attenuation.
14.09.104.140 Disclosure Statement.
14.09.104.010 Purpose.

The RUHD-Residentiai Urban High Density Overlay District provides for the development
of high density residential or mixed use development in the downtown area. The overlay
applies to the downtown commercial areas and to those general commercial areas shown
on Figure 14.09.104-1, Residential Urban High Density Overlay District. Freestanding
townhouse, condominium, and apartment development, or attached multi-family
development as part of a mixed use project, are allowed in separate buildings east of Wilson
Street and Andrews Park between E. Monte Vista Avenue and Mason Street (refer to Figure
14.09.104-1), subject to the approval of a planned development or design review; as
described in Sections 14.09.111.040 and 14.09,113.040. Freestanding multi-family structures
shall not be allowed in the Main Street Vacaville Historic District.
This chapter establishes the permitted and conditional uses allowed in the RUHD overlay
district, and also establishes development standards for uses in this district. The provisions
of this chapter are established to achieve the following purposes:
A. To provide for higher density residential development in the downtown area;
B. To encourage innovative housing by providing the means to vary development
standards;
C. To allow for a mix of uses to meet the diverse housing needs of the citizens of
Vacaville; and
D. To implement the goals, objectives, and policies of the Zoning Ordinance, the
Development Code, and the Housing Element of the General Plan.
(Ord. 1897, Amended, 06/14/2016; Ord. 1708, Amended, 11/05/2004)
14.09.104.020 Applicability.
http://www.codepublishing.com /C AA/acaviIIel
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The RUHD district development standards are minimum requirements and shall not be
construed to prevent the City Council, the Planning Commission, or the Director from
imposing, as part of a project approval, specific conditions which may be more restrictive, in
order to meet the intent of these regulations.
A. The standards established by this chapter apply to land development permits and
approvals that are subject to the Zoning Ordinance and are applicable to new construction,
to site improvements, and to the modification of existing structures. Such new construction
or modifications shall be subject to the development standards contained in this chapter,
unless otherwise specified in the applicable zoning district, or in Chapter 14.09.135,
Supplemental Standards, Non-Conforming Uses and Structures, of the Zoning Ordinance.
B. Any requirements or standards established by an adopted specific plan, policy plan, or
a special standards overlay district, shall supersede the standards of the applicable zoning
district and the provisions of this chapter.
C. These standards shall apply unless a deviation has been granted through a planned
development, a variance, or an administrative clearance, in accordance with the provisions
of this division.
D. All uses are also subject to the provisions of Chapters 14.09.127 through 14.09.139,
Supplemental Standards, of this division, which include, but are not limited to, Performance
Standards, Off-Street Parking and Loading, Tree Preservation, Signs, Airport Land Use
Compatibility, and Non-Conforming Uses and Structures. In addition, the provisions of
Chapter 14.09.139, Supplemental Standards, Additional Standards Applicable to All Zoning
Districts, and the Water Efficient Landscape Requirements of this title shall apply.
E. The provisions of this chapter shall apply to any mixed use project and to any
residential only project, unless otherwise specified.
F. The establishment of a RUHD overlay district shall be subject to the provisions of
Chapter 14.09.071, Administration and Procedures, Zoning Map Amendments, of this
division. (Ord. 1598, §7, 1998)
(Ord. 1897, Amended, 06/14/2016; Ord. 1708, Amended, 11/05/2004)
14.09.104.030 Permitted Uses.

A. The following uses are permitted uses in the RUHD overlay district, and include the
following:
1. Permitted uses and structures, and accessory uses and structures, allowed by the
underlying zoning district;
2. Multi-family dwellings in a separate building from non-residential uses, subject to
the approval of a planned development, except that freestanding multi-family dwellings shall
only be permitted east of Wilson Street and Andrews Park between E. Monte Vista Avenue
and Mason Street (refer to Figure 14.09.104-1):
a. Accessory uses to multi-family dwellings in accordance with Section
14.09.075.030.B of this division.
3. Mixed use projects of five or less units:

http://www.codepublishing.com/CA/Vacaville/
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a. Accessory uses to the residential uses in accordance with Section
14.09.075.030.B of this division.
(Ord. 1897, Amended, 06/14/2016; Ord. 1708, Amended, 11/05/2004)
14.09.104.040 Conditional Uses.

A. The following conditional uses are allowed in the RUHD district upon the granting of a
conditional use permit, in accordance with the provisions of Chapter 14.09.110 of this
division, and include:
1. Conditional uses and structures, and accessory uses and structures allowed by
the underlying zoning district;
2. Mixed use projects with more than five units where multi-family uses and non
residential uses are in the same building:
a. Accessory uses to the residential uses in accordance with Section
14.09.075.030.B of this division.
(Ord. 1897, Amended, 06/14/2016; Ord. 1708, Amended, 11/05/2004)
14.09.104.050 Development Standards.

Development standards for mixed use projects or projects consisting only of residential
uses shall be as established in Section 14.09.104.060 through Section 14.09.104.140 of this
chapter. Additional site development standards shall be as shown in Table 14.09.104.01 of
this chapter.
(Ord. 1708, Amended, 11/05/2004)
14.09.104.060 Masonry Walls and Fences.

Decorative masonry walls and fences shall be provided where required by the decision
maker when determined to be necessary for the public safety, for screening, or for noise
mitigation, in accordance with the provisions of this section, or as specified with any project
approval. Masonry walls and fences are defined in Division 14.02 of this Title. Unless
otherwise specified, for the purposes of this section, the term "wall" shall mean masonry
wall.
A. For Residential Only Projects. Walls and fences shall conform to the standards
established in Section 14.09.074.120 of Chapter 14.09.074, Residential Districts
Development Standards, of this division.
B. For Mixed Use Projects. Walls and fences shall conform to the standards established in
Section 14.09.084.060 of Chapter 14.09.084, Commercial Districts Development Standards,
of this division.
C. The decision-maker may approve exceptions to these standards upon a determination
that conformance is not necessary for the public safety, for screening, or for noise mitigation.
(Ord. 1708, Amended, 11/05/2004)
14.09,104.070 Landscaping.
http://www.codepublishing.com /C A/Vacavilie/
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Landscaping shall be provided as follows:
A. For Residential Only Projects. Landscaping shall conform to the standards established
in Section 14.09.074.130 of Chapter 14.09.074, Residential Districts Development
Standards, of this division.
B. For Mixed Use Projects. Landscaping shall conform to the standards established in
Section 14.09.084.070 of Chapter 14.09.084, Commercial Districts Development Standards,
of this division.
C. The decision-maker may approve exceptions to these standards upon a determination
that conformance is not necessary for screening purposes.
(Ord. 1708, Amended, 11/05/2004)
14.09.104.080 Private Yard Area and Common Recreational Area.

Private yard area and common recreational areas shall be provided as follows:
A. Private open space yard, patio, or balcony area shall be provided for all residential
units, subject to design review approval, with the amount of area subject to the
determination of the decision-maker, except that units established within a building in the
Main Street Vacaville Historic District, shall not be required to provide such private area.
B. Common recreational area shall be provided for all multi-family projects which consist
of 10 or more units. The intent of these private facilities is to provide on-site recreation
activities for the residents of the project. The facilities are not intended to replace the large
scale recreation facilities that are provided in public parks.
1. Common recreational area may be indoors or outdoors or some combination
thereof, subject to the determination of the decision-maker, based upon the size and type of
project proposed;
2. Common recreational area shall include active recreation facilities such as picnic
areas, tot lots, sports courts, swimming pools, club rooms, and other similar facilities, of a
size commensurate with the size of the project, subject to design review approval.
(Ord. 1708, Amended, 11/05/2004)
14.09.104.090 Accessory Structures.

The provision of accessory structures and their applicable development standards shall be
subject to the determination of the decision-maker.
(Ord. 1708, Amended, 11/05/2004)
14.09.104.100 Mechanical Equipment.

Mechanical equipment shall be subject to design review approval and shall be screened
as follows:
A. Satellite dishes with a diameter greater than two meters, shall comply with the
provisions of Chapter 14.09.125, of this division.

http://W ww.codepublishing.com/CA/Vacavi11el
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B. Mechanical equipment shall be screened from view from public and private property,
whether developed or undeveloped, to the satisfaction of the Director, as follows:
1. For Residential Only Projects. The screening of mechanical equipment shall
conform to the standards established in Section 14.09.074.150 of Chapter 14.09.074,
Residential Districts Development Standards, of this division;
2. For Mixed Use Projects. The screening of mechanical equipment shall conform to
the standards established in Section 14.09.084.080 of Chapter 14.09.084, Commercial
Districts Development Standards, of this division.
(Ord. 1708, Amended, 11/05/2004)
14.09.104.110 Uses Within Enclosed Structures.

All non-residential operations shall be conducted entirely within a completely enclosed
structures, except as otherwise provided in accordance with the provisions of Section
14.09.084.090 of Chapter 14.09.084, Commercial Districts Development Standards, of this
division.
(Ord. 1708, Amended, 11/05/2004)
14.09.104.120 Trash Enclosures.

All uses shall provide trash enclosures in accordance with the provisions of Section
14.09.084.110 of Chapter 14.09.084, Commercial Districts Development Standards, of this
division.

TABLE 14.09.104.01
RUHD-RESIDENTIAL URBAN HIGH DENSITY MINIMUM DEVELOPMENT STANDARDS

(These standards apply to permitted and conditional uses in the RUHD district. These are
minimum standards. Greater standards may be required as a condition of project approval.)

RUHD
Overlay
District

Mixed Use
Project

Max.
Min.
Floor
Site
Density
Area
Area
(units per Ratio
(ft.)
acre)
(FAR)
(See
(See
Note 2)
Note 1)

Up to 36.0;
up to 65.0
in
Opportunity 3.0/2.0
Hill &
Depot St.
areas

bttp://www.codepublisNng.com /C A/VacaviIle/

Min. Yard
Adjoining
a Street
(ft.) (See
Note 3)

Min. Yard
Not
Adjoining
a Street
(ft.)

OffStreet
Max.
Building Parking
(per
Height
(ft.) (See dwelling
Note 4) unit) (See
Note 5)

CD: none
None

None

40

1

CG: 20
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20.1 to
36.0, up to
65.0 in
Opportunity
Hill &
Residential
Depot St.
Only Project
areas

CD: 10
—

10,000

10

40

1

CG: 20

(1)

Maximum Floor Area Ratio. The Downtown area shall be subject to a maximum FAR
of 3.0 for the area in the 1967 Downtown Parking Assessment District, as defined in
Chapter 14.09.128, Supplemental Standards, Off-Street Parking and Loading, of this
division. The FAR for the rest of the Downtown area may range up to 2.0. The
Downtown area is generally identified as the area between Stevenson Street, Cernon
Street, Monte Vista Avenue, and the former Southern Pacific Railroad track, including
the Basic American Foods plant site.

(2)

Minimum Site Area. Lots which were in existence prior to the effective date of
Ordinance No. 1708 (May 27, 2004) are developable subject to the requirements of
this chapter. The minimum number of dwelling units per site is five for residential only
projects. Projects may not be subdivided into individual units under separate
ownership except through a condominium or other similar form of ownership which
provides for common maintenance of the site and facilities.

(3)

Minimum Yard Adjoining a Street.
a. For Mixed Use Projects in the CD district, no minimum yard shall apply, except as
follows:
i. A minimum yard of 10 feet shall be required when a front, side, or rear yard is
on a site adjoining Mason Street, between Davis and McClellan Streets.
b. In the CG district, the minimum yard shall be 20 feet. The following exceptions shall
apply to mixed use projects:
i. The decision-maker may approve a reduction of a required front yard adjoining
a non-arterial street by no more than 5 feet, subject to the finding that the
lesser setback would be compatible with the surrounding area and
consisting with existing building setbacks in the surrounding area.
ii. The required yard shall be increased by 1 foot for every 2 feet of building
height above 20 feet when adjoining a street.
c. For residential only projects in the CD district, the minimum yard shall be 10 feet. In
the CG district, the minimum yard shall be 20 feet.

(4)

Maximum Building Height. The maximum building height may be adjusted up to 70
feet through a planned development. Exceptions to building height: towers, spires,
cupolas, chimneys, penthouses, water tanks, flagpoles, monuments, scenery lofts,
radio and television aerials, telecommunication equipment, light poles, transmission
towers, fire towers, and similar structures and necessary mechanical appurtenances
covering not more than 10 percent of the ground area covered by the structures may
be erected to a height not more than 25 feet above the height limit prescribed by the
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regulations for the district in which the site is located. Electric utility poles and towers
shall not be subject to the height limits prescribed in the district regulations.
(5)

Off-Street Parking. One covered parking space shall be provided per dwelling unit,
except that no parking shall be required when the upper floor of an existing
commercial building is converted to residential use.

Ordinance History Division 14.09, Zoning
Chapter 14.09.104, RU, Residential Urban High Density Overlay District
Ord. 1598, §7, 1998
Ord. 1574, §4, 1997, adopted
(Ord. 1897, Amended, 06/14/2016; Ord. 1708, Amended, 11/05/2004)
14.09.104.130 Noise Attenuation.

The decision-maker, in reviewing a project within the RUHD overlay district, shall consider
potential noise impacts to future residents from existing commercial uses. In the interest of
these residents, the decision-maker, in coordination with the City's Building Official, shall be
authorized to impose reasonable conditions on the development application. Such
conditions may include requiring an increase in the State's Sound Transmission Control
construction rating for noise (db) attenuation to a maximum of 110 db (the standard is 55
db).
(Ord. 1897, Amended, 06/14/2016; Ord. 1708, Add, 11/05/2004)
14.09.104.140 Disclosure Statement.

The decision-maker, in reviewing a proposed project within the RUHD overlay district,
shall be authorized to impose a condition on the applicant to provide a disclosure statement
to future residents of the project informing them of potential noise occurrences in the area.
This disclosure should include information about City-sponsored events in the downtown,
operating hours of nearby businesses, and truck delivery times to nearby businesses.
(Ord. 1897, Amended, 06/14/2016; Ord. 1708, Add, 11/05/2004)
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Figure 14.09.104-1
Residential Urban High Density Overlay District
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Chapter 14.09.106
Overlay Districts - RO, Residential Overlay District Uses and Development
Standards

Sections:
14 09 106
14 09 106
14 09 106
14 09 106
14 09 106
14 09 106
14 09 106

010
020
030
040
050
060
070

Purpose.
Applicability.
Development Standards.
Permitted Uses.
Conditional Uses.
Separation Requirement
Initiation.

14.09.106.010 Purpose.

The RO-Residential Overlay district provides for the development of attached
medium density and attached high density residential uses in the General
Commercial, Neighborhood Commercial, Office Commercial, and Business Park
districts, in structures physically separate from the commercial or business park
uses or combined within the same structure.
This chapter establishes the permitted and conditional uses allowed in the RO
district, and also establishes development standards for uses in this district. The
provisions of this chapter are established to achieve the following purposes:
A. To encourage the development of medium and high density residential uses
in commercial and business park districts;
B. To ensure a mix of housing types to meet the diverse housing needs of the
citizens of Vacaville;
C. To ensure that residential uses are compatible with the underlying commercial
or business park uses;
D. To implement the goals, objectives, and policies of the Zoning Ordinance, the
Development Code, and the Housing Element of the General Plan.
14.09.106.020 Applicability.

The RO district development standards are minimum requirements and shall not
be construed to prevent the City Council, the Planning Commission, or the Director
from imposing, as part of a project approval, specific conditions which may be
more restrictive, in order to meet the intent of these regulations.
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A. The standards established by this chapter apply to land development permits
and approvals that are subject to the Zoning Ordinance and are applicable to new
construction, to site improvements, and to the modification of existing structures.
Such new construction or modifications shall be subject to the development
standards contained in this chapter, unless otherwise specified in the applicable
zoning district, or in Chapter 14.09.135, Non-Conforming Uses and Structures, of
the Zoning Ordinance;
B. Any requirements or standards established by an adopted specific plan, policy
plan, or a special standards overlay district, shall supersede the standards of the
applicable zoning district and the provisions of this chapter.
C. These standards shall apply unless a deviation has been granted through a
planned development, a variance, or an administrative clearance, in accordance
with the provisions of this division.
D. All uses are also subject to the provisions of Chapter 14.09.127 through
14.09.139, Supplemental Standards, of this division, which includes, but is not
limited to, Performance Standards, Off-Street Parking and Loading, Tree
Preservation, Signs, Airport Land Use Compatibility, and Non-Conforming Uses
and Structures. In addition, the provisions of Chapter 14.09.139, Additional
Standards Applicable to all Zoning Districts, and the Water Efficient Landscape
Requirements, of this Title shall apply.
E. The establishment of an RO district shall be subject to the provisions of
Chapter 14.09.071, Zoning Map Amendments, of this division.
F. The establishment of an RO district shall meet the following criteria:
1. Noise levels are or can be mitigated to the "acceptable level" for
residential uses in accordance with Chapter 14.09.127, Performance Standards, of
this division;
2. Adequate public utilities are or would be made available to serve the
residential use;
3. Future residents would not be exposed to health or safety hazards or
excessive lighting due to the operation of non-residential development;
4. Residential development would not be detrimental to the existing or
proposed uses allowed by the underlying zoning district; and
5. The site is not needed to provide neighborhood commercial services.
(Ord. 1598, §8, 1998)
14.09.106.030 Development Standards.

Development standards for projects in the RO district shall be determined as
follows:
-
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A. If the project is composed of residential units only, the development standards
of the RM-Residential Medium Density district, or the RH-Residential High Density
district shall apply. The applicable district shall be determined by the density of the
project.
B. If the project is a mixed use project, the standards shall be determined
through the planned development process.
C. The project must consist of attached units and density shall not be less than
8.1 units per acre.
D. Standards shall include, but not be limited to, parking, density, site coverage,
open space and recreation area, building height, and required yards.
14.09.106.040 Permitted Uses.

A. The following uses are permitted uses in the RO district, and include, but are
not limited to:
1. Permitted uses and structures, and accessory uses and structures
allowed by the underlying zoning district;
2. Permitted uses allowed by an applicable policy plan or specific plan;
3. Multi-family dwellings in a separate building from, non-residential uses:
a. Accessory uses to multi-family dwellings, in accordance with
Section 14.09.075.030.B. of this division.
14.09.106.050 Conditional Uses.

A. The following conditional uses are allowed in the RO district upon the granting
of a conditional use permit, in accordance with the provisions of Chapter 14.09.110
of this division, and include:
1. Conditional uses and structures, and accessory uses and structures
allowed by the underlying zoning district;
2. Conditional uses allowed by an applicable policy plan or specific plan;
3. Mix use projects where multi-family uses and non-residential uses are in
the same building:
'
a. Accessory uses to multi-family dwellings, in accordance with
Section 14.09.075.030.B. of this division.
4. Manufactured housing parks, subject to the provisions of Chapter
14.09.082, Manufactured Housing Park District, of this division.
14.09.106.060 Separation Requirement.
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In order to adequately separate residential uses from existing or proposed non
residential uses, the following buffer requirements shall apply:
A. Buffer between residential and an industrial use:
1. Minimum distance between a dwelling unit and an industrial use in a
business park district shall be 200 feet;
2. Along all interior property lines between residential and industrial uses,
the residential development shall construct an eight foot high masonry wall and
may be required to provide additional screening through the planting of trees or tall
shrubs.
B. Buffer between residential and commercial properties:
1. Minimum distance between a dwelling unit and a commercial building or
office use shall be 50 feet;
2. Along all property lines between residential and commercial or office
uses, the residential development shall construct an eight foot high masonry wall
and may be required to provide additional screening through the planting of trees
or tall shrubs.
Ordinance History Division 14.09, Zoning
Chapter 14.09.106, RO-Residential Overlay District

'

Ord. 1598, §8, 1998
Ord. 1576, §2, 1997, repealed Ch. 17.34, RO district chapter
Ord. 1574, §4, 1997, adopted
Ch. 17.34, RO-Residential Overlay District

.

Ord. 1507, §5, 1994
14.09.106.070 Initiation.

The placement of a site within the RO District must be initiated by the City
Council. Requests may be made as follows:
A. City initiated projects:
1. The Planning Commission may request that the City Council initiate a
Zone Change.
2. The Director may request that the Council initiate an amendment for City
sponsored projects.
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3. A property owner may request that the City Council initiate a Zone
Change by submitting an application for a Zone Change request.
B. Requests for initiation of a Zone Change to place a site within the RO District
shall be reviewed and processed as follows:
1. Such applications shall be reviewed by the City Council. The City Council
may initiate the Zone Change and direct staff to proceed with processing the
applications; or
2. The Council may decline to accept or initiate the application.
3. A determination by the City Council to initiate and application shall not be
considered an indication that the amendment either will be recommended for
approval or will be approved.
C. The provisions within this section are applicable to all applications submitted
on or after the effective date of this ordinance.
(Ord. 1661, Amended, 12/12/2001)
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ATTACHMENT 3

DATE:

JUNE 14, 2016

TO:

CITY COUNCIL

FROM:

JOAN MALLOY, ECONOMIC AND COMMUNITY DEVELOPMENT
DIRECTOR

SUBJECT:

GENERAL PLAN UDPATE FOCUS AREA STUDY SESSION: UNION
CITY BOULEVARD CORRIDOR AND HORNER-VEASY AREA

EXECUTIVE SUMMARY
This report provides an overview of the General Plan land use alternatives and criteria analysis for
the Union City Boulevard Corridor and Horner-Veasy focus areas. The Council will be making a
determination on a preferred land use alternative for each focus area at their July 26th Council
meeting. An overview of the Greater Station District area will be provided at the June 28th Council
meeting. The report also provide a summary of the public input received since release of the
General Plan Update Land Use Alternatives Report in March 2016.
BACKGROUND
One of the most important decisions the community will make about growth in the General Plan
Update process is the location and intensity of new land uses. The land use alternatives phase, a
step within the larger General Plan Update, informs the discussion regarding the selection of a
preferred land use scenario (made up of the three preferred focus area alternatives) as the basis for
the updated General Plan Land Use Element.
The General Plan Update Land Use Alternatives Report provides information about new land uses
being considered for key areas within Union City including the Greater Station District Area, the
Union City Boulevard Corridor, and the Horner-Veasy Area. Each of the focus areas includes five
potential land use scenarios, which either propose all non-residential uses, all residential uses, or
a combination of the two. A copy of the report can be accessed on-line at
http://www.uc2040.com/wp-content/uploads/2016/05/UCGPU_AltsReport_Final_Reduced.pdf
The Alternatives Report evaluates the alternatives on a wide variety of criteria, which address land
use, economic and fiscal impacts, transportation and mobility, infrastructure and services,
resources, and hazards and safety. The criteria are intended to help community members and
decision-makers understand the impacts and benefits of each alternative. Decisions about future
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land uses will influence how many people will live in Union City, what kind of jobs and businesses
will locate and thrive in Union City, the need for new infrastructure and parks, and where traffic
will flow.
Community Input
Since release of the Alternatives Report in March 2016, City staff and the consultant team have
reached out to the community and a variety of stakeholders to provide information and gather input
on the different land use alternatives. Outreach efforts included:
 Three community meetings;
 Stakeholder meetings with property owners and businesses within each focus area;
 Joint meetings with the Chamber of Commerce and the Alvarado Historic District
Merchants Association (ADHMA);
 Focused City Council study sessions regarding: Transportation, Parks and Public Services,
and Fiscal / Economic Conditions;
 Meetings with the Economic Development Advisory Team and the General Plan Advisory
Team; and
 Online town hall forum.
A report was prepared entitled “The Land Use Alternatives Public Input Summary” that
summarized the feedback received throughout the process. Attached is the first portion of the
report that includes the summary data (Attachment 1). The entire report, including the appendices,
can be accessed on-line at http://www.uc2040.com/documents/.
The community meetings and joint Chamber / ADHMA meetings included a group exercise that
consisted of “Priority-Setting” and “Alternative Selection.” In the first exercise, participants were
asked to pick five criteria they felt were most important to consider when deciding which land use
alternative was best for Union City’s future. These criteria were identical to the criteria that were
used to evaluate the different alternatives and are shown in Figure 1. The criteria that were
identified as the most important included: Land Use Mix, School Demands, Congestion, Fiscal
Health, Parks and Recreation, and Jobs/Housing Balance.
In the second exercise, participants weighed the costs and benefits of choosing one land use
alternative over another. Participants were asked to choose one land use alternative for each focus
area, and also had the option to create their own alternative if none of the alternatives addressed
what they felt was most important.
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Figure 1: Criteria Priority Ranking
DISCUSSION
Union City Boulevard Focus Area
The Union City Boulevard Corridor Focus Area encompasses 65.3 acres and is bounded by
Bettencourt Way on the south, Whipple Road on the north, the Union Pacific (UP) rail lines and
low-density residential development on the east, and the Lincoln Alvarado Business Park to the
west. The Union City Boulevard corridor bisects the focus area north to south.
The Union City Boulevard Corridor Focus Area includes vacant and underutilized properties. Most
structures along the corridor are large one- to two-story warehouses and industrial buildings set
back from the street. Many buildings suffer from a lack of maintenance and some of the properties
have outdoor operations.
The area west of Union City Boulevard is developed with a variety of industrial buildings and
uses. A trucking distribution company is located on the triangle area north of the rail line at the
corner of Whipple Road and Union City Boulevard. This area backs onto the Lincoln-Alvarado
Business Park; a 1.2 million square foot industrial park.
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The area located east of Union City Boulevard currently accommodates a variety of smaller sales
and services uses, a large industrial building, a cement batch plant, and vacant land. The area
located to the east of the focus area is developed with:
•
Crossroads Technology Park, located at the corner of Whipple Road and Union City
Boulevard, which accommodates several successful businesses including a medical
device company that is one of the City’s largest employers and a significant sales tax
generator;
•
A single-family residential neighborhood that is separated from the focus area by a 65foot railroad corridor that currently accommodates passenger and freight trains and a
tall sound wall; and
•
Eight single-family home rear yards that abut the existing sales and service uses.
The City is currently processing a use permit application for a new manufacturing use within an
existing industrial building located on the east side of Union City Boulevard (30524 Union City
Boulevard) that is anticipated to provide between 40 to 50 jobs. In addition, the former Thai
Kitchen property (30315 Union City Boulevard) was sold and a new owner is renovating the
existing warehouse building to modernize the exterior and add additional office. The new owner
is also going through a planning process for on-site improvements including installation of a new
parking area (to accommodate the additional office space), expansion of landscape areas along the
frontage, and new paving throughout the site. These recent developments are consistent with the
increased level of activity and redevelopment that we are seeing in other industrial areas of the
City as a result of increased market demand.
Issues and Opportunities
Traffic Congestions and Poor Circulation. Union City Boulevard is a major north/south arterial
that is frequently used as a reliever for I-880. The roadway is often congested during peak
commute hours. Circulation and congestion are further compromised by local roadway conditions.
The corridor is impacted by the at-grade UP rail line that traverses the area. The UP rail line
crosses Union City Boulevard just south of Whipple Road, and is fully improved with warning
devices and gates, resulting in delays when trains are crossing. Where the tracks cross Whipple
Road (near the Kaiser Permanente facility), there is only an emergency crossing; trucks and
automobiles are not allowed to pass. As a result, all of the truck and auto traffic from the Lincoln
Alvarado Business Park must use Bettencourt Way as the sole point of access. The properties to
the east and west along Union City Boulevard also lack connectivity across Union City Boulevard.
In addition, all properties take direct access off of Union City Boulevard, which is not efficient
and adds to traffic congestion.
There are some opportunities to potentially address these infrastructure challenges and improve
circulation in the area which are discussed below and also shown in Figure 2. All of the alternatives
would benefit from the construction of these improvements equally. This discussion will be
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informed by a detailed analysis of the traffic impacts generated by the preferred focus area
alternative.


Railroad Crossing Underpass. One potential option to address the circulation challenges
facing the Union City Boulevard Focus Area is to grade separate Union City Boulevard at
the UPRR track. This improvement would increase the flow of traffic and could assist with
obtaining approvals to construct a new at-grade crossing over Whipple Road to the north.
A study was prepared in 2006 that evaluated the feasibility of grade separating Union City
Boulevard at the UP rail line. Both underpass and overhead alternative were evaluated.
Costs ranged from approximately $17 to $20 million (in 2006 dollars). The underpass
option is considered the most feasible but it would need to be carefully planned to ensure
that the underpass does not detract from the walkability of the Union City Boulevard
corridor or limit access to adjacent properties. There is currently no funding identified for
this improvement.

Figure 2: Union City Boulevard Corridor Exhibit
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Union City Boulevard Widening Project. To address traffic concerns along Union City
Boulevard, the City has identified the need to widen Union City Boulevard/Hesperian
Boulevard to three lanes from Whipple Road, just north of the focus area in Union City, to
Industrial Parkway in Hayward. There is currently no funding identified for this
improvement.



New Intersection. The Union City Boulevard Focus Area would benefit from the addition of
an intersection and connecting access roads mid-way along Union City Boulevard. The areas
to the east and west of Union City Boulevard are currently accessed from driveways. A new
intersection with internal connecting streets would open and connect properties to the east and
west.

Commuter Rail Station. A potentially significant opportunity that could change the character of
the Union City Boulevard Focus Area would be the addition of commuter rail service along the
UPPR rail line and a new station somewhere in the area. Under an alternative being considered by
the Capital Corridor Rail Authority, the existing UP right-of-way would be double-tracked and
used for commuter rail service. While no station is currently being considered for Union City along
this route, this area would be a prime location for a stop.
Poor Pedestrian Experience. Union City Boulevard is a corridor dominated by cars and trucks,
and lacks safe and inviting pedestrian and bicycle facilities. Most buildings have surface parking
fronting the street. On-street curb-cuts are frequent. High traffic speeds along the corridor also
contribute to an uninviting experience for pedestrians. Whichever alternative is chosen,
consideration of the pedestrian interface with Union City Boulevard will be a priority.
Hazardous Materials. Historical dry cleaning operations have resulted in soil and groundwater
impacts on property located at 30305 Union City Boulevard and a portion of the adjacent property
to the south located at 30315 Union City Boulevard. There have been significant cleanup activities
at the site to reduce the elevated concentrations of volatile organic compounds (VOCs) in both soil
and groundwater. Additional remediation is necessary to bring the concentrations to acceptable
levels. Existing contamination levels could impact the placement and design of new buildings /
uses.
UCB Corridor Focus Area Alternatives Comparison and Summary of Public Input
Figures 3 thru 7 provide an overview of how the different focus area alternatives compare. Figure
8 is an excerpt from the alternatives analysis in Newsletter #3 that provides some alternatives
comparison in a “Consumer’s Digest” format. Figure 9 is a summary of the public input received
and the alternative preferred by the public.
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Figure 3: UCB Corridor: Alternative A – Existing General Plan
Net New Units:
Plan

0
Net New Population: 0
Net New Jobs:
348

Considerations
• Low opportunity cost
• Improves jobs/housing balance
• Provides closest match of new job types to existing
labor force
• Provides mostly industrial jobs and the greatest
opportunity to meet city’s employment demands
• Provide jobs that pay a living wage
• Has the lowest fiscal benefit
• Creates the fewest additional peak hour trips
• Has the potential to generate fewer outbound trips
• Accommodates existing uses and does not result in
land use conflicts with Lincoln-Alvarado Business
Park to the West

Figure 4: UCB Corridor: Alternative B – East Side Residential
Net New Population:
Net New Housing:
Net New Jobs:

965
370
114

Considerations
• Maintains existing GP designation on West side of
UCB that is supportive of existing uses
• Provides a good match of new job types to
existing labor force
• Worsens jobs/housing balance due to more
housing being added than jobs
• Would provide some jobs that pay a living wage
• Has a relatively low fiscal benefit
• Has potential to generate fewer outbound trips
• Supportive of existing uses and minimizes land use
conflicts with existing business park to the West
and SFR to the East
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Figure 5: UCB Corridor: Alternative C1 – East-Side Commercial / Residential
Net New Population:
Net New Housing:
Net New Jobs:

521
218
487

Considerations
• Provides opportunity to address the city’s
retail leakage
• Second highest fiscal benefit
• Improves jobs/housing balance
• Supportive of existing uses and minimizes
land use conflicts
• Likely create more walking/biking
opportunities

Figure 6: UCB Corridor: Alternative C2 – Commercial / Mixed Use
Net New Population:
Net New Housing:
Net New Jobs:

408
171
1,536

Considerations
• Provides best opportunity to address the city’s
retail leakage
• Has the highest fiscal benefit
• Has highest job creation but majority of jobs
below living wage
• Improves jobs/housing balance
• Would likely create more walking/biking
opportunities
• Minimizes land use conflicts
• More traffic congestion
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Figure 7: UCB Corridor: Alternative D – Residential

Net New Population: 2,040
Net New Housing:
815
Net New Jobs:
-319
Considerations
• High opportunity cost
• Help meet city’s future residential demands
• Most opportunity for affordable housing
• Loss of jobs due to loss of employmentgenerating land uses
• Lowers jobs/housing balance
• Relatively low fiscal benefit
• Creates more parkland and walking/biking
opportunities
• Potential for land use conflicts with business park
to the West

Figure 8: Comparative Analysis

A

B

C1

C2

D

Indicates Which Alternative
Rated Best
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Figure 9: Summary of Public Input for UCB Corridor

C2

Analysis
The alternatives propose either all non-residential uses, all residential uses, or a combination of
the two. Alternative C2, chosen by the public, is the most intensive of the alternatives and proposes
commercial uses on the west side of Union City Boulevard and mixed-use (a combination of
commercial and residential uses) on the east side. This alternative minimizes impacts to the
existing Lincoln Alvarado Business Park to the west due to the non-residential uses proposed. This
alternative has the highest fiscal impact at full build-out due to the high sales tax generation from
the commercial uses. However, it is unclear if there is enough market demand to support this level
of commercial development along Union City Boulevard. This alternative also has the highest job
generation but the majority of jobs that would be created are lower wage paying jobs in the sales /
service sector.
Regarding the west side of Union City Boulevard, staff is supportive of any alternative that
minimizes conflicts with the very active Lincoln Alvarado Business Park, which accommodates
some of Union City’s larger employers and sales tax generators. If commercial uses are preferred
but there is concern over market absorption, one option is to maintain the existing General Plan
designation of Special Industrial (MS) and expand the permitted uses to allow for more traditional
commercial uses. The purpose of the MS General Plan designation is to provide space for the
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lightest industrial uses that exhibit virtually no nuisance characteristics. Certain types of retail,
sales, and service uses are already conditionally permitted. This approach would provide property
owners the flexibility to maintain existing industrial uses or develop new industrial or commercial
uses.
The cement batch plant is a legal nonconforming use, which means the use was legally established
but is not permitted under current zoning regulations. The use cannot expand but can continue to
operate unless activities cease for more than 6 months. The batch plant is in operation and staff is
not aware of any plans to close the facility. Batch plants make cement to support construction
activities and typically generate a substantial amount of noise, dust, and truck traffic. Also within
the area is a building that is being evaluated for use as a manufacturing facility.
Alternatives that place residential uses adjacent to non-residential uses, including industrial uses,
and retail centers, have potential to create land use conflicts. Generally speaking, industrial uses
can have special requirements and characteristics which may not be compatible with residential
uses. Industrial uses have a higher potential to generate noise, odors, and dust as compared to
commercial or residential uses. They also have a higher probability of utilizing hazardous materials
in their day-to-day operations. In addition, there is potential for businesses within industrial areas
to operate 24-hours-a-day with multiple shifts, which could cause disruption to nearby residential
neighborhoods.
There is also an impact on existing businesses and business parks from the introduction of
residential uses into an area that historically accommodated industrial uses. Businesses may be
forced to alter their operations to address complaints received from nearby residents. Business
parks that accommodate flex industrial uses may be less marketable due to their proximity to
residential neighborhoods. In addition, the introduction of residential development into industrial
areas can result in a monetary incentive for adjacent industrial property owners to sell their land
to residential developers since the value of residential land is much higher than industrial land.
Due to these potential conflicts, the City’s industrial areas tend to be clustered together and located
away from non-industrial uses. To a lesser extent, there is also potential for retail centers to have
impacts on residential uses including truck deliveries in the early morning hours which could be
disruptive to nearby residential neighborhoods.
Any consideration of residential land use designations in the Union City Boulevard corridor should
take into consideration existing uses within and outside of the focus area. Non-residential uses
should be considered in areas where existing industrial uses are in operation to minimize conflicts.
Horner-Veasy Area
The Horner-Veasy Focus Area lies on the westernmost side of Union City, adjacent to the San
Francisco Bay. The area, encompassing 45.5 acres, is bounded by Alameda Creek on the west, the
Union Sanitary District treatment plant and a drainage canal on the south, vacant property owned
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by the Alameda County Flood Control and Water Conservation District (ACFCD) to the north,
and Whipple Road to the east. The area is currently occupied by a mix of industrial uses, outdoor
storage and truck parking, and existing non-conforming single-family residences. Businesses in
the area include the Diamond Mine Mini-Storage, Lally Truck & Trailer Repair,
and United Miscellaneous Steel Fabricators.
The Horner-Veasy Focus Area is currently only accessible from Whipple Road to the north and
includes three internal streets: Horner Street, Veasy Street, and Benson Road. Veasy Street and
Benson Road terminate in a cul-de-sac that provides access to the Union Sanitary District (USD)
facility. The east side of Horner Street currently terminates at Whipple Road. The west side of
Horner Street terminates at the Diamond Mine storage facility. There are no pedestrian or bicycle
facilities west of Whipple Road.
Issues and Opportunities
Non-conforming Uses. There are several existing legal nonconforming uses (e.g. mini-storage,
truck parking, and outdoor yards) in the area, and property-ownership is fragmented west of
Whipple Road. The Diamond Mine Storage facility east of Whipple Road is a legal nonconforming use. In 2008, the City Council established a moratorium on development in the area
to evaluate infrastructure needs and market conditions in the area. An amortization process was
established in 2009 and four properties have been amortized with 10 years to cease operations.
Infrastructure Deficiencies. The development potential for the Horner-Veasy Area is largely
dependent on the ability to address infrastructure needs and mitigate drainage / flood issues. The
area has several significant physical and infrastructure issues including: unimproved public roads
that lack curbs, gutters, sidewalks, and drainage facilities; overhead utility poles; lack of a sewer
line in Veasy Street, potential soil contamination; susceptibility to liquefaction; and flood risk.
Due to the area’s proximity to the San Francisco Bay, sea level rise is also a concern for future
development.
The General Plan calls for the development of a unified strategy to more efficiently address the
area’s lack of infrastructure and to facilitate redevelopment of the area. An Infrastructure Needs
Assessment Report was prepared in 2008 for the Horner-Veasy Area. The report evaluated the
necessary improvements and costs to accommodate new light industrial uses. Due to the
infrastructure challenges in the Horner-Veasy Area, the report concluded that a scenario where one
entity owned and redeveloped the majority of properties would be substantially more cost-effective
than each individual property owner doing it on their own. The Horner-Veasy area is made up of
several parcels under individual ownership, which poses an obstacle to addressing infrastructure
deficiencies in this manner.

Focus Area Study Session
UCB Corridor / Horner-Veasy Area
June 14, 2016, Page 13 of 19

Access and Road Conditions. The area is located in a remote portion of the City with limited
access via Bettencourt Way and Whipple Road. The streets within the area are substandard and
lack basic infrastructure such as curbs, gutters, and sidewalks. Alternative B, which proposes
residential development in the entire area, considers a reconnection of Horner Street for the
purpose of linking established neighborhoods east of Whipple Road with new proposed
neighborhoods west of Whipple Road. See Figure 10 showing this improvement.
Planned Land Uses. The current General Plan allows for the establishment of a five acre private
institutional zone in the Horner-Veasy Area. An application is in process for a proposed religious
facility located off Veasy Street adjacent to the existing USD facility. This new religious facility
could potentially impact future land uses in the area and may pose an impediment to the expansion
of the USD facility. See Figure 10 for location of the proposed religious facility.

Figure 10: Horner-Veasy Area Exhibit

USD Facility

Adjacency to Bay. The Horner Veasy Area’s proximity to the San Francisco Bay is one of its
major assets. The South Bay Salt Pond Restoration Project is currently underway and is the largest
tidal wetland restoration project on the West Coast. The project is managed by the National Fish
and Wildlife Service and the California Department of Fish and Wildlife. The next phase of the
project involves the tidal areas along Union City’s shoreline. Potential project components include
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installation of new levees and a possible alignment of the Bay Trail as well as other trails to connect
people to the tidal areas located west of Union City.
Union Sanitary District. The Union Sanitary District (USD) wastewater treatment facility is
located immediately south of the Horner-Veasy Area and is accessed off of Benson Road. The
facility processes wastewater for the Tri-City area. USD operates their facility in a manner which
limits factors that could contribute to nuisances (e.g., odor, noise, traffic). USD staff has indicated
that there could be a need at some point in the future to expand the facility to accommodate
increased treatment requirements from the State. According to USD staff, they are following
direction provided in their site use study that recommended they communicate with current land
owners north of the facility and involve themselves with the City’s General Plan update. USD
staff also indicated that they will continue to pursue opportunities as they present themselves.
Horner-Veasy Focus Area Alternatives Comparison and Summary of Public Input
Figures 11 thru 15 provide an overview of how the different focus area alternatives compare.
Figure 16 is an excerpt from the alternatives analysis in Newsletter #3 that provides some
alternatives comparison in a “Consumer’s Digest” format. Figure 17 is a summary of the public
input received and the alternative preferred by the public.

Figure 11: HVA: Alternative A – Existing General Plan
Net New Population:
Net New Housing:
Net New Jobs:

0
0
180

Considerations
• Low opportunity cost
• Provides greatest opportunity to meet city’s
employment demands
• Improves job/housing balance
• Generates flex-industrial jobs, which pay a
living wage
• Creates little fiscal impact
• Generates fewer trips than residential uses
• Adds relatively few additional peak hour
trips compared to today
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Figure 12: HVA: Alternative B – Residential
Net New Population:
Net New Housing:
Net New Jobs:

1,084
431
-14

Considerations
• High opportunity cost
• Loss of jobs due to loss of employmentgenerating land uses
• Assists with meeting city’s future residential
demands
• Lowers jobs/housing balance
• Provides some multifamily housing, which
has greatest potential to be affordable
• Creates little fiscal impact
• Results in more net trips due to residential
land uses
• Create more parkland and walking/biking
opportunities

Figure 13: HVA: Alternative C – Residential / Light Industrial
Net New Population:
Net New Housing:
Net New Jobs:

154
41
181

Considerations
• Would generate flex-industrial
jobs, which pay a living wage
• Improves the jobs/housing
balance
• Does not provide opportunity for
affordable housing
• Creates little fiscal impact
• Generates relatively few
additional total or peak hour trips
compared to existing
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Figure 14: HVA: Alternative D1 – USD Expansion Option
Net New Population:
Net New Housing:
Net New Jobs:

92
24
182

Considerations
• Creates jobs that pay a living wage
• Improves jobs/housing balance
• Suitability / Configuration of industrial
lands
• Does not provide opportunity for
affordable housing due to low-density
designation
• Creates little fiscal impact
• Generates limited new trips because of
USD expansion
• Not conducive to walkability or
bikeability

Figure 15: HVA: Alternative D2 – USD Expansion Option

Net New Population:
Net New Housing:
Net New Jobs:

92
24
199

Points of Consideration
• Similar to Alternative D2
• Locates the USD expansion in the
western half
• More suitable configuration for
industrial lands
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Figure 16: Comparative Analysis

A

B

C

D2

Indicates Which
Alternative Rated Best

Figure 17: Summary of Public Input for UCB Corridor

C
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Analysis
The alternatives propose either all non-residential uses, all residential uses, or a combination of
the two. Alternative C (Industrial /Residential), chosen by the public, proposes single-family
residential on the Diamond Mine Mini Storage site on the easterly portion of the focus area, light
industrial uses in the middle, and an open space buffer along the Bay that could function as passive
recreation area. With the exception of Alternative A (Existing General Plan), all of the alternatives
propose a lower density single-family residential designation for the Diamond Mine site consistent
with existing land uses located to the north, south, and east. Participants in the community
meetings felt that Alternative C was the right balance of land uses for the area. However, some
participants thought that the amount of open space should be increased in this Alternative. Two
separate groups proposed an alternative that increased the amount of proposed open space in this
focus area.
Regarding Alternative B, some community members expressed concern regarding the location of
new residential uses adjacent to the existing USD facility. There is also potential for land use
conflicts from existing industrial businesses but to a lesser extent than the Union City Boulevard
Corridor.
Alternatives D1 and D2 accommodate a potential expansion of the USD facility at some point in
the future. USD staff has indicated a desire to expand the size of their site to accommodate an
expansion of their facility should the need arise. At this time, USD does not own any of the
property adjacent to their facility nor do they have any adopted plans in place to guide their
expansion efforts. An application is in process for construction of a new religious facility directly
adjacent to the USD facility that could impact future expansion efforts. It should also be noted
that efforts to re-designate property in the area to a more restrictive land use designation, such as
Civic Facility or Open Space, should be carefully considered in light of private property rights
issues.
Conclusion
The purpose of this report is to provide information from the Alternatives Report and the
Alternatives Public Summary document and related analysis regarding the Union City Boulevard
and Horner-Veasy focus areas. A similar report regarding the Greater Station District will be
provided at the June 28th City Council meeting. Final direction on a preferred alternative for each
focus area will be requested at the July 26th City Council meeting.
FISCAL IMPACT
There are no fiscal impacts associated with this report.
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RECOMMENDATION
It is recommended that the City Council review the staff report and ask any clarifying questions.
No action is required. Staff will be returning to the City Council on July 26 for a final
determination on preferred land use alternatives for each of the focus areas.

ATTACHMENT 4

DATE:

SEPTEMBER 7, 2016

TO:

CITY COUNCIL

FROM:

JOAN MALLOY, ECONOMIC AND COMMUNITY DEVELOPMENT
DIRECTOR

SUBJECT:

GENERAL PLAN UDPATE FOCUS AREA STUDY SESSION: GREATER
STATION DISTRICT AREA

EXECUTIVE SUMMARY
This study session provides an opportunity for the City Council to consider and discuss the goals and
vision for the Greater Station District Area and how these goals will be expressed through the land
use framework and City policies.
To guide the discussion this report provides an overview of the General Plan land use alternatives
and criteria analysis for the Greater Station District focus areas. The report also includes a summary
of the public input received on the Greater Station District focus area since release of the General
Plan Update Land Use Alternatives Report in March 2016. A similar report was prepared for the
Horner-Veasy and Union City Boulevard focus areas and presented to the City Council at its June
14th meeting.
The Council is anticipated to provide final direction on a preferred land use alternative for each
focus area at their September 27 Council meeting. The preferred alternative will be carried forward
into the next phase of the General Plan for further refinement and policy development and will form
the basis of the environmental review.

BACKGROUND
One of the most important decisions the community will make about growth in the General Plan
Update process is the location and intensity of new land uses. The land use alternatives phase, a step
within the larger General Plan Update, informs the discussion regarding the selection of a preferred
land use scenario (made up of the three preferred focus area alternatives) as the basis for the updated
General Plan Land Use Element.
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The General Plan Update Land Use Alternatives Report provides information about new land uses
being considered for key areas within Union City including the Greater Station District Area, the
Union City Boulevard Corridor, and the Horner-Veasy Area. Each of the focus areas includes five
potential land use scenarios, which either propose all non-residential uses, all residential uses, or a
combination of the two. A copy of the report can be accessed on-line at the UC2040.com web page
under the Library tab.
(http://www.uc2040.com/wp-content/uploads/2016/05/UCGPU_AltsReport_Final_Reduced.pdf)

DISCUSSION
The Greater Station District focus area encompasses 293.3 acres that are largely within the ½ mile
radius of the Intermodal BART Station. The focus area is shown in Figure 1 below.

Figure 1: Map of Greater Station District Focus
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Station District Alternatives Overview
This phase of the General Plan update process provides an opportunity for the City Council to plan
for future land uses to meet the goals and vision outlined by the community for the year 2040.
Union City is similar to other Bay Area cities in that development opportunities are limited.
There are five different land use alternatives for the Greater Station District area, which are shown in
Figures 2 through 6 along with some comparison analysis. The main differences among the land use
alternatives for the Greater Station District (GSD) area are generally focused: 1) within the existing
industrial area bounded by 7th Street, Decoto Road, the Niles Subdivision railroad tracks, and the
proposed East-West Connector alignment, and 2) the Waste Containment Area site located on 11th
Street across from Station Center.
The current General Plan and zoning designations for these areas are Research and Development
Campus (RDC), which allows for higher-density flex-industrial uses. Alternatives A and C maintain
these areas for employment generating uses. Alternatives B1, B2, and B3 propose varying levels of
residential development within these areas and reflect a significant change in the policy direction for
the RDC area by introducing residential into an area that has been historically preserved for job
generating uses.
Alternatives B3 and C also introduce a mixed-use option into the El Mercado and Safeway
Marketplace centers to evaluate alternative ways to accommodate more jobs or high-density
housing. In all of the alternatives the Caltrans lands are retained for a townhouse density residential
development, which is consistent with the currently approved housing element.

Figure 2: Alternative A
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Figure 3: Alternative B1

Figure 4: Alternative B2
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Figure 5: Alternative B3

Figure 6: Alternative C
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Greater Station District Sub-Area Analysis
The following sections provide a more detailed discussion of the three sub-areas within the Greater
Station District focus area including: 1) the industrial area currently identified as the RDC Lands, 2)
the Decoto Road / Alvarado-Niles Road Shopping Area, and 3) the Caltrans Lands that
accommodate the right-of-way for the East-West Connector.
RDC Lands
Throughout the General Plan Update process, the public and the City Council have been considering
how to best utilize the remaining vacant or underutilized properties throughout the City. The
discussion is often distilled to whether property should be retained for job development or redesignated to residential. In regards to the Greater Station District area, the RDC area is the most
under pressure to convert from a jobs-based zoning to residential zoning. Figure 7 below
synthesizes the analysis contained in the Alternatives Report and provides a simplified comparison
of maintaining the RDC areas as job centers versus allowing residential development. Alternatives A
(Existing General Plan) and C (Station Area Office) favor jobs within the ½ mile radius of BART on
the RDC lands. Alternatives B1, B2, and B3 change the direction of the RDC area from jobs to
housing. Historically, Union City has relied upon residential development as an economic driver,
which has provided short-term gains but has not provided a solid economic base for the community.
The Council may select one or more of the land use alternatives that have been studied for the RDC
area, or suggest a hybrid land use plan to be carried forward into the next phase of the General Plan
update.
Figure 7: RDC Lands: Land Use Comparison

Land Use

Criteria
JOBS
Office, Industrial, R&D

HOUSING
Ownership and rental

Market
Absorption

Slower absorption than residential Immediate demand
but demand is growing

Direct
Beneficiaries
Community
Benefits

Employment

Homeowners and renters

Jobs for city’s workforce
Improves jobs/housing balance
Generates jobs that pay living
wage plus high wage jobs

Housing for region
Worsens jobs/housing balance
Increases demand for service sector jobs
that tend to be low paying
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Congestion

Parks

Police and
Fire Services

City Fiscal
Impact

In-commute to jobs
Accessible to transit/BART; can
reduce vehicle trips
Higher density jobs improves BART
ridership more than low density
jobs
• Limited to no demand on parks
• Opportunity to provide
recreation open space areas for
employees / public
• Limited increase on calls for
service. Slower increase in
demand for new staff and
equipment
• Property tax increase (17 cents
per $1 property tax)
• Revenue generation
opportunity: retail and
business-to business sales tax
• At full build-out, highest net
fiscal benefit
• No repayment of $3 Million EDA
grant
• No impact fees (as currently
assessed)

Tax Payer
Burden

Promotes out-commute to other
communities
Accessible to transit/BART; can reduce
vehicle trips
Higher density housing improves BART
ridership more than low density
• Increased demand on parks
• Provides additional parkland

• Increase on calls for service. Demand
for more staffing and equipment
follows population growth
• Property tax increase (17 cents per $1
property tax)
• Limited revenue generation
opportunity: Increase in retail IF more
retail space provided
• $3 Million EDA grant in default
• One-time impact fees only for capital
projects – no staffing, no maintenance

• Best opportunity to increase
annual revenues to decrease
city’s structural fiscal deficit
over time
• Lower demand on police, fire,
parks and schools
Land Use
• Assists in shifting economic
Opportunities
base from residential property
to jobs/business
• Maintains industrial and
commercial land use
opportunities for jobs,
especially near BART
• Land use more flexible for
future

• Will require voter approved tax
measures to close structural deficit
• Increased demand on police, fire, parks
and schools

Land Use

• Either severely undermines or

• Minimizes land use conflicts

• Maintains residential as main source of
growth to fund city budget
• Reduces land inventory for jobs,
especially near BART
• Housing limits future opportunities
once land is converted to residential
• Will be required to identify more
housing opportunities in 2020-2022.
(RHNA)
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Conflicts

with existing businesses

Consistency
• Consistent with Plan Bay Area
With Existing
Priority Development Area
Plans
designation, DIPSA Specific
Plan, Intermodal Station District
and Transit Facility Plan, and
Station District Strategic Action
Plan

eliminates opportunity for existing
businesses to expand or new
businesses to be established
• Not Consistent with Plan Bay Area
Priority Development Area (PDA)
designation, DIPSA Specific Plan,
Intermodal Station District and Transit
Facility Plan, and Station District
Strategic Action Plan
• Updates to PDA designation and DIPSA
Specific Plan required.

The following paragraphs provide a more detailed overview of some of the fiscal and land use
considerations summarized in Figure 7 above. The attached Planning Commission staff report
(Attachment 1) also provides additional analysis regarding the issues referenced above.
Fiscal Impacts. As shown in Figure 8, all of the alternatives would result in a net positive fiscal
impact on the City budget. Alternatives A and C provide the highest net revenue at $6.2 and $8.6
million per year, respectively. The residential alternatives, Alternatives B1, B2, and B3, result in a
lower net fiscal benefit. The shift in fiscal impacts among the alternatives is largely due to the
changes in land use designation on the RDC lands.

Figure 8: Net Fiscal Impact
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The City’s budget is augmented by a voter-approved half-cent sales tax measure (Measure JJ, 2014)
and a public safety parcel tax measure (Measure UU, 2008), which provide approximately $8 million
in yearly revenue to the City. In prior discussions, the City Council has provided feedback that
decisions regarding future land use in the City should take into consideration how to close this
shortfall since these voter-approved taxes may not be renewed in the future. As can be seen by
Figure 8 above, all new development pays for itself, but only Alternative C can cover the budget
deficit over time. The alternatives that have the potential to generate the highest net revenue would
have a greater potential to assist with closing this gap.
Economic Development Administration Grant. The City received a $3 million grant from the U.S.
Economic Development Administration that was used for undergrounding an existing concrete
channel (Line M) through the Station District area. The grant was predicated upon the City’s
commitment to maintain land uses that would support job development in the greater Station District
area. The property owner of the 24-acre vacant property zoned RDC and the Special Masters for the
WCA property also committed to maintaining land uses that would support job growth in the area.
Alternatives B1, B2, and B3 re-designate one or both of these properties to allow residential
development, which would not be consistent with the terms of the grant. It is possible the City
would be required to pay back some or all of the grant monies should the City Council approve a
change to the land use designations on these properties. In addition, defaulting on the terms of the
grant could impact obtaining future grant funding from this Federal agency.
Market Feasibility/Demand. Alternatives A (Existing General Plan) and C (Station Area Office)
provides the greatest opportunity to meet the City’s projected employment and commercial
demands, while Alternatives B2 (Lower-Density Residential) and B3 (Higher-Density Residential)
provide the greatest opportunity to meet the City’s projected residential demands. Alternative B1
(Low-Density Residential with RDC) provides for a mix of residential and employment-based jobs,
but would likely fall short of meeting both residential and employment market demands. Based on
citywide market demand projections, Alternatives A and C likely over plan retail and service uses
and under plan flex-industrial uses. Alternatives B1, B2, and B3 would not meet projected
employment demands.
The lower-density housing included in Alternatives B1 (Residential with RDC Focus) and B2
(Lower-Density Residential) would be immediately marketable, but would not provide the housing
types expected to be in demand in the future or as would be appropriate within ½ mile of the current
BART station / future Intermodal Station. According to future market projections, housing demand
in the East Bay is expected to shift from single-family homes to multifamily dwelling types.
Alternative B3 (Higher-Density Residential) would plan for multifamily uses at densities that best
meet future residential demands.
All residential alternatives could be absorbed by current market demand. Flex-industrial uses and
more traditional industrial uses could likely be absorbed as the current vacancy rates for this type of
space is extremely low in Union City. According to Colliers International, a commercial real estate
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firm who tracks vacancy rates in the East Bay corridor, Union City had an average vacancy rate of
approximately 1.1% for all of its industrial building stock in Quarter 1 of 2016. City staff has also
noticed an increase in activity in the City’s industrial areas over the last several quarters as existing
Union City businesses are trying to expand or new businesses are trying to locate within the City.
One of Union City’s fastest growing companies, Rapid Displays, leased 100,000 sq. ft. of industrial
space in Hayward since they could not find adequate space within Union City. The City’s Economic
Development Manager also has observed a lack of space for new businesses wanting to move to
Union City as well as existing businesses wanting to expand.
Although Class A office is not a proven product type in the area, the Station District provides the
greatest opportunity for this type of development due to its proximity to the BART station. A
750,000 square foot office development in San Leandro is currently under construction adjacent to
BART, which shows the strengthening office market in the area. Additionally, an office developer is
going through the entitlement process to construct a new office building on City-owned parcels
immediately adjacent to BART.
Retail Leakage. Alternative B3 (Higher-Density Residential) would likely provide the greatest
opportunity to address the City’s retail leakage in the form of mixed-use retail spaces and the redesignation of the Air Liquide property from RDC to Retail Commercial. While Alternatives A
(Existing General Plan) and C (Station District Office) create capacity for additional retail and
service uses, the majority of this space (with the exception of the Air Liquide property in Alternative
C) would be part of a larger flex industrial or office mixed-use project and would probably not meet
the retail demands created by Union City residents. Alternatives B1 and B2, which provide lowerdensity residential densities, would exacerbate the City’s retail leakage by adding additional
residents without providing additional area for retail uses.
If Alternatives A, B1, B2 are chosen as the preferred alternative, consideration should be given to redesignating the Air Liquide property from RDC to Retail Commercial (CR). This property is an ideal
location for commercial development based on its proximity to Decoto Road (one of the City’s
major thoroughfares) and to surrounding residential neighborhoods, including the Decoto
neighborhood. This would also address feedback that was heard at the Decoto workshops (February
and March, 2016) regarding the need for more shopping opportunities nearby the Decoto
neighborhood. In addition, the City has a very low commercial vacancy rate, which demonstrates a
demand for commercial space. The City was recently approached by a major grocery retailer looking
for property to build a new supermarket but they were not able to find a parcel big enough within the
City to accommodate their building footprint and associated parking demands. Lastly, Air Liquide is
a sales tax generator. Should the site’s General Plan designation be updated, the new designation
should allow for uses that can mitigate some of the sales tax loss if Air Liquide was to relocate.
Currently, Air Liquide is considered a legal non-conforming use, which allows them to continue to
operate but limits their ability to expand. Updating the site’s General Plan designation to allow
commercial uses would not change this determination.
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Job Generation. Alternative A (Existing General Plan) provides the closest match of job types to the
existing City labor force, while Alternative B3 (Higher-Density Residential) has a substantially
lower percentage of industrial jobs and a much higher share of retail jobs. Alternative C (Station
Area Office) would provide a higher share of office jobs than the other alternatives.
At the Fiscal Study Session that took place in May 2016, a question came up from the City Council
regarding the amount of job generation, specifically professional services, that could be attributed to
the development of new residential uses (i.e. home occupations). In 2014, there were an estimated
23,957 jobs in Union City. The City issued approximately 650 home occupations permits for the
period from June 2015 to May 2016, which is 2.7 % of the City’s total jobs. Approximately half of
these permits were issued for community care facilities (in-home day care / board and care, etc.);
trucking businesses, janitorial businesses and trade contractors (construction, landscape, etc.). The
other half were issued for professional services such as consultant services and sales.
It is
estimated that approximately 1.3% of the jobs (325 jobs) in Union City are in professional services
that operate from the home.
Land Use Conflicts. Alternative A (Existing General Plan) and Alternative C (Station Area Office)
support existing industrial businesses and /or the development of new flex-industrial businesses and
minimizes land use conflicts within the RDC industrial area, which currently accommodates
approximately 600 industrial jobs and generates approximately $325,000 in yearly sales tax.
Alternative B1 (Low-Density Residential with RDC) is based on a proposal received from a
developer and re-designates a portion of the RDC industrial area to accommodate small lot single
family homes, townhouses, and affordable rental family housing. This alternative proposes new
residential uses directly adjacent to existing industrial properties that accommodate a variety of
manufacturing and warehouse uses. This alternative has the highest potential to create land use
conflicts in the near-term.
Generally speaking, industrial uses can have special requirements and characteristics which may not
be compatible with residential uses. Industrial uses have a higher potential to generate noise, odors,
and dust as compared to commercial or residential uses. They also have a higher probability of
utilizing hazardous materials in their day-to-day operations. In addition, there is potential for
businesses within industrial areas to operate 24-hours-a-day with multiple shifts, which could cause
disruption to nearby residential neighborhoods. In addition, the City entered into 30-year “longevity
agreements” in 1998 with property owners within the RDC area that allows existing uses to continue
to operate under the more intensive Light Industrial General Plan and Zoning standards, which
further exacerbates the potential for conflicts.
There is also an impact on existing businesses and business parks from the introduction of residential
uses into an area that historically accommodated industrial uses. Businesses may be forced to alter
their operations to address complaints received from nearby residents. Business parks that
accommodate flex-industrial uses may be less marketable due to their proximity to residential
neighborhoods. In addition, the introduction of residential development into industrial areas can
result in a monetary incentive for adjacent industrial property owners to sell their land to residential
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developers since the value of residential land is much higher than industrial land. The City’s
Economic Development Manager had heard from a property owner within the area that a business
interested in moving into the RDC area re-considered based on the potential for future development
of residential uses. As recent as last week, an existing business expressed concerns regarding the
possibility of residential encroachment.
Introducing residential land uses into an industrial zone may also create circulation conflicts between
trucking and industrial traffic and residential traffic, or impose segregated and disconnected
circulation systems to keep the residential traffic separated from the industrial traffic. A segregated
circulation system would likely not support the transit-oriented goals of creating a pedestrian
friendly environment within ½ mile radius of BART.
DIPSA Specific Plan. State law requires consistency between a City’s General Plan and any specific
plans. In addition, projects within the boundary of the DIPSA must also comply with the Specific
Plan in order to be approved. The DIPSA Specific Plan addresses a variety of topics including land
use, circulation, community design, and the preservation of industrial uses. Should an alternative be
chosen other than Alternative A (Existing General Plan), the specific plan will need to be updated
accordingly
Decoto Road / Alvarado-Niles Road Shopping Area
Alternative B3 (Higher-Density Residential) and Alternative C (Station District Office) consider redesignation of the Decoto Road / Alvarado-Niles Road shopping area that includes the Safeway
Marketplace and the El Mercado shopping centers as well as a few smaller shopping centers located
on the southwest side of Alvarado-Niles Road from Retail Commercial to Mixed-Use. This change
would allow for mixed-use development on these properties consisting of ground floor commercial /
retail uses with housing or office above similar to the core Station District area. This land use
change was added at the request of the public and City Council who wanted to evaluate the potential
of expanding the reach of the core Station District area through the provision of similar land uses
and densities on nearby properties.
Staff is concerned that the residential mixed-use product type would reduce the viability of the
existing, strong commercial centers. This commercial area is a significant sales tax generator and has
very low vacancy. It has been staff’s experience that mixed-use projects favor residential at the
expense of the commercial space. Mixed-use residential developments with ground floor commercial
often do not meet the needs of market demands. For example, the commercial units are not large or
deep enough, the ceiling heights are too low, there is a lack of infrastructure to support restaurant
use, a lack of service areas for trucks and deliveries, and a lack of dedicated parking. Should the City
Council support a re-designation to allow mixed-use developments, accompanying policies should
be put in place that require no net loss of functional retail square footage, dedicated parking for retail
uses, and adequate service areas for loading.
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Caltrans Lands
As noted previously, the Caltrans lands that were initially purchased by the State for Highway 84
(now known as the East-West Connector) have been designated for residential use since the early
1990s. The City has relied upon these lands to meet the State mandated Regional Housing Needs
Allocation. If a different use was identified for this property, the displaced housing would need to
be accommodated elsewhere in the City. The Housing Element plans for 201 units on the property.
A five-acre portion of the site is currently designated as Private Institutional, which was initially set
aside for religious facilities.

Public Input
Community Vision. Based on input from the greater community, the EDAT, the GPAC, the
Planning Commission and the City Council, a Vision Statement and guiding principles (Attachment
2) were developed in 2015 to capture the community’s key values and aspirations for the future and
to guide the remainder of the General Plan process including the Alternatives phase. See below for
an abridged version of the Vision Statement.
“Union City is the heart of the Bay Area and a regional center for commerce, community, and
culture. Our economy is strong and diverse and provides high paying jobs across a broad range of
local businesses, high profile companies, and emerging industries. Our residents and neighborhoods
are safe and healthy and our community is celebrated for its diversity and equitable treatment of
everyone. Union City provides effective and efficient public services and is fiscally stable.”
Public Feedback. A robust public outreach campaign followed releases of the Alternatives Report to
solicit feedback on a preferred alternative for each focus area. Several meetings were held including
citywide workshops and meetings with stakeholders as well as property owners within each of the
focus areas. Feedback was also received via the City’s on-line town hall forum and mailed-in ballots.
Figure 9 provides an overview of the responses received.
“Group responses” refers to the aggregated feedback received from each table at the community
workshops and the joint Chamber / ADHMA meeting. “Combined Responses” refers to all of the
feedback that we received throughout the process, including mailed-in responses and responses
provided through the on-line town hall forum. Alternative C (Station Area Office) and Alternative A
(Existing General Plan) performed the best in the group responses category while Alternative C
(Station Area Office) and Alternative B1 (Residential with RDC) performed the best in the
combined responses category. The Greater Station District was the only focus area where the group
responses varied from the combined responses.
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Figure 9: Summary of Public Input

EDAT and GPAC Feedback. The General Plan Advisory Committee (GPAC) and the Economic
Development Advisory Team (EDAT) provided feedback on a preferred alternative for the Greater
Station District area in early-July. The majority of GPAC members provided support for the Station
Center Office alternative (Alt. C) subject to the implementation of associated policies that require
non- residential uses in the Station District to provide usable outdoor space for employees / public to
use. One dissenting GPAC member, Councilmember Navarro, requested that Integral Properties be
allowed to update Alternative B1 to reflect their current development proposal. The EDAT feedback
was split. Some members expressed support for the development of housing in the Station District
(Alternatives B1, B2, and B3) while others expressed support for the Station Center Office
alternative (Alternative C).
Integral Properties, Alternative B1 (Lower density with RDC). Within the Greater Station District
alternatives, Alternative B1 proposes re-designating approximately half (40 acres) of the RDC
industrial area to allow for residential uses (Figure 3). The configuration of the proposed residential
uses is based on a proposal received from Integral Properties. The incorporation of their
development proposal into the Alternatives process was based on feedback from the City Council to
reach out to stakeholders and property owners at the beginning of the Alternatives process.
Alternative B1 was analyzed through the General Plan process and shared with the public at all of
the workshops, stakeholder meetings, and advisory committee meetings (i.e. EDAT and GPAC).
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Concurrent with the General Plan public outreach process held earlier this year, Integral submitted a
preliminary application to the Planning Division that was consistent with General Plan Alternative
B1. Staff provided Integral with detailed written comments and Integral resubmitted a revised
development proposal to the City in late-June. Staff reviewed the revised submittal and provided
feedback in early August. The revised proposal did not address many of the issues previously
identified for Alternative B1, including potential conflicts with existing industrial businesses (noise,
hazardous materials storage, dust, odors, etc.) and the extent of higher-density land uses within ½
mile of BART. In addition, there were important project-level issues that had not been addressed
from the initial submittal, and new issues that have come up as a result of the updated design,
including:
•
•
•
•
•
•

Project circulation and roadway design;
Inadequate parking for residential and public uses;
Adequacy and design of public park and private drainage system;
Use of City impact fees to pay for improvements shown in development plans;
Addition of new public uses previously not considered by City staff nor the City Council;
and
Groundwater contamination under a portion of the project site identified for residential
development.

Integral has now indicated that they have suspended their preliminary application while the Council
focuses on the policy decisions associated with the General Plan Update. Integral will revisit the
project proposal once the Council has come to a consensus on the appropriate land use alternative
that would implement the goals and vision of the community.

Conclusion
The purpose of this report is to provide an overview of information from the Alternatives Report, the
Alternatives Public Summary document and related analysis regarding the Greater Station District
focus area. The alternatives that have been analyzed for this focus area emphasize jobs, housing, or
both. Alternatives A (Existing General Plan) and C (Station Area Office) focus on job-generating
uses while Alternatives B1, B2 and B3 focus on residential uses at varying densities. Alternatives A
and C result in higher net revenues, maintain consistency with past planning and economic
development plans /efforts in this area, provides jobs that are a better match for Union City residents,
and provides for a more stable economic base. The residential alternatives address the regional need
for more housing, although only Alternative B3 (Higher-Density residential) proposes housing that
best meets future demand and is supportive of the larger transit- and pedestrian-oriented vision for
the Greater Station District area.
The Council may select one or more of the land use alternatives that have been studied for the RDC
area, or propose a hybrid land use plan. Should a new alternative be proposed, then additional
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analysis may be required to ensure that the Planning Commission and City Council have a similar
level of detail for each alternative.

FISCAL IMPACT
There is no fiscal impact associated with this informational report. If the Council directs staff to
develop and evaluate new alternatives, there may be associated costs and a budget amendment may
be needed.

RECOMMENDATION
It is recommended that the City Council review the staff report and ask any clarifying questions.
Staff suggests that the City Council:
• Consider the analysis and public input that has been gathered to date;
• Consider the community’s goals and vision that have been developed through the General
Plan Workshop process;
• Consider your own goals and vision for the Greater Station District Area; and
• Discuss the opportunities and constraints.
No action is required. This is a study session to provide the Council with an opportunity to become
familiar with the Alternatives for the Greater Station District and understand how the land use
Alternatives will lay the framework for the coming years of Union City’s growth and development.
Staff will be returning to the City Council on September 26 to receive final direction on a preferred
alternative for each focus area, which will form the basis of the environmental review phase.

ATTACHMENT 1

DATE:

JULY 7, 2016

TO:

PLANNING COMMISSION

FROM:

JOAN MALLOY, ECONOMIC AND COMMUNITY DEVELOPMENT
DIRECTOR

SUBJECT:

GENERAL PLAN UDPATE FOCUS AREA STUDY SESSION: GREATER
STATION DISTRICT AREA

EXECUTIVE SUMMARY
This report provides an overview of the General Plan land use alternatives and criteria analysis for the
Greater Station District focus areas. The report also includes a summary of the public input received
on the Greater Station District focus area since release of the General Plan Update Land Use
Alternatives Report in March 2016. A similar report was prepared for the Horner-Veasy and Union
City Boulevard focus areas and presented to the Planning Commission at its June 16 meeting.
The Planning Commission will be making their final recommendation on each focus area to the City
Council on July 21st. The Council will be making a determination on a preferred land use alternative
for each focus area at their July 26th Council meeting. The preferred alternative will be carried forward
into the next phase of the General Plan for further refinement and policy development.
BACKGROUND
One of the most important decisions the community will make about growth in the General Plan
Update process is the location and intensity of new land uses. The land use alternatives phase, a step
within the larger General Plan Update, informs the discussion regarding the selection of a preferred
land use scenario (made up of the three preferred focus area alternatives) as the basis for the updated
General Plan Land Use Element.
The General Plan Update Land Use Alternatives Report provides information about new land uses
being considered for key areas within Union City including the Greater Station District Area, the
Union City Boulevard Corridor, and the Horner-Veasy Area. Each of the focus areas includes five
potential land use scenarios, which either propose all non-residential uses, all residential uses, or a
combination of the two. A copy of the report can be accessed on-line at the UC2040.com web page
under the Library tab: http://www.uc2040.com/wp-content/uploads/2016/05/UCGPU_AltsReport_Final_Reduced.pdf
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The Alternatives Report evaluates the alternatives on a wide variety of criteria, which address land
use, economic and fiscal impacts, transportation and mobility, infrastructure and services, resources,
and hazards and safety. The criteria, which was developed through a public process, are intended to
help community members and decision-makers understand the impacts and benefits of each
alternative. Decisions about future land uses will influence how many people will live in Union City,
what kind of jobs and businesses will locate and thrive in Union City, the need for new infrastructure
and parks, and where traffic will flow.
Community Input
Since release of the Alternatives Report in March 2016, City staff and the consultant team have
reached out to the community and a variety of stakeholders to provide information and gather input
on the different land use alternatives. Outreach efforts included:
 Three community meetings;
 Stakeholder meetings with property owners and businesses within each focus area;
 Joint meetings with the Chamber of Commerce and the Alvarado Historic District Merchants
Association (ADHMA);
 Focused City Council study sessions regarding: Transportation, Parks and Public Services, and
Fiscal / Economic Conditions;
 Meetings with the Economic Development Advisory Team and the General Plan Advisory
Team; and
 Online town hall forum.
A report was prepared entitled “The Land Use Alternatives Public Input Summary” that summarized
the feedback received throughout the process. Attached is the first portion of the report that includes
the summary data. This report was previously provided to the Planning Commission in their June 16
packet. The entire report, including the appendices, can be accessed on-line at
http://www.uc2040.com/documents/.
The community meetings and joint Chamber / ADHMA meetings included a group exercise that
consisted of “Priority-Setting” and “Alternative Selection.” In the first exercise, participants were
asked to pick five criteria they felt were most important to consider when deciding which land use
alternative was best for Union City’s future. These criteria were identical to the criteria that were used
to evaluate the different alternatives and are shown in Figure 1. The criteria that were identified as
the most important included: Land Use Mix, School Demands, Congestion, Fiscal Health, Parks and
Recreation, and Jobs/Housing Balance.
In the second exercise, participants weighed the costs and benefits of choosing one land use alternative
over another. Participants were asked to choose one land use alternative for each focus area, and also
had the option to create their own alternative if none of the alternatives addressed what they felt was
most important.
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Figure 1: Criteria Priority Ranking
DISCUSSION
The Greater Station District focus area encompasses 293.3 acres. The focus area can be divided into
three sub-areas, which are shown in Figure 2.


East of the Union Pacific (UP) Rail Line (Niles Subdivision). Decoto Road on the north,
the East/West Connector right-of-way to the south, 7th Street on the east, and the Niles
Subdivision UP rail line on the west. Businesses and developments in this subarea include a
PG&E substation, Air Liquide facility, over a dozen light industrial buildings, and the Union
City Corporation Yard. This subarea is accessed from 7th Street via Decoto Road on the north
and Mission Boulevard on the south



West of the UP Rail Line (Niles Subdivision). This subarea is bounded by Decoto Road on
the north, the East/West Connector right-of-way on the south, Alvarado-Niles Road on the
west, and the UP rail line on the east. The subarea includes the BART station and associated
parking lots, lower-density office uses, Marketplace Shopping Center, and high-density
residential and mixed-use developments. Areas west of the BART line are accessed from
Decoto Road, Alvarado-Niles Road, and Union Square. Areas to the east of the tracks are
accessed from Decoto Road, Cheeves Way, and 11th Street. The BART station is currently
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only accessible from the west side, but the station is undergoing a renovation to create an east
entrance that is expected to be completed in late 2016. With the new entrance, the BART
station will function as a two-sided station that will provide direct access to the Station District
and to future passenger rail on the Oakland Subdivision.


Caltrans Site. This subarea is bound by Osprey Drive and Arroyo Park on the north, Quarry
Lakes Regional Park on the south, the BART tracks on the east, and Old Alameda Creek on
the west. There is a horse corral and boarding business as well as a single-family home located
south of Alvarado-Niles Road. Autowise Car Care and recreational vehicle parking are located
north of Alvarado-Niles Road. The subarea is accessed from Alvarado-Niles Road and Osprey
Drive. Quarry Lakes Road connects Osprey Drive to the Quarry Lakes Regional Park and
Paseo Padre Parkway in Fremont.

Mission Blvd.
Decoto Road

Alvarado- Niles Road

Figure 2: Sub-area map of GSD Focus Area
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Land Use History
Decoto Industrial Parkway Study Area (DIPSA) Specific Plan. Planning for the Greater Station
District focus area began in the 1990s with adoption of the DIPSA Specific Plan (1994). The DIPSA
plan provides for the coordinated development and reuse of approximately 440 acres of strategicallylocated land at the base of Union City's eastern hillsides. The DIPSA is bounded by Mission
Boulevard, Decoto Road, Alvarado-Niles Road and the Fremont-Union City Boundary including
approximately 40 acres of the plan area located at the southwest corner that is generally known as the
Caltrans property (i.e., adjacent to Quarry Lakes Drive).
The DIPSA plan provides for a variety of land uses to create a vibrant center of commercial and
business activity combined with new residential neighborhoods that contain a range of housing
densities and supportive uses. The DIPSA plan recognizes the area’s potential for significant growth
due to the strong transportation links afforded by the existing road network, the Bay Area Rapid
Transit (BART) system, Union Pacific Railroad (UPRR) lines, and the planned East-West Connector.
The plan addresses a variety of factors including land use, circulation, community design,
infrastructure /utilities including mechanism to finance needed capital projects, and the preservation
of existing industrial uses. The plan was updated in 2006 to reflect the build-out of the area that
occurred since adoption of the plan.
Intermodal Station District and Transit Facility Plan. In September 2001, the City adopted the
Intermodal Station District and Transit Facility Plan, which created a vision of a compact, pedestrianand transit-oriented, mixed-use downtown area centered around a new intermodal transit facility. The
City partnered with BART, Capitol Corridor, SamTrans, VTA, and AC Transit to cooperatively
prepare the plan, which was a major effort to provide a comprehensive vision for transit-oriented
development around the BART station. The plan outlines land use and transit facility goals; a
development program for the district including expected capacity, parking, and infrastructure
improvements; design recommendations for public spaces; and the framework needed to guide the
development of the district.
To promote transit use, the plan called for a new development pattern that incorporated more intensive
land uses of office and residential and reduced dependence on automobile access. The plan focuses on
providing easy pedestrian access to the station as well as connections to surrounding residential areas
and community amenities. The plan also envisioned changes to the existing BART station to include
a passenger rail station and a free passageway through the station, which is currently under
construction.
To date, 829 residential units have been built in this core area immediately surrounding BART and an
additional 300 more units are planned. Woodstock Development has entered into an agreement with
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the City to construct a new office building on Parcel 7 (located between the BART station and Decoto
Road) and plans for additional office space on the remaining city-owned parcels.
Station District Strategic Action Plan. The Station District Strategic Action Plan was prepared in
June 2004 as an implementation tool for coordinating and monitoring the development of the Station
District. The plan was intended to assist the City in managing multiple development, transportation,
and public improvements projects. The plan focuses on three aspects of development: land use
development, transportation, and community facilities. In addition, the plan outlines the policy
framework of development in the Station District, the roles and responsibilities of the implementation
partners, the implementation schedule, and a description of projects.
Issues and Opportunities
Former McKesson Chemical Facility Site. The McKesson Chemical facility previously occupied an
8.5 acre site at 33950 7th Street, generally located east of Decoto Road, south of Mission Boulevard,
and west of Daggett Avenue. The facility was used for industrial chemical distribution and
repackaging from 1971 to 1986. Solvent chemical handling operations resulted in soil and
groundwater impacts by volatile organic chemicals (VOCs). Soil and groundwater investigations and
remediation have been conducted at the site under the oversight of the California Regional Water
Quality Control Board, San Francisco Bay Region (RWQCB).
Soil and groundwater cleanup began in 1985. Groundwater extraction and treatment systems continue
to operate using wells located on and off the site. Monitoring wells within the vicinity of the original
McKesson property continue to operate. Current monitoring reports show the contaminated plume
extending into from 7th Street to the vacant property located between the existing UPRR Niles
Subdivision and Zwissig Way / Bradford Way within the focus area. It is unclear if there would be
any restrictions on future use of the property due to the existing contamination levels. Any future
development in this area would be under the oversight of the RWQCB.
Waste Containment Area. The Waste Containment Area (WCA) is located on 11th Street and consists
of a mound rising approximately 22 feet above ground level that contains material from the former
Pacific State Steel Corporation (PSSC) site as well as clean fill along the northerly portion. While the
overall property is approximately 16 acres, the developable area on top of the “cap” is approximately
7 acres1. The WCA has unique development limitations caused by the type of materials contained on
the property, restrictions on the types of activities allowed onsite, and property access.
The property cleanup and now current management of the WCA is provided through an agreement
between the Pacific State Steel Corporation (PSSC) and the California Department of Toxic

1

Envirocon, “Pacific States Steel Corporation Plant Site, Union City, California: Final Waste Consolidation
Area Design Modification Notice No. 4,” 20 May 2005
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Substances Control (DTSC)2. The agreement also addresses future development of the site and allows
for residential uses, including townhouses, multifamily residences, and hotels, provided that areas for
human habitation be located at least one floor above the ground floor. In addition, residential uses may
not have outdoor play areas unless the areas are covered by concrete or asphalt or other materials that
prevents contact with the soils. The agreement also stipulated that hospitals, public or private schools
for persons less than 21 years of age, day care centers for children, and growing of food (e.g., livestock
or crops) are prohibited.
The materials within the WCA include were “capped” with an engineered system of clay and other
materials designed to prevent the release of the hazardous materials. The exact location of these
various materials under the “cap” is unknown. Prior to development, a Soils Management Plan would
need to be approved by DTSC that identifies how the WCA would be impacted and conditions likely
imposed to accommodate development.
The WCA was designed to accommodate one point of access near the corner of 11th Street and
Aquamarine Terrace. Based on the proposed density of development, a second point of access may
need to be provided as required by the Fire Code.
The City also has an Owner Participation Agreement for the remediation and redevelopment of the
PSSC property, including the WCA.
Circulation. A new four-lane arterial, East-West Connector, is planned between Mission Boulevard
and Paseo Padre Parkway to help alleviate traffic congestion on Decoto Road and other east-west
thoroughfares, and to provide a point of secondary access for the Greater Station District Area. The
project, sponsored by the Alameda County Transportation Commission, is a Tier 1 project with a total
estimated cost of $196 million, which will be paid for by the original Measure B and Measure BB
funds. The proposed roadway alignment traverses the Greater Station District Area and will intersect
with 7th Street, 11th Street, and Alvarado-Niles Road. The alignment of the planned connector
roadway will have grade-separated crossings at the BART and railroad lines. The roadway will cross
both Old Alameda Creek and Alameda Creek, where it will connect to Paseo Padre Parkway and direct
traffic to I-880 by way of Decoto Road. The extension is expected to be completed by 2020. Figure
3 provides an overview of the East-West Connector alignment.
Figure 2 also shows a planned pedestrian connection from the RDC industrial area to the Marketplace
shopping center as well as a proposed extension of Zwissig Way to Decoto Road to provide additional
access to the RDC industrial area.

2

Pacific States Steel Corporation and California Department of Toxic Substances Control Covenant
to Restrict Use of Property – Environmental Restriction (Re: Portion of Former Pacific States Steel
Corporation Plan Site, Comprising Parcel 3 of Parcel Map 8482, Union City, California); April 28, 2006
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Figure 3. Greater Station District Exhibit
GSD Focus Area Alternatives Comparison and Summary of Public Input
Figures 4 thru 8 provide an overview of how the different focus area alternatives compare. Figure 9
is an excerpt from the alternatives analysis listed in Newsletter #3 that provides some alternatives
comparison in a “Consumer’s Digest” format. Figure 10 is a summary of the public input received.

GSD Alternative A – Existing GP
Net New Population: 2,383
Net New Housing:
937
Net New Jobs:
6,004
Considerations
• Maintains high employment capacity
• Low opportunity cost
• Best matches job types to existing city
labor force
• Improves jobs/housing balance
• Generates jobs that pay a living wage
• Results in a net positive fiscal impact
• Supportive of existing uses and minimizes
land use conflicts
• Congestion levels similar to other
alternatives

Figure 4: Alternative A
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GSD Alternative B1 – Residential with R&D
Net New Population: 4,460
Net New Housing:
1,722
Net New Jobs:
3,258
Considerations
• Creates high housing capacity and higher
population growth
• Creates most conflict with existing flexindustrial zoning
• Moderate land use opportunity cost
• Has limited opportunity for affordable
housing
• Improves jobs housing balance
• Generates jobs that pay a living wage
• More potential for local traffic impacts due
to increase in outbound commuters

Figure 5: Alternative B1

GSD Alternative B2 – Lower-Density Residential
Net New Population:
Net New Housing:
Net New Jobs:

6,012
2,201
-232

Considerations
• High opportunity cost
• Does not meet projected employment and
commercial demands
• Lowers jobs/housing balance
• Provides limited opportunity to develop
affordable housing
• Net positive fiscal impact
• Congestion levels similar to other
alternatives but more potential for local
impacts due to outbound commuters

Figure 6: Alternative B2
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UCB Alternative B3 – Higher-Density Residential
Net New Population:
Net New Housing:
Net New Jobs:
Considerations
•
•

14,912
6,199
1,782

High opportunity cost
Creates the most opportunity to develop
housing at a range of prices and rents for
different household types and best meet future
housing needs
Provides greatest opportunity to address city’s
retail leakage
Higher job generation but lower paying jobs in
retail / service sector
Lowers jobs/housing balance
Results in a net positive fiscal impact
Congestion levels similar to other alternatives
but more potential for local impacts due to
outbound commuters

•
•
•
•
•

Figure 7: Alternative B3

GSD Alternative C – Station Area Office
Net New Population:
Net New Housing:
Net New Jobs:

3,529
1,426
6,440

Considerations
•
•
•
•
•
•

Creates highest employment capacity
Low opportunity cost
Improves jobs/housing balance
Generates jobs that pay a living wage
Highest net fiscal benefit
Only Alternative that maintains a net positive
fiscal impact even without voter-approved
measures
• All alternatives result in a relatively similar
amount of congestion

Figure 8: Alternative C
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Comparing Across GSD Alternatives
A

B1

B2

B3

C

Indicates Which Alternative
Rated Best

Figure 9: GSD Alternatives Comparison

Summary of Public Input for GSD
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Figure 10: Summary of Public Input
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“Group responses” refers to the aggregated feedback received from each table at the community
workshops and the joint Chamber / ADHMA meeting. “Combined Responses” refers to all of the
feedback that we received throughout the process, including mailed-in responses and responses
provided through the on-line town hall forum. Alternative C (Station Area Office) and Alternative A
(Existing General Plan) performed the best in the group responses category while Alternative C
(Station Area Office) and Alternative B1 (Residential with RDC) performed the best in the combined
responses category. The Greater Station District was the only focus area where the group responses
varied from the combined responses.
Analysis
Land Use Conflicts. Alternative A (Existing General Plan) and Alternative C (Station Area Office)
support existing industrial businesses and /or the development of new flex-industrial businesses and
minimizes land use conflicts within the RDC industrial area, which currently accommodates
approximately 600 industrial jobs and generates approximately $325,000 in yearly sales tax.
Alternative B1 (Low-Density Residential with RDC) is based on a proposal received from a developer
and re-designates a portion of the RDC industrial area to accommodate small lot single family homes,
townhouses, and affordable rental family housing. This alternative proposes new residential uses
directly adjacent to existing industrial properties that accommodate a variety of a manufacturing and
warehouse uses. This alternative has the highest potential to create land use conflicts.
Generally speaking, industrial uses can have special requirements and characteristics which may not
be compatible with residential uses. Industrial uses have a higher potential to generate noise, odors,
and dust as compared to commercial or residential uses. They also have a higher probability of utilizing
hazardous materials in their day-to-day operations. In addition, there is potential for businesses within
industrial areas to operate 24-hours-a-day with multiple shifts, which could cause disruption to nearby
residential neighborhoods. In addition, the City entered into 30-year “longevity agreements” in 1998
with property owners within the RDC area that allows existing uses to continue to operate under the
more intensive Light Industrial General Plan and Zoning standards, which further exacerbates the
potential for conflicts.
There is also an impact on existing businesses and business parks from the introduction of residential
uses into an area that historically accommodated industrial uses. Businesses may be forced to alter
their operations to address complaints received from nearby residents. Business parks that
accommodate flex industrial uses may be less marketable due to their proximity to residential
neighborhoods. In addition, the introduction of residential development into industrial areas can result
in a monetary incentive for adjacent industrial property owners to sell their land to residential
developers since the value of residential land is much higher than industrial land. The City’s Economic
Development Manager had heard from a property owner within the area that a business interested in
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moving into the RDC area re-considered based on the potential for future development of residential
uses.
Introducing residential land uses into an industrial zone may also create circulation conflicts between
trucking and industrial traffic and residential traffic, or impose segregated and disconnected circulation
systems to keep the residential traffic separated from the industrial traffic. A segregated circulation
system would likely not support the transit-oriented goals of creating a pedestrian friendly
environment within ½ mile radius of BART.
Alternatives B2 (Lower-Density Residential) and B3 (Higher-Density Residential) propose
conversion of the entire 7th Street industrial area to residential uses with Alternative B3 (High Density
Alternative) proposing the most units. This would minimize land use conflicts by re-designating the
entire area for residential uses.
Alternative C (Station Area Office) proposes to increase the density for business uses by introducing
an office and retail commercial component into the RDC area. Similar to the current General Plan
(Alternative A) Alternative C maintains a focus on employment uses.
Consistency with Regional Planning Efforts. Plan Bay Area is an integrated long-range plan for the
San Francisco Bay Area. It is a regional effort to provide a balance of jobs and housing while at the
same time reducing greenhouse gas emissions from transportation sources by linking land use and
transportation planning efforts. It proposes to accommodate 80 percent of the region’s future housing
needs in Priority Development Areas (PDAs).
The PDA is within the Greater Station District boundary and specifically includes the properties
directly surrounding the BART station, the existing 214-unit townhome development on 11th Street,
and the 24-acre vacant property to the east of the UP rail line zoned RDC. Between 2010 and 2040,
the Plan Bay Area projects that the Station District will see a 14 percent increase in housing units and
25 percent increase in employment. The identified growth was based largely on the City’s existing
2002 General Plan and the Intermodal Station District and Transit Facility Plan (2001).
Alternative A, which is based on the existing 2002 General Plan land use designations, is consistent
with Plan Bay Area assumptions for the Intermodal Station District PDA and Plan Bay Area. Similarly,
Alternative C, which includes additional job growth, would likely be considered consistent with the
PDA designation. Alternative B3 would likely improve the overall performance of the PDA by
locating higher-density, mixed-use residential uses near the BART station. Alternatives B1
(Residential with RDC Focus) and B2 (Lower-Density Residential), propose lower-density residential
uses, which do not create sufficient concentrations of residents to support transit use or the retail and
service uses in mixed-use districts; are not consistent with the Plan Bay Area goals of locating higherdensity development close to public transit; and are not consistent with the current PDA designation.
For purposes of this discussion, higher density development is considered more than 45 units per acre.
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The most recent developments in the Station District, including Avalon Bay, Station Center, and the
Windflower Lofts currently under construction, range in density from approximately 75 to 100 units
per acre.
Union City’s Intermodal Station District PDA is eligible to compete for transportation funds to support
higher-density pedestrian- and transit-oriented development within the PDA boundaries. These funds
are distributed by the Alameda County Transportation Commission as a part of the One Bay Area
Grant (OBAG) program. The City recently received approximately $8.5 million in OBAG funds to
open up the back side of BART to create a free pedestrian pass-through, which is currently under
construction. Should the preferred focus area alternative propose land uses not consistent with the
existing PDA designation or PDA goals, there is potential for impact on the City’s competiveness for
these funds.
DIPSA Specific Plan. State law requires consistency between a City’s General Plan and any specific
plans. In addition, projects within the boundary of the DIPSA must also comply with the Specific Plan
in order to be approved. The DIPSA Specific Plan addresses a variety of topics including land use,
circulation, community design, and the preservation of industrial uses. Should an alternative be chosen
other than Alternative A (Existing General Plan), the specific plan will need to be updated accordingly.
By-Right Housing Proposal. Governor Brown recently introduced a budget trailer bill that would
approve multi-family housing projects “by right” (i.e., with no discretionary review) so long as the
project includes specified amounts of affordable housing (“By-Right Housing Proposal). The ByRight Housing Proposal was not taken up as part of the State budget package that was approved on
June 15, 2016. However, it will most likely be revisited in August. The Governor also set aside $400
million in funding for affordable housing that is contingent on approval of the By-Right Housing
Proposal.
If the legislation is passed as currently proposed and a preferred alternative is chosen through the
General Plan Update process that includes multi-family residential, then once the General Plan is
adopted, qualifying residential projects would not be subject to any discretionary or public review.
This is a concern since the City Council and Planning Commission would not have the ability to review
the project through the Site Development Review process, there would be no subsequent
environmental review of project specific impacts, nor would the public have the opportunity to
comment on site specific project concerns.
The City’s Site Development Review process provides an opportunity for staff to work with
developers to address project specific issues as well as concerns brought up by the community. In
light of the proposed legislation, re-designating property to accommodate residential uses through the
General Plan Update may result in the City losing its ability to require a discretionary review of any
subsequent residential housing projects that meet the standards of the proposed legislation.
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Housing Element. The City Council approved the current Housing Element in January 2015 for the
eight-year planning period from January 31, 2015 to January 31, 2023. One of the main purposes of
the Housing Element is to identify opportunity housing sites to accommodate the City’s Regional
Housing Needs Allocation (RHNA). This process includes the identification of vacant or underutilized
sites that can accommodate housing at varying densities.
Planning for the next cycle will most likely begin in the 2018 /2019 timeframe. At that time, the
Association of Bay Area Governments will provide cities the number of housing units and
corresponding affordability levels that they are required to accommodate. Under State law, the City
will be required to identify vacant or underutilized sites to accommodate these housing units. Any new
housing that is built mid-cycle and not included in the current Housing Element, such as the housing
proposed in Alternatives B1, B2, and B3, will not be counted towards the next RHNA cycle unless it
is constructed in a timeframe that is close to the adoption of the next Housing Element, which would
occur in the 2021 /2022 timeframe.
Parkland. Alternatives B1, B2, and B3 propose new residential development that will create a demand
on the City’s current park facilities. These alternatives also show parkland in the RDC industrial area
being provided to address the current parkland dedication requirement for residential subdivision
projects listed in Chapter 17.30 of the Municipal Code of 3 acres per 1000 residents.
In prior meetings, the public has provided feedback regarding the City’s current parkland deficiency
of approximately 75 acres based on the current parkland dedication requirement of 3 acres per 1000
residents. (School facilities and regional open space is excluded from the City’s formula.) This
parkland deficiency is due, in part, to the development of older neighborhoods, such at the Decoto and
the Alvarado area, that were not required to dedicate parkland at the time of development. In addition,
apartment developments are not required to dedicate parkland and instead pay a Park Facilities Fee.
This is due to the framework of the parkland dedication requirements, which is rooted in State law. It
is anticipated that any new large-scale residential developments that propose for-sale units will provide
the required parkland dedication. However, this will not address the City’s current deficit.
During the public workshops, feedback was received regarding the Cal-Trans property, located
adjacent to the East-West Connector alignment, should be preserved for parkland. It is currently being
used for agricultural purposes. The majority of the property has a General Plan designation that
currently allows medium density residential development (10 to 17 units per acre) with a small portion
adjacent to Alvarado-Niles Road designated for residential development from 17 to 30 units per acre.
The property was previously zoned for single-family development. All of the alternatives maintain
the current General Plan designations approved earlier in the year as part of the Housing Element.
The General Plan update currently underway covers the planning horizon between 2015 through 2040.
During that time, new opportunities for parkland may present themselves, which are currently not
available such as vacant property owned by public agencies. It is recommended that the updated
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General Plan identify an appropriate vehicle, such as the Parks and Recreation Master Plan, to study
and catalog these opportunity sites to provide the framework to develop future parks.
Traffic / Circulation. All of the alternatives generate similar levels of traffic. However, alternatives
that include housing would generate more outbound trips in the a.m. as people leave Union City to go
elsewhere for work and in-bounds trips in the evening.
Without the East-West Connector, any substantial land use intensification in the Greater Station
District area will further deteriorate the traffic conditions on Decoto Road.
Fiscal Considerations
Fiscal Impacts. As shown in Figure 11, all of the alternatives would result in a net positive fiscal
impact on the City budget if existing tax measures remain in place. However, they are dependent upon
continuation of the voter-approved half-cent sales tax measure (Measure JJ, 2014) and the public
safety parcel tax measure (Measure UU, 2008). Without the support of the tax measures and funding,
Alternatives B1, B2, and B3, which include residential development, would strain the City’s budget
due to increased population service demands and would likely contribute to an overall budget deficit.
Alternative A (Existing General Plan) would similarly contribute to a budget deficit, but to a lesser
degree. Only Alternative C (Station Area Office) would likely keep the City budget positive.
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Economic Development Administration Grant. The City received a $3,000,000 grant from the U.S.
Economic Development Administration that was used for undergrounding an existing concrete
channel (Line M) through the Station District area. The grant was predicated upon the City’s
commitment to maintain land uses that would support job development in the greater Station District
area. The property owner of the 24-acre vacant property zoned RDC and the Special Masters for the
WCA property also committed to maintaining land uses that would support job growth in the area.
Alternatives B1, B2, and B3 re-designates these properties to allow residential development, which
would not be consistent with the terms of the grant. It is possible, the City would be required to pay
back some or all of the grant monies should the City Council approve a change to the land use
designations on these properties. In addition, defaulting on the terms of the grant could impact
obtaining future grant funding from this Federal agency.
Impact Fees. City Council members expressed interest in understanding the impacts fees generated
from each alternative. The impacts fees include the Capital Facilities Fee and the DIPSA Infrastructure
Fee. Impacts fees are currently only assessed on new residential development and can only be used
for the construction of specific capital facilities and infrastructure to serve new residential
development. The specific projects that the monies can be used for are identified in the ordinances
that created the fees. The monies cannot be used for operations or maintenance.
The Capital Facilities Fee for new single-family units is $12,231 and $8,624 for multi-family units.
The DIPSA Infrastructure Fee only applies to new development within the DIPSA area and is currently
$10,565 for new single-family units and $6,256 for new multi-family units (subject to yearly CPI
increase). See Figure 12 for an overview of the impact fees generated for each alternative. City staff
is currently evaluating an application in the DIPSA area where the developer is requesting to use the
impact fees generated by the project to construct public amenities. In the past, the City Council has
not been supportive of allowing developers to use impact fees to construct project amenities.
Prioritizing capital projects is usually determined by the City Council through the Capital
Improvement Plan that is part of the city-wide biennial budgeting process.
Neither the Capital Facilities Fee nor the DIPSA Infrastructure fee anticipated the level of additional
residential development proposed in Alternatives B1, B2 or B3 nor any projects / infrastructure
improvements to support this level of development. Should one of these alternatives be identified as
the preferred alternative, the City Council should consider directing staff to review the fees in light of
the new proposed residential development. The analysis could result in an increase in the respective
fees per unit to adequately cover the costs of any new projects and to address any increases in estimated
project costs for existing projects. The update to these fees should occur around the same time as final
adoption of the updated General Plan so that they apply to any subsequent residential development.
Depending on the level of new development identified in the preferred scenario, staff can assess the
cost / benefits of updating the fees and report back to the City Council.
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Park Facilities Fees. Alternatives B1, B2, and B3 propose new residential development that will
create a demand on the City’s current park facilities. All of the residential alternatives include General
Plan designations that accommodate higher-density development that would most likely be in the form
of apartments, which are not subject to the parkland dedication requirement. In 2006 when the
apartment projects within the PDA boundary came forward, a Park Facilities Fee was established to
address the demand created by rental housing projects. The fee can only be used for acquisition of
parkland. A study was completed at that time that projected the anticipated level of new apartment
development and the cost at that time to acquire new parkland. The fee is currently set at $2,466 per
new residential unit (subject to yearly CPI increase), which is substantially lower than the average
park in-lieu fee of approximately $20,000 per unit. Should Alternatives B1, B2 or B3 be identified as
the preferred alternative, the City Council should consider revisiting the fees to reflect the increase in
the amount of higher-density development and the inflation of land costs. The update to these fees
should occur around the same time as final adoption of the updated General Plan. Depending on the
level of new development identified in the preferred scenario, staff can assess the cost / benefits of
updating the fees and report back to the City Council.
Community Facilities District Fees. New residential development is required to annex into the City’s
Community Facilities District and pay a yearly assessment fee. The current tax is $577 per single
family unit and $225-$289 for multi-family units (subject to yearly 2 percent increase). The CFD was
established in 2007 to support certain public services including: police services, fire protection and
suppression services, paramedic services and park maintenance including, but not limited to (i) the
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costs of contracting services, (ii) related facilities, equipment, vehicles, ambulances, fire apparatus and
supplies, (iii) the salaries and benefits of City staff that directly provide police services, fire protection
and suppression services, paramedic services and park maintenance, respectively, and (iv) City
overhead costs associated with providing such services within the CFD. It should be noted that the
CFD is supplemental to the overall city-wide cost and only provides partial funding for these public
services as a result of the new development.
Similar to the impact and parkland fee discussions above, should Alternatives B1, B2, or B3 be chosen
as the preferred alternative, there may be a need to create a new CFD for the DIPSA area to address
the need for additional staffing / equipment necessary to serve / maintain any new public facilities or
parks. Depending on the level of new development identified in the preferred scenario, staff can assess
the cost / benefits of creating a new CFD and report back to the City Council.
Market Feasibility/Demand. Alternatives A (Existing General Plan) and C (Station Area Office)
provides the greatest opportunity to meet the city’s projected employment and commercial demands,
while Alternatives B2 (Lower-Density Residential) and B3 (Higher-Density Residential) provide the
greatest opportunity to meet the city’s projected residential demands. Of the alternatives, Alternative
B1 (Low-Density Residential with RDC) provides for a mix of residential and employment-based
jobs, but would likely fall short of meeting both residential and employment market demands. Based
on citywide market demand projections, Alternatives A and C likely over plan retail and service uses
and under plan flex-industrial uses. Alternatives B1, B2, and B3 would not meet projected employment
demands.
The lower-density housing included in Alternatives B1 (Residential with RDC Focus) and B2 (LowerDensity Residential) would be immediately marketable, but would not provide the housing types
expected to be in demand in the future or as would be appropriate within ½ mile of the current BART
station / future Intermodal Station. According to future market projections, housing demand in the
East Bay is expected to shift from single-family homes to multifamily dwelling types. Alternative B3
(Higher-Density Residential) would plan for multifamily uses at densities that best meet future
residential demands.
All residential alternatives could be absorbed by current market demand. Flex-industrial uses and
more traditional industrial uses could likely be absorbed as the current vacancy rates for this type of
space is extremely low in Union City. According to Colliers International, a commercial real estate
firm who tracks vacancy rates in the East Bay corridor, Union City had an average vacancy rate of
approximately 1.1% for all of its industrial building stock in Quarter 1 of 2016. City staff has also
noticed an increase in activity in the City’s industrial areas over the last several quarters as existing
Union City businesses are trying to expand or new businesses are trying to locate within the City. One
of Union City’s fastest growing companies, Rapid Displays, was forced to lease 100,000 sq. ft. of
industrial space in Hayward since they could not find adequate space within Union City. The City’s
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Economic Development Manager has also observed new businesses wanting to come to Union City
and existing businesses not finding adequate space within the City’s industrial areas to grow.
Class A office is not a proven product type in Union City, but the Station District provides the greatest
opportunity for such a product type due to its proximity to the BART station. As can be seen in San
Leandro by the plans to construct approximately 750,000 square feet of office adjacent to BART, the
office market is strengthening in the East Bay. Additionally, an office developer is going through the
entitlement process to construct a new office building on city-owned parcels immediately adjacent to
BART.
Retail Leakage. Alternative B3 (Higher-Density Residential) would likely provide the greatest
opportunity to address the city’s retail leakage in the form of mixed-use retail spaces and the redesignation of the Air Liquide property from RDC to Retail Commercial. While Alternatives A and C
would also create capacity for retail and service uses, the majority of this space (with the exception of
the Air Liquide property in Alternative C) is connected to flex industrial and office uses and would
probably not meet the retail demands created by Union City residents. Alternatives B1 and B2, which
provide lower-density residential densities, would exacerbate the city’s retail leakage by adding
sufficient residents without providing additional capacity for retail uses.
If Alternatives A, B1, B2 are chosen as the preferred alternative, consideration should be given to redesignating the Air Liquide property from RDC to Retail Commercial (CR). This property is an ideal
location for commercial development based on its proximity to Decoto Road (one of the City’s major
thoroughfares) and to surrounding residential neighborhoods including the Decoto. This would also
address feedback that was heard at the Decoto workshops (February and March, 2016) regarding the
need for more shopping opportunities nearby the Decoto neighborhood. In addition, the City has a
very low commercial vacancy rate, which demonstrates a demand for commercial space within the
City. The City was recently approached by a major grocery retailer looking for property to build a new
supermarket but they were not able to find a parcel big enough within the City to accommodate their
building footprint and associated parking demands. Lastly, Air Liquide is a sales tax generator. Should
the site’s General Plan designation be updated, the new designation should allow for uses that can
mitigate some of the sales tax loss if Air Liquide was to relocate. Currently, Air Liquide is considered
a legal non-conforming use, which allows them to continue to operate but limits their ability to expand.
Updating the site’s General Plan designation to CR would not change this determination.
Job Generation. Alternative A (Existing General Plan) provides the closest match of job types to the
existing city labor force, while Alternative B3 (Higher-Density Residential) has a substantially lower
percentage of industrial jobs and a much higher share of retail jobs. Alternative C (Station Area Office)
would provide a higher share of office jobs than the other alternatives.
At the Fiscal Study Session that took place in May 2016, a question came up from the City Council
regarding the amount of job generation, specifically professional services, that could be attributed to
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the development of new residential uses (i.e. home occupations). In 2014, there were an estimated
23,957 jobs in Union City. The City issued approximately 650 home occupations permits for the period
from June 2015 to May 2016, which is 2.7 % of the City’s total jobs. Approximately half of these
permits were issued for community care facilities (in-home day care / board and care, etc.); trucking
businesses, janitorial businesses and trade contractors (construction, landscape, etc.). The other half
were issued for professional services such as consultant services and sales.
Conclusion
The purpose of this report is to provide information from the Alternatives Report and the Alternatives
Public Summary document and related analysis regarding the Greater Station District focus area. A
Final recommendation on a preferred alternative for each focus area will be requested at the July 21
Planning Commission meeting. In summary:













Public Input. Group Results: 1) Alternative A (Existing General Plan); Combined Results:
Alternative B1 (Low Density Residential with RDC) and Alternative C (Station Area Office)
Land Use Conflicts. Alternative B1 has the most potential for land use conflicts due to the
introduction of housing near existing industrial businesses.
Circulation. Without the East-West Connector, any significant land use intensification in the
Greater Station District area will further deteriorate the traffic conditions on Decoto Road.
Consistency with Regional Planning Efforts. Alternative A and C (alternatives that maintain
the site for industrial and office uses) and to a lesser extent B3 (Higher-density Residential)
are most consistent with the area’s PDA designation.
State’s By-Right Legislation. Recently proposed By-Right legislation to streamline the
approval process for qualifying residential projects usurps local land use control, circumvents
required environmental review process, and does not provide a process for public input on new
multi-family residential developments. If the legislation passes as it is currently proposed, the
City would not have discretionary review over qualifying residential projects.
Fiscal Impacts. All of the alternatives would result in a net positive fiscal impact on the City
budget if existing tax measures (voter-approved half-cent sales tax measure and the public
safety parcel tax measure). Without the support of the tax measures, Alternatives B1, B2, and
B3, which include residential development, would strain the City’s budget due to increased
population service demands and would likely contribute to an overall budget deficit.
Alternative A (Existing General Plan) would similarly contribute to a budget deficit, but to a
lesser degree. Only Alternative C (Station Area Office) would likely keep the City budget
positive.
Economic Development Administration Grant. The City may be required to pay back some
or all of a 3,000,000 grant from the U.S. EDA should certain properties within the GSD focus
area be re-designated to allow residential uses.
Impact, Parkland Facilities, and CFD Fees. Should one of the residential alternatives be
identified as the preferred alternative, the City Council should consider directing staff to review
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applicable impact and CFD fees in light of the new proposed residential development. The
analysis could result in an increase in the respective fees per unit to adequately cover the costs
of any new projects and to address any increases in estimated project costs for existing projects.
Market Feasibility/Demand. Alternatives A (Existing General Plan) and C (Station Area
Office) provides the greatest opportunity to meet the city’s projected employment and
commercial demands, while Alternatives B2 (Lower-Density Residential) and B3 (HigherDensity Residential) provide the greatest opportunity to meet the city’s projected residential
demands.
Current Market Conditions. All residential alternatives could be absorbed by current market
demand. Flex-industrial uses and more traditional industrial uses could likely be absorbed as
the current vacancy rates (1.1%) for this type of space is extremely low in Union City. The
GSD focus area is the ideal location for Class A office space due to its proximity to BART.
Retail Leakage. Alternative B3 (Higher-Density Residential) would likely provide the
greatest opportunity to address the city’s retail leakage in the form of mixed-use retail spaces
and the re-designation of the Air Liquide property from RDC to Retail Commercial. The Air
Liquide property is an ideal location for retail development due to its location and proximity
to surrounding residential neighborhoods.
Job Generation. Alternative A (Existing General Plan) provides the closest match of job
types to the existing city labor force, while Alternative B3 (Higher-Density Residential) has a
higher share of retail jobs.

RECOMMENDATION
It is recommended that the Planning Commission review the staff report and ask any clarifying
questions. No action is required. Staff will be returning to the Planning Commission on July 21 to
receive a final recommendation for the City Council. It is anticipated that the Council will make a
final determination on the focus area alternatives at their July 26, 2016. This will conclude the
Alternatives Analysis, and the General Plan Update will then begin the policy and environmental
review phase.

ATTACHMENT 2

DRAFT VISION AND
GUIDING PRINCIPLES
Defining Union City’s Future
The purpose of this document is to describe a vision and set of related
guiding principles that captures the City’s key values and aspirations for
Union City’s future. The first part of this document presents the Vision for
Union City through 2040. The Vision Statement paints a picture of what
Union City could be 25 years from now. The second part of this document
sets out Guiding Principles that flow from the Vision Statement. These
principles establish broad benchmarks for the rest of the General Plan
Update process and the General Plan itself. They set forth guidance on
how the City will achieve the vision.
The Vision and Guiding Principles, along with the topics identified and
discussed in the Assets, Issues, and Opportunities Report, will be used
by the City to help define how growth will occur. They will also be used
to define and evaluate land use alternatives for focus areas within the
community. While the Vision is expected to be carried forward with the
General Plan, it is anticipated that the Guiding Principles will be translated
into the goals and policies and make up the heart of the General Plan. In
this way the Guiding Principles are interim statements intended to guide
the Update process.
The Vision and Guiding Principles are applicable to the context of the
city as a whole as well as its specific neighborhoods, corridors, and
districts. The Vision and Guiding Principles is informed by input from
the community, the General Plan Advisory Committee (GPAC), and the
Planning Commission and City Council. It also considers the visions and
themes from the 2002 General Plan, which have guided the City over the
past 12 years.
The initial public participation components of the General Plan Update
process, which included two GPAC meetings, a community workshop, an
Online Townhall Forum session, and study sessions with the Planning
Commission and City Council, have engaged a broad cross section of
Union City’s community in thinking about what Union City’s future can be
and ways to achieve it. The community workshop and Online Townhall
Forum provided participants an opportunity to identify what they felt
are the most important assets, issues, and opportunities to be addressed
in the General Plan Update. Participants also conveyed their values and
aspirations for Union City’s future. This feedback was then presented to
the GPAC and Planning Commission for their review and input.
-1-

2040 VISION STATEMENT
Union City is the heart of the Bay Area and a regional center for
commerce, community, and culture. Our economy is strong and
diverse and provides high paying jobs across a broad range of
local businesses, high profile companies, and emerging industries.
Our residents and neighborhoods are safe and healthy and our
community is celebrated for its diversity and equitable treatment of
everyone. Union City provides effective and efficient public services
and is fiscally stable.
Located centrally in the greater Bay Area, Union City is recognized for its
many locational assets, including its proximity to I-880, the Dumbarton
and San Mateo Bridges, BART, and other public transit systems, elite
universities including Stanford and U.C. Berkeley, and investment
opportunities. The Station District is a flourishing town-center and a
regional draw known for its arts, culture, entertainment, and aroundthe-clock activity. The Intermodal Station functions as a multi-modal
transit hub serving BART, ACE, Capital Corridor, Dumbarton Rail, UC
Transit, and AC Transit.
Union City’s economy plays a major role in the Bay Area, Silicon Valley,
and global economies. Building on the skills and knowledge of our
workforce, businesses provide jobs across a broad range of innovative
business and industrial sectors. Union City is home to a mix of small
and local businesses, and high-profile companies and corporate offices.
Union City is known as an economic driver in emerging innovation,
green, high-tech, and R&D industries.
Union City continues to be a community celebrated for its cultural
and ethnic diversity and traditions. We are proud of the equitable,
respectful, and fair treatment of all community members, including
families, youth, and seniors, regardless of income, age, or ability. Our
residents and neighborhoods are socially connected and integrated.
Residents feel comfortable and accepted in the community and are
able to thrive and achieve their full potential.
Union City’s neighborhoods are desirable, sought-after places to
live. Residents of all ages and backgrounds live in safe and healthy
neighborhoods. Our housing stock includes a range of affordable
housing choices and addresses the specials needs of our residents. Our
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2040 VISION STATEMENT
neighborhoods are also valued for their walkable streets, nearby goods
and services, great schools, parks and recreation facilities, and access
to jobs. These characteristics, which brought residents to Union City,
are evident today.
Union City is linked to the rest of the Bay Area and Silicon Valley by
an extensive, efficient, and safe network of roadways, bridges, transit,
bikeways, and pedestrian paths. Within the city there is an extensive
network of bicycle and pedestrian facilities that are heavily used
by adults and children getting to and from work and school and for
recreational purposes. UC Transit is a robust public transit system that
is extensively used by residents and visitors to the city.
Union City’s schools are valued for their high academic achievement
and award-winning extracurricular programs. Union City has modern
library facilities and innovative youth programs that create welleducated students, responsible community members, and a skilled
workforce. Our youth and adults have access to higher education, job
training, and leadership opportunities through partnerships with local
colleges and apprenticeships with local businesses and industries.
Union City parks and recreation facilities are available and accessible
to all residents and defined by the cultural diversity of residents. Union
City has expanded access to and connections among the baylands
to the west, hillsides to the east, and open space corridors running
through the community.
Union City has maintained its focus on minimizing risk associated with
earthquakes, floods, and other hazards and maximizing emergency
preparedness and resiliency. We feel secure in our neighborhoods and
homes, and safe in our daily activities.
Union City continues to provide effective and efficient public services.
Our leaders are known for making sound, environmentally conscientious
decisions, prudently managing public funds, and ensuring revenues
are adequate to cover the provision of City services.. Our City staff
is knowledgeable and dedicated to furthering the interests of the
community. Our residents are informed and engaged in City activities
and decisions.
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GUIDING PRINCIPLES
Guiding Principles
Economic Development

•• Promote the city as a civic, cultural, and economic destination within the
greater Bay Area and Silicon Valley to attract new businesses and facilitate
new economic development opportunities.
•• Strategically position Union City to succeed in a global marketplace.
•• Protect and expand economic assets within the city by supporting existing
commercial and industrial sector businesses to ensure that they remain a
vital part of the City’s economic base and by expanding Union City’s base of
high-quality jobs and revenue-generating businesses in the commercial and
industrial sector.
•• Support the redevelopment, reuse, and intensification of older industrial
buildings, including underutilized warehouse buildings, to meet the needs of
emerging green, advanced manufacturing, high-tech, and R&D industries.
•• Encourage office buildings, including Class-A office space, in appropriate
locations within the city to increase and expand the city’s property tax and
job base.
•• Support an education system that fosters creativity and innovation through
partnerships with schools, educational organizations, colleges, and local
and regional businesses and vocational education and online learning
opportunities.
•• Work with educational institutions and technology industries in the Bay Area
to expand the skills and knowledge of Union City’s workforce in order to
attract high quality jobs and enhance the local economy.

Health and Quality of Life

•• Promote a way of life that integrates physical activity into the daily routine
of all residents, creates opportunities for residents to make healthy choices,
motivates residents to pursue educational and employment opportunities,
and ensures residents feel safe.
•• Continue to place a high priority on programs and facilities that serve youth,
families, and seniors, including recreational, sports, educational, housing,
and childcare/adult care.
•• Encourage expanded childcare/adult care in the community through private
and non-profit organizations.
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GUIDING PRINCIPLES
•• Prioritize and support strong primary and secondary education,
community education, and diverse employment that give residents
opportunities for economic growth and security.
•• Promote the availability of and access to healthy, fresh foods that are
balanced, nutritious, and culturally diverse.
•• Build partnerships to attract and retain accessible, affordable, and quality
health services and facilities that meet the existing and future needs of
residents and businesses.
•• Promote a sense of social responsibility that creates a safe and violencefree community for residents to live, work, play, and fully participate in
community life.
•• Continue to support and expand Youth and Family Services programs that
provide assistance to youth and their families.

Land Use

•• Maintain a balanced mix of residential, employment, and commercial
uses that provide residents with places to live and work.
•• Create a vibrant 24-hour Station District that serves as a regional
destination and focal point of the city for the arts, culture, and
entertainment, while accommodating residents that live, work, and
gather in the community.
•• Ensure livable, healthy, and well-designed neighborhoods that are
walkable and bikeable, and are complete with access to a mix of goods
and services, park and recreation opportunities, and educational
facilities.
•• Encourage higher-density developments and mixed-use projects in
appropriate areas throughout the city, including areas adjacent to transit
stops, along transit corridors, near job centers, and in strategic focus
areas throughout the city.
•• Use existing assets of infrastructure and public facilities to increase infill
and re-use, while maintaining quality of life and important community
character.
•• Implement sustainable and resilient development practices that provide
for the needs of existing residents and businesses, while preserving
choices for future generations.
•• Promote strategic development and reuse of vacant, underutilized, and
infill sites, especially along transportation corridors and in industrial/
employment areas.
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GUIDING PRINCIPLES
Community Design

•• Enhance gateways into the community to assist with City placemaking and
branding efforts.
•• Ensure new development respects the community’s natural setting,
including baylands, hillsides, and creek corridors.
•• Ensure new development is compatible with the scale and character of
existing neighborhoods; is appropriately sited; and includes high-quality
exterior materials and finishes and attractive bay-friendly landscaping.
•• Preserve and protect important historic and cultural resources that serve as
significant, visible, reminders of the city’s history.
•• Improve Union City’s appearance by creating attractive commercial and
mixed-use corridors and centers that are integrated with surrounding
neighborhoods.
•• Create vibrant public places that serve as gathering places for the
community and function as regional draws for visitors.
•• Locate and design buildings, streetscapes, and public spaces that contribute
to walkable neighborhoods, corridors, and districts.

Housing

•• Promote a mix of housing types and affordability throughout the city that
meets the needs of existing and future residents.
•• Include a mix of housing types within neighborhoods to promote a diversity
of household types and housing choices for residents of all ages and income
levels.

Mobility and Access

•• Develop a balanced, integrated, multimodal transportation system that is
efficient and safe with frequent service connecting every neighborhood to
the rest of the city and the region.
•• Create a safe and convenient transportation network that incorporates
complete streets concepts by meeting the needs of all users, including
pedestrians, bicyclists, persons with disabilities, motorists, movers of
commercial goods, users and operators of public transportation, emergency
responders, seniors, children, youth, and families.
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GUIDING PRINCIPLES
•• Continue providing a variety of transportation choices that promote
alternatives to the automobile, including walking, bicycling, and transit.
•• Support the integration of emerging transportation technologies and
modes.

Sustainability and Resiliency

•• Reduce greenhouse gas emissions to help achieve the State and City’s
reduction goals to address climate change.
•• Protect the city’s natural resources (i.e., creeks, hills, and marshes).
•• Continue to promote sustainable levels of energy, water, and resource
consumption through: efficient land use transportation decisions;
efficient site design and construction techniques, implementation of
waste reduction and recycling programs , and the provision of green
infrastructure.
•• Encourage residents and businesses to live, work, and operate in a more
sustainable manner.
•• Enhance the City’s understanding of future risks and its ability to absorb,
respond to, and recover from emergencies or other social, economic, or
environmental disturbances, crises, and changes.

Parks and Recreation

•• Maximize public access and use of the baylands, hillsides, and other city
and regional open space and recreational areas.
•• Support the development of regional open spaces that connect Union
City to the Bay Area and provide additional recreation opportunities for
residents.
•• Support the development of additional parkland for active recreational
uses, including sports fields and facilities.
•• Expand and improve existing pedestrian and bike trails to promote health
and recreation and to connect the city’s neighborhoods and open spaces.
•• Provide innovative recreational and sports facilities, services, and
programs that are inclusive, safe, fun, enhance the quality of life in the
community, and recognize the ethnic and cultural diversity of Union City
residents.
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GUIDING PRINCIPLES
Public Safety

•• Improve coordination among residents and businesses and City
Departments including the Police Department, Fire Department, Economic
and Community Development Department, and Public Works Department to
address security issues and maintain a safe community.
•• Continue to support and expand the City’s Youth Violence Prevention
Program and community policing unit.
•• Minimize Union City’s vulnerability to natural disasters and manmade
hazards through long-range contingency and resiliency planning in all
decisions.
•• Strengthen the City’s emergency response capabilities.
•• Continue to improve seismic safety through the modernizing of older public
facilities.
•• Continue to support and expand the Community Emergency Response Team
(CERT) program to better prepare residents for natural disasters.
•• Ensure public facilities and infrastructure investement contribute to the
safety and security of residents (e.g., lighting in public places).

••Services and Facilities
•• Provide quality public services, facilities, and infrastructure that are
distributed equitably throughout the city.
•• Expand and enhance telecommunication and broadband access to all
businesses and residents.
•• Maintain transparency and improve accountability in all City decisions,
practices, and service areas.
•• Promote opportunities for community education and involvement through
volunteerism and civic engagement.
•• Continue to ensure the fair treatment of residents of all races, cultures, and
incomes with respect to the development, adoption, implementation, and
enforcement of City plans and policies.
•• Promote joint use of public facilities to optimize the use of public funds and
build relationships with community partners.
•• Ensure City revenues are sufficient to maintain and enhance City services,
programs, and facilities that serve residents and the business community.
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•• Ensure new development is fiscally neutral or positive to the City and
provides a net social or economic benefit to the community.

