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Project Description

The project analyzed in this EIR is the proposed 2040 Union City General Plan Update, referred to
herein as the 2040 General Plan or proposed project. This section of the EIR describes the key
characteristics of the 2040 General Plan, including the project proponent/Lead Agency, the
geographic extent of the 2040 General Plan, project objectives, required approvals and types and
extent of development forecasted under the 2040 General Plan.

2.1

2040 General Plan

The 2040 General Plan is a comprehensive update of the City’s current 2002 General Plan, and
establishes the community’s vision for future development of the City through 2040. As part of the
general plan process, the 2040 General Plan has been reorganized and reformatted, with updated
goals and policies that reflect the community’s vision of Union City. The City’s General Plan Land Use
Map has also been updated to reflect the community’s vision and the underlying theme that
threads through the 2040 General Plan: creating quality places that improve the quality of life for
residents, attract new and retain existing businesses, and enhance the City’s fiscal stability, while
preserving successful areas of the community.
State law (Government Code Sections 65300 through 65303.4) sets forth the requirement for each
municipality to adopt and periodically update its General Plan, and sets the requirement that a
General Plan include the following eight mandatory subject areas, or “elements”: Land Use,
Circulation, Housing, Open Space, Conservation, Noise, Safety, and Environmental Justice. State law
also allows for optional elements that can be organized or combined at the city’s discretion. As
described below, the 2040 General Plan has been organized into ten elements: Land Use; Economic
Development; Community Design; Mobility; Health and Quality of Life; Safety; Public Facilities and
Services; Resource Conservation; and Housing. 1 Together these ten elements cover all of the topics
that are required to be included in a General Plan under State law, as described above. These ten
elements describe the existing conditions and context for the related topic areas, followed by goals,
policies, and implementation programs to guide the City’s management and development through
2040.
With limited opportunities for new development in Union City, the 2040 General Plan emphasizes
infill and reuse development within the City limits, encourages higher-density and mixed use
projects where appropriate, and supports development that compliments the existing natural and
built environment. New development would occur primarily where existing roads, water, and sewer
are in place and in a manner that minimizes the impact of development on existing infrastructure
and services.
The 2040 General Plan also provides the policy framework to guide future development toward land
uses that support walking, biking, and transit ridership, including a Vision Zero policy. The 2040
The General Plan Housing Element was last updated in January 2015, covering the period from January 2015 through January 2023, and
was subject to a separate environmental review process. No substantive changes are being proposed to the Housing Element as part of its
incorporation into the 2040 General Plan. The California Department of Housing and Community Development (HCD) certified the
Housing Element in 2015.
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General Plan places a greater emphasis on active transportation infrastructure such as protected
bike lanes and enhanced pedestrian crossings, improved transit facilities and services, and American
with Disabilities Act (ADA) accessibility.
Focus areas for growth in Union City include the Greater Station District, Union City Boulevard
Corridor, and the Alvarado Historic District / Horner-Veasy Area. Focus areas are described below in
detail and are shown on Figure 2-5.

2.1.1

Greater Station District

The City has planned for the highest intensity development within the Greater Station District area.
The Greater Station District is a 293-acre area surrounding the Union City Intermodal Station. The
Greater Station District has its roots in the Decoto Industrial Park Study Area (DIPSA) Specific Plan,
originally adopted in 1994 and amended in 2006. A separate effort to update the DIPSA Specific Plan
and related environmental review is currently underway. The Core Station District, the area directly
surrounding the Intermodal Station, is identified for the most intensive development. This area has
a General Plan designation of Station Mixed Use Commercial (CSMU). The Greater Station District is
developed with 828 multi-family units including 221 affordable rental units. There are four (4)
vacant city-owned parcels; three (3) of which are identified for very intensive office development
(up to a FAR of 4.0). The remaining parcel, referred to as the Restoration Site, consists of a capped
mound rising approximately 22 feet above ground level that contains dirt and slag material and is
identified for future mixed-use development.
The Core Station District is identified as a Priority Development Area (PDA), which is a designation
given by the Metropolitan Transportation Commission (MTC) and Association of Bay Area
Governments (ABAG). A PDA designation implies that the area is suitable for accommodating higher
density development and is accessible by public transit. Focusing jobs and housing growth in PDAs is
a major component of Plan Bay Area 2040 2, which seeks to focus growth in a way that is more
environmentally sustainable than traditional greenfield development by locating jobs and housing
near public transit. When the application window opens up, the City will be applying to MTC/ABAG
to expand the PDA to include the adjacent Station East area, where high density residential and job
uses are planned within a 10-minute walking distance of BART. The Station East Area is identified for
future high-density residential, mixed-use residential, and flex-office uses.
The Greater Station District also includes the 35-acre Gateway Site. The site contains area for future
multi-family residential and the right-of-way for Quarry Lakes Parkway; a planned roadway that will
extend from Mission Boulevard to Paseo Padre Parkway. The four lane parkway will include
enhanced bicycle and pedestrian facilities. The Final Environmental Impact Report (EIR) for the
Quarry Lakes Parkway was completed, certified, and approved in April 2009. Therefore, the Quarry
Lakes Parkway project is not within the scope of this EIR.

2.1.2

Union City Boulevard District

The Union City Boulevard (UCB) District (Figure 2-5) is a 65-acre largely industrial area located in
northwestern Union City between the Historic Alvarado District and Whipple Road. The UCB District
is envisioned to redevelop as a full-service employment district with supportive commercial uses.

Plan Bay Area 2040 is a long-range Regional Transportation Plan and Sustainable Communities Strategy for the nine-county San
Francisco Bay Area that addresses how the Bay Area will grow over the next two decades.
2
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There is potential for residential/commercial mixed-use developments subject to preparation of an
Area Plan for the District.

2.1.3

Historic Alvarado District / Horner-Veasy Area

The Horner-Veasy Area and Alvarado Historic District are located south and west of the Union City
Boulevard District. See Figure 2-5 for a map of these areas. The boundaries of the Alvarado-Historic
District are generally the same as the historic settlement of Alvarado, whose beginnings date back
to the 1840s. Future growth is attributed to development of mixed-use residential projects on the
remaining vacant parcels and redevelopment of some underutilized parcels. The area includes the
Diamond Mines Storage facility that is identified for future residential growth at a density of 20 to
30 units per acre.
The Horner-Veasy Area is a largely industrial area located on the west side of Union City north of the
Union Sanitary District (USD) Plant. The City’s vision of the Horner-Veasy Area is a job-intensive and
revenue-enhancing light industrial/manufacturing area. The area contains several vacant and
underutilized parcels.

2.1.4

Additional City Growth

Future growth is also anticipated through the development of vacant and underutilized lots
throughout the City that can accommodate a variety of land uses including single-family residential,
multi-family residential, mixed-use residential, commercial, and industrial as well as intensification
of existing shopping centers and business parks.

2.2

Project Proponent/Lead Agency

The City is both the project proponent and the lead agency for the proposed 2040 General Plan. The
City’s Planning Division, which is located at 34009 Alvarado-Niles Road, Union City, California,
94587, prepared this EIR with the assistance of Rincon Consultants, Hexagon Transportation
Consultants, and Mintier Harnish.

2.3

Project Location

Union City is located in Alameda County on the east side of the San Francisco Bay. Union City is
bounded by the city of Hayward to the north, the city of Fremont to the south, the Bay lands on the
west, and hillsides to the east. Figure 2-1 shows a regional map of the city’s relationship to nearby
cities, communities, and the state highway system.
Regional access is provided by Interstate 880, a major eight-lane freeway, and State Route 238,
which is also known as Mission Boulevard in Union City. Interstate 880 is a limited-access freeway
that runs north-south between Oakland and San Jose, and bisects Union City. State Route 238 is a
four- to six-lane State highway that runs north-south along the base of the foothills at the eastern
side of the Union City. The City is served by a surface street system ranging from multi-lane arterial
roadways with medians to two-lane streets in the majority of the City’s residential neighborhoods.
Union City is also served by a network of designated bicycle facilities including on-street facilities
and regional recreational trails. These trails, as well as sidewalks and paths also provide a network
of pedestrian facilities in Union City. Transit services, including local and regional bus services and
rapid transit and regional rail services, provide additional access to Union City. Union City is directly
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served by Bay Area Rapid Transit (BART) and the Dumbarton Express via the Union City BART Station
connecting Union City to four Bay Area counties: Alameda, Contra Costa, San Francisco, and San
Mateo. The nearest airport to Union City is the Hayward Executive Airport, which is located
approximately 7 miles to the north the City. The San Francisco International Airport is located
approximately 25 miles west of Union City and the Oakland International Airport is located
approximately 15 miles to the north.
Union City encompasses approximately 18 square miles, and according to the 2040 General Plan
approximately 58 percent of the City’s land area is open space/agriculture. With an estimated 2018
population of 72,991, Union City is the ninth most populous of Alameda County’s 14 cities
(California Department of Finance [DOF] 2018). The City has a relatively young housing stock with
almost one-quarter of the housing units less than 30 years old (Union City 2015). However, the
majority of the housing units in Union City, approximately 43 percent, were constructed between
1970 and 1979.
Union City is surrounded on all sides by incorporated lands of Fremont Hayward, or the
unincorporated lands of Alameda County. The unincorporated lands of Alameda County are at the
far eastern city boundary are remote and not contiguous with the urbanized area of Union City. The
planning area for the 2040 General Plan includes the current City limits. Accordingly, this EIR uses
the current City limits as the land use boundary for the 2040 General Plan as it represents the
potential area where land use changes and/or physical changes to the environment may occur as a
result of implementation of the 2040 General Plan. For the purposes of this EIR the area inside the
City limits is defined as the “General Plan Area” for the 2040 General Plan. Figure 2-2 illustrates the
General Plan Area used for analysis within this EIR. The proposed 2040 General Plan goals, policies
and implementation programs as well as proposed land use changes will not result in physical
changes to areas outside of the General Plan Area.

2.4

Land Use and Regulatory Setting

The 2040 General Plan is a comprehensive update of the City’s current 2002 General Plan. The
current land use plan specifies 17 separate land use designations. These land use designations
define the basic categories of land use allowed in the City, and are implemented through the City’s
Zoning Ordinance and Zoning Map, which contain more specific regulations and standards
governing development on individual properties.
The 2040 General Plan is made up of ten elements: Land Use; Economic Development; Community
Design; Health and Quality of Life; Mobility; Safety; Public Facilities and Services; Resource
Conservation; Special Areas; and Housing. The Land Use Element describes the general distribution,
location, and extent of various land uses. Twenty-two separate land use designations have been
established in the 2040 General Plan to provide a mixture of land uses for the City. Figure 2-3 shows
the existing land use designations from the current 2002 General Plan. Figure 2-4 shows the
proposed new land use map under the 2040 General Plan. After the 2040 General Plan is adopted,
the City will be reviewing its Zoning Ordinance, including its Zoning Map, to make sure it is
consistent with the 2040 General Plan.
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Figure 2-1

Regional Location
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Figure 2-2
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Project Site and General Plan Area
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Figure 2-3

2002 General Plan Land Use Map
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Figure 2-4
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General Plan Proposed Land Use Map
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2.5

Project Objectives/Guiding Principals

The 2040 General Plan presents a vision for the future of Union City and a set of guiding principles
for how the City will achieve that vision. This vision and guiding principles capture the City’s key
values and aspirations for the future. They reflect the collective ideas from community members
and City leaders that provided input to help shape the 2040 General Plan.
The 2040 General Plan vision for the future is as follows:
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.
The 2040 General Plan guiding principles and thus project objectives are contained in the 2040
General Plan Introduction and abbreviated below:













Economic Development: Promote Union City as a civic, cultural, and economic destination
within the greater Bay Area to attract new businesses and facilitate new economic development
opportunities and succeed in a global marketplace; expand the skills and knowledge of the
workforce, protect and expand economic assets in Union City, and expand the job base.
Health and Quality of Life: Promote a healthy and safe way of life in Union City; prioritize
education; promote access to healthy foods; attract and retain accessible, affordable, and
quality health services and facilities; support and expand Youth and Family Services programs.
Land Use: Maintain a balanced mix of residential, employment, and commercial uses; create a
vibrant 24-hour Station District; ensure livable, healthy, and well-designed neighborhoods that
are walkable and bicycle friendly; encourage higher-density developments and mixed-use
projects in appropriate areas; promote and increase infill and reuse, while maintaining quality of
life and important community character; and implement sustainable and resilient development
practices.
Community Design: Enhance gateways into the community; ensure new development respects
the community’s natural setting; ensure new development is compatible with the scale and
character of existing neighborhoods; preserve and protect important historic and cultural
resources; create attractive commercial and mixed-use corridors and centers; create vibrant
public places that serve as gathering places; and 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; and include a mix of housing types
within neighborhoods to promote a diversity of household types and housing choices.
Mobility and Access: Develop a balanced, integrated, multimodal transportation system that is
efficient and safe; create a safe and convenient transportation network that incorporates
complete streets concepts; continue providing a variety of transportation choices that promote
alternatives to the automobile; and support the integration of emerging transportation
technologies and modes.
Sustainability and Resiliency: Reduce greenhouse gas (GHG) emissions to help achieve
reduction goals to address climate change; protect natural resources; continue to promote
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sustainable levels of energy, water, and resource consumption; encourage residents and
businesses to live, work, and operate in a more sustainable manner; and enhance the
understanding of future risks ability to absorb, respond to, and recover from emergencies or
other changes.
Parks and Recreation: Maximize public access and use of city and regional open space and
recreational areas; support the development of regional open spaces that connect Union City to
the Bay Area; support the development of additional parkland for active recreational uses;
expand and improve existing pedestrian and bike trails; and provide innovative recreational and
sports facilities, services, and programs.
Public Safety: Improve coordination among residents and businesses and City Departments to
address security issues and maintain a safe community; support and expand the City’s Youth
Violence Prevention Program and community policing unit; minimize vulnerability to natural
disasters and manmade hazards; strengthen emergency response capabilities; modernize older
public facilities to improve seismic safety; support and expand the Community Emergency
Response Team (CERT) program; and ensure public facilities and infrastructure investment
contribute to the safety and security of residents.
Services and Facilities: Provide quality public services, facilities, and infrastructure throughout
the city; expand and enhance telecommunication and broadband access; maintain transparency
and improve accountability in all City decisions, practices, and service areas; promote
opportunities for community education and involvement; ensure the fair treatment of residents
of all races, cultures, and incomes with respect to City plans and policies; promote joint use of
public facilities; ensure City revenues are sufficient to maintain and enhance City services,
programs, and facilities; and ensure new development is fiscally neutral or positive to the City
and provides a net social or economic benefit to the community.

2.6

Characteristics of the Proposed 2040 General Plan

The 2040 General Plan has been organized into ten elements: Economic Development; Health and
Quality of Life; Land Use; Community Design; Mobility; Safety; Public Facilities and Services;
Resources Conservation; Special Areas; and Housing. The ten elements included in the 2040 General
Plan are further described below.

2.6.1

Economic Development Element

The Economic Development Element provides a framework for establishing long-term economic and
fiscal stability, while increasing economic opportunity and prosperity for residents and businesses of
Union City. The Element reflects the City’s aspirations to be a key contributor to the Bay Area
economy. The goals and policies in the Economic Development Element support the continued
growth of the local economy, increased fiscal solvency of Union City, and overall improvement in
the quality of life for Union City residents. A goal of the Economic Development Element is to attract
businesses that diversify the local economy, provide high-paying jobs for Union City residents, and
increase City revenues. This element also reflects a key theme of the 2040 General Plan, which is
about cultivating a stronger sense of place and creating opportunities for authentic experiences.
Policies in this element support the increase of experience-oriented shopping, workplace
innovation, and improvements to the quality of life that will make Union City a more desirable place
to live and do business.
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2.6.2

Health and Quality of Life Element

The purpose of the Health and Quality of Life Element is to promote healthy lifestyle choices by
ensuring access to parks and recreation, healthy foods, health care facilities, resources, and
programming that enrich people’s lives. This Element also focuses on celebrating the City’s diversity
and encourages citizen participation to create a greater sense of civic engagement which builds
social capital and improves mental well-being. In addition, the Element includes an Environmental
Justice section that focuses on identifying disadvantaged communities within the City and goals and
policies to ensure all members of the community have equal access to a clean and healthy
environment.

2.6.3

Land Use Element

The Land Use Element contains the Land Use Map as well as the policies and standards that directly
shape land use decisions and the resulting physical development of Union City. The Land Use
Element serves as the primary means for ensuring that new land uses are logically organized and
developed sustainably. With limited opportunities for new development, the Land Use Element
promotes and emphasizes infill development and redevelopment of underutilized parcels. This
Element also promotes transit-oriented development and walkable communities, encouraging
mixed use development where residents can live close to businesses and employment
opportunities. This Element establishes twenty-two separate land use designations to provide a
mixture of land uses for the City. The specific land use designations in the Land Use Element are
shown in Table 2-1. Figure 2-4 shows the proposed Land Use Map.
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Table 2-1

Description of Land Use Designations

Land Use Designation

Description

Residential
Density

Non-residential
Intensity (Floor
Area Ratio)

Residential
Residential- 3 to 6
units/acre (R-3-6)

Land use designation allows single family
detached homes and accessory dwelling units.
This is the predominant residential development
type in Union City. The allowed density range is 3
to 6 units per gross acre. The lot size range for this
designation is 6,000 to 10,000 square feet.

3-6 units/gross
acre

n/a

Residential- 6 to 10
units/acre (R-6-10)

Land use designation allows detached singlefamily homes, mobile home parks, zero lot line
developments, and accessory dwelling units. This
designation is typically applied to areas of
predominantly single-family character where a
greater diversity of housing type is intended. The
allowed density range is 6 to 10 units per gross
acre. The lot size range for this designation is
3,500 to 6,000 square feet.

6-10 units/gross
acre

n/a

Residential- 10 to 17
units/acre (R-10-17)

Land use designation allows duplexes and
multifamily dwellings. This designation is typically
applied to transitional areas between higher
intensity uses and lesser density single family
residential areas. The allowed density range is 10
to 17 units per net acre.

10-17 units/net
acre

n/a

Residential- 17 to 30
units/acre (R-17-30)

Land use designation allows multifamily dwellings.
This designation is typically applied to areas where
a mixture of higher intensity activities is desired,
such as near major transportation routes and
facilities and core shopping areas. This designation
also serves as a transitional land use between
single family and higher intensity non-residential
areas. The allowed density range is 17 to 30 units
per net acre.

17-30 units/net
acre

n/a

Residential- 30 to 45
units/acre (R-30-45)

Land use designation allows multifamily dwellings.
This designation is typically applied to areas where
public transit is readily available. The allowed
density range is 30 to 45 units per net acre.

30-45 units/net
acre

n/a

Residential- 45 to 60
units/acre (R-45-60)

Land use designation allows multifamily dwellings.
This designation is typically applied to areas where
public transit is readily available. The allowed
density range is 45 to 60 units per net acre.

45-60 units/net
acre

n/a

Land use designation allows stand-alone
commercial uses and residential uses that are
vertically integrated with ground floor commercial
uses. It applies to properties within the Historic
Alvarado District, but could be applied to other
areas where mixed-use is appropriate. The
purpose of this designation is to create
neighborhood-serving commercial centers where
commercial uses are the primary use, but mixeduse residential development is allowed to support

17-30 units/net
acre

0.2-1.0 for
standalone
commercial (up
to 1.5 for mixed
use)

Mixed Use
Village Mixed Use
Commercial (VCMU)
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Land Use Designation

Description

Residential
Density

Non-residential
Intensity (Floor
Area Ratio)

the commercial uses and create vibrant places for
people to live, work, shop, and play. The allowed
floor area ratio range for buildings is between 0.5
and 1.50, and the allowed residential density
range is 17-30 units per acre.
Corridor Mixed Use
Commercial (CMU)

This designation allows stand-alone commercial
uses and residential uses that are vertically
integrated with ground floor commercial uses. It
applies to properties along the Mission Boulevard
Corridor, but could apply to other areas along
major arterials. The purpose of this designation is
to allow for the construction of commercial uses
and mixed-use higher-density residential
development that will support the commercial
uses and create vibrant places for people to live,
work, shop, and play. The allowed floor area ratio
(FAR) range for buildings is between 0.5 and 1.50,
and the allowed residential density range is 17-45
units per acre.

17-45 units/net
acre

0.2-1.0 for
standalone
commercial (up
to 1.5 for mixed
use)

Station Mixed Use
Commercial (CSMU)

Land use designation allows a mix of highintensity retail, office, hotels, residential uses, and
public plazas in the immediate vicinity of the
lntermodal Station. The purpose of the Station
Mixed Use Commercial designation is to create a
new walkable town center that is identified by an
area of visual prominence, which is expressed
through high intensity development with the goal
of creating an inviting place to live, work, shop,
and play. The designation is primarily commercial
in nature; however, high density residential land
uses between 60 and 165 units per net acre are
also allowed where it will promote, in a
coordinated manner with the commercial
development, the purpose of this designation. The
allowed floor area ratio range for buildings
located in this designation is between 1.0 and 4.0,
with an average floor area ratio of 2.0, with the
goal of increasing intensity as the parcels near the
BART station.

60-165 units/net
acre

1.0-4.0

Mixed Use Employment
(EMU)

Land use designation allows a mix of employment
uses, including but not limited to light industrial,
research and development, office, and "flex"
space, as well as supportive commercial uses that
are vertically or horizontally integrated.
Residential/commercial mixed use development
may be allowed where it has been identified by
the City as part of the development of an Area
Plan (see Program SA-7A). The Employment Mixed
Use designation is intended to foster innovation
and emerging technologies; promote the creation
of an employment district with travel patterns
that are oriented toward pedestrian, transit, and
bicycle use; and provide amenities to employees

n/a

0.4-2.0
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Land Use Designation

Description

Residential
Density

Non-residential
Intensity (Floor
Area Ratio)

as well as surrounding neighborhoods. The
allowed floor area ratio (FAR) range for buildings
located in this designation is between 0.40 and
2.0.
This mixed-use designation allows a range of uses,
which include industrial, research and
development, office, retail and entertainment,
hotels, residential, and public plazas. The goal of
the designation is to create an urban mixed-use
environment that capitalizes on proximity to the
BART station where people are encouraged to
live, work, shop, and play. The designation is
intended to foster innovation and emerging
technologies; promote an employment district
that is oriented toward pedestrians, transit, and
bicycle use; and provide amenities to employees
as well as surrounding neighborhoods. The
targeted mix of uses in this area is a minimum 65
percent employment uses, minimum 15 percent
commercial uses including commercial/residential
mixed-use projects that emphasize retail
development, and maximum 20 percent
residential uses. The allowed floor area ratio
range for buildings located in this designation is
between 0.40 and 3.0, and the allowed residential
density range is 30 to 100 dwelling units per acre,
with an average density of no less than 45 units
per acre (see Policy SA-4.3).

30-100 units/net
acre, with an
average density
of no less than 45
units per acre

0.4-3.0

Commercial (C)

Land use designation allows retail uses, personal
services, professional offices, banks, restaurants,
and entertainment uses. Multiple zoning
designations apply within this category to
distinguish between community-serving,
neighborhood-serving, and professional office
commercial areas. Office uses above first floor
retail are allowed. The allowed floor area ratio
range for buildings located in this designation is
between 0.20 and 1.00. The minimum parcel size
forth is designation is 5,000 square feet.

n/a

0.2-1.0

Regional Commercial
(RC)

Land use designation allows commercial uses
serving a citywide or regional market, typically on
large sites along freeways or major arterials. Retail
uses within this category usually have large floor
areas and high sales volumes and may be
considered shopping "destinations" by consumers
from Union City and other cities across the Bay
Area. Smaller and more local-serving retail stores
and personal services are generally not
appropriate, but could be allowed if
complementary to a regional use. The allowed
floor area ratio range for buildings located in this
designation is between 0.25 and 1.50. The

n/a

0.25-1.5

Station East Mixed Use
(SEMU)

Commercial

2-14

Project Description

Land Use Designation

Description

Residential
Density

Non-residential
Intensity (Floor
Area Ratio)

minimum parcel size for this designation is 5,000
square feet.
Visitor and Thoroughfare
Commercial (CVT)

Land use designation allows commercial activities
oriented to serve the traveling public, such as
hotels, motels, restaurants, service stations, and
convenience stores. This designation is typically
applied to areas near freeway interchanges and
high capacity major arterials in such a fashion as
to provide safe and convenient access and
minimize conflicts with nearby residential land
uses. The allowed floor area ratio range for
buildings located in this designation is between
0.35 and 2.00. The minimum parcel size for this
designation is 5,000 square feet.

n/a

0.35-2.0

Office Commercial (CO)

This designation allows professional and
administrative services and offices and retail
commercial activities that compliment or are
accessory to the primary uses. Because of the
potential intensity of uses, this designation is
typically located on major arterials, oriented
away, by design or location, from residential
areas. The allowed floor area ratio range for
buildings located in this designation is between
0.30 and 1.50. The minimum parcel size for this
designation is 5,000 square feet.

n/a

0.3-1.5

General Industrial (MG)

Land use designation allows a broad range of light
to heavy industrial uses, including manufacturing,
transportation, warehousing, and distribution
uses. It is applied where unsightliness, noise, odor,
traffic, and the hazards associated with certain
industrial uses will not impact residential,
commercial, schools, other less intense use areas.
The maximum allowed floor area ratio for
buildings located in this designation is 0.75. The
minimum parcel size for this designation is one
acre.

n/a

0.75 (max)

Light Industrial (ML)

Land use designation allows light manufacturing
and assembly, distribution of manufactured
products, R&D facilities, industrial supply,
incidental warehousing, offices, and supportive
sales. The purpose of the Light Industrial
designation is to provide space for manufacturing
and industrial uses which evidence no or very low
nuisance characteristics. The vision for Light
Industrial designated areas is to promote high
quality industrial and office park developments.
The designation is applied to areas where
nuisance characteristics of noise, odor, traffic
generation, unsightliness, or hazardous materials
manufacturing or storage are undesirable.
Performance standards are applied to ensure
minimum potential for adverse effects, that any

n/a

1.0 (max)

Industrial
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Residential
Density

Non-residential
Intensity (Floor
Area Ratio)

Land use designation allows the lightest industrial
operations, including limited manufacturing,
assembly, distribution of manufactured products,
R&D facilities, industrial supply, incidental
warehousing, offices, and supportive sales, as well
as limited commercial uses along major arterials.
The vision for Special Industrial designated areas
is to promote high quality industrial and office
park developments. This designation provides for
a smaller scale of uses, on smaller sites than
would typically be found in Light Industrial
designated areas. This designation is often applied
as a buffer adjacent to major thoroughfares where
large landscaped setbacks are provided and as a
transition area between higher intensity industrial
uses and residential, commercial, or other lower
intensity uses. The maximum allowed floor area
ratio for buildings located in this designation is
1.0. The minimum parcel size for this designation
is 20,000 square feet.

n/a

1.0 (max)

Open Space (OS)

Land use designation provides for open space,
passive and active recreation, resource
management, flood control management and
public safety, and similar and compatible uses.
Uses that would be appropriate in this land use
designation include but are not limited to public
parks, playgrounds, golf courses and driving
ranges, parkways, vista areas, wetlands, wildlife
habitats and outdoor nature laboratories;
stormwater management facilities; and buffer
zones separating urban development and
ecologically sensitive resources.

n/a

n/a

Agricultural (A)

Land use designation provides for agriculture and
other low-intensity open space uses. This
designation is used to conserve lands that should
remain as open space because of their value for
agricultural production. The minimum parcel size
for this designation is 20 acres.

1 unit/20 acres

n/a

Land Use Designation

Description
unavoidable adverse effects are contained on-site,
and that the general objective of a high standard
of property and use maintenance is met. The
maximum allowed floor area ratio for buildings
located in this designation is 1.0. The minimum
parcel size for this designation is 20,000 square
feet.

Special Industrial (MS)

Resource
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Land Use Designation

Description

Residential
Density

Non-residential
Intensity (Floor
Area Ratio)

Public/Institutional
Civic Facility (CF)

Land use designation provides for public uses that
include but are not limited to government offices,
public educational facilities, community centers,
libraries, museums, transit facilities and stations,
public safety facilities, wastewater treatment
facilities, water tanks, and electrical substations.

n/a

n/a

Private Institutional (PI)

Land use designation provides for private
institutional uses that include but are not limited
to cemeteries, churches, private educational
facilities, private non-profit and service
organizations, and continuing care retirement
communities.

n/a

n/a

Source: 2040 Union City General Plan

2.6.4

Community Design Element

The Community Design Element addresses the overall city form and identity, as well as the natural
setting, corridors, gateways, public spaces, and public art. This element considers topics related to
the physical structures and appearance of the City’s built environment. The policies in this Element
seek to ensure that every new addition or change made to the city fabric will make a positive
contribution to the city’s form and identity and help to create a stronger sense of place. This
Element contains policies that emphasize providing visual and physical access to Union City's natural
features, such as the San Francisco Baylands at the west side of the City and the foothills of the
Coastal Range at the east side. It prioritizes aesthetic and design enhancements to the City’s
gateways and major corridors. The policies in the Community Design Element also call for the
continued installation of art in public places.

2.6.5

Mobility Element

The Mobility Element addresses the movement of people and goods in and around Union City. It
works in tandem with the Land Use Element to create a more livable city, where residents and
workers can travel safely, easily, and affordably using a variety of transportation modes. The
Mobility Element seeks to create an efficient, safe, balanced, and integrated multi-modal
transportation system that is accessible to all users.
The Mobility Element takes a comprehensive approach to transportation planning that supports
both policies for regional collaboration to advance a well-connected regional transportation system,
and a local perspective to address neighborhood connectivity. The Element considers complete
streets that incorporate walking and biking as well as vehicular and goods movement. A balanced
vision for mobility planning provides more transportation options to the Union City community.
Union City is transitioning to higher-density, transit-oriented development around the Bay Area
Rapid Transit (BART) Station and along major roadway corridors where public transit service is well
developed. The Mobility Element emphasizes linking the transit-rich areas to adjacent
neighborhoods, shopping districts, and employment centers with a multi-modal transportation
planning approach. This Element contains policies for continued development of the City’s Greater
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Station District, centered on the existing BART station and future passenger rail station, and
provides for improved multi-modal access with the planned Quarry Lakes Parkway. 3..

2.6.6

Safety Element

To maintain a high quality of life for Union City residents, the City must minimize natural hazard
risks, such as earthquakes, wildfire, and flooding, as well as manmade hazards and nuisances, such
as hazardous materials and noise. Climate change is now acknowledged as a risk that cities must
plan for, and consider how the community will adapt and be resilient to sea-level rise, temperature
change, and other impacts. The Safety Element addresses these risks, and also addresses disaster
preparedness and emergency response. The purpose of this Element is to minimize the risk to the
public health, safety, and welfare of the community and minimize damage to structures, property,
and infrastructure resulting from natural and man-made hazards.
Union City adopted a Local Hazard Mitigation Plan (LHMP) in 2017. The LHMP identifies mitigation
measures to reduce the risks posed by potential hazards and to strengthen community resilience.
The LHMP is incorporated by reference into the Safety Element and forms the basis of several of the
policies in this Element, ensuring a coordinated approach to public safety and qualifying the City for
additional funding opportunities consistent with California Government Code Section 65302.6.
The Safety Element contains policies that support the continued use of procedures, such as
development review, and regulations to protect people, property, and the environment from
natural and manmade hazards. The policies in this Element support the City’s disaster preparedness
and emergency response efforts, and also support efforts to better prepare members of the
community to respond to major emergencies or disasters, including flooding. The policies in this
Element also aim to protect the community from geologic and seismic hazards, such as earthquakes
and liquefaction, and reduce the risk of urban and wildland fires. The Safety Element also contains
policies that support efforts to adapt to climate change. Finally, policies in this Element are designed
to minimize exposure to excessive noise by establishing development standards and implementing
practices that reduce the potential for excessive noise and vibration exposure.

2.6.7

Public Facilities and Services Element

The Public Facilities and Services Element focuses on the variety of public facilities that are
necessary to sustain existing households and businesses and to accommodate future population and
employment growth. Public facilities addressed include: water supply, wastewater collection and
treatment, stormwater collection and drainage, solid waste, utilities, and communications
infrastructure. This Element also contains policy guidance to ensure excellent public services, which
include: law enforcement, fire protection, schools, and libraries. Within Union City, these facilities
and services are provided by the City and several partner districts and service providers.
The Public Facilities and Services Element emphasizes maintaining, upgrading, and modernizing the
public facilities and services that serve the community, support a prosperous economy and excellent
quality of life, and protect public health and safety. This Element also addresses the need to expand
public facilities and services in keeping with planned population growth and to provide an equitable
distribution of public facilities and services to the City’s diverse neighborhoods.

3

Quarry Lakes Parkway was formerly referred to as the East West Connector
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2.6.8

Resource Conservation Element

The purpose of the Resource Conservation Element is to preserve, protect, and enhance the natural
and historical resources that make Union City a unique place. This Element addresses a broad range
of topics, including habitat and open space, water resources, historic and cultural resources, air
quality, energy conservation, and the reduction of greenhouse gas (GHG) emissions.
Approximately 58 percent of Union City is open space and agricultural lands, which includes the
wetland ecosystems of the bay shoreline to the west and the vast hillside open space lands to the
east. These open space areas are important habitat for wildlife and public access areas provide quiet
retreats and recreation opportunities for residents. This Element seeks to preserve and enhance
open space and wildlife habitat, while accommodating specific projects that are for public benefit.
Another goal of this Element is to improve water and air quality and to conserve energy through
programs that reduce consumption and promote sustainable alternatives. This Element provides a
framework for reducing GHG emissions by establishing targets for GHG reduction.

2.6.9

Special Areas Element

Union City has a number of distinctive districts / areas that serve as important commercial,
employment, and residential areas. These areas are either key infill areas that provide unique
opportunities for redevelopment during the life of the 2040 General Plan, or have important existing
features that require special attention to preserve and protect. Special areas identified in the 2040
General Plan include: Calaveras Landing; Decoto Neighborhood; Four Corners; Greater Station
District; Historic Alvarado District; Horner/Veasy; Mission Boulevard; Union City Boulevard; and
Union Landing. The Special Areas Element contains policies specific to each of these special areas.
These special areas are shown on Figure 2-5.
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Figure 2-5

2040 General Plan Special Areas

2.6.10 Housing Element
The Housing Element addresses housing opportunities for present and future residents through
2023. The purpose of the Housing Element is to identify and analyze existing and projected housing
needs in order to preserve, improve, and develop housing for all economic segments of the
community. The General Plan Housing Element was last updated in January 2015, covering the
period from January 2015 through January 2023, and was subject to a separate environmental
review process. The 2040 General Plan incorporates the adopted 2015 Housing Element. No
substantive changes are being proposed to the Housing Element as part of its incorporation into the
2040 General Plan. The California Department of Housing and Community Development (HCD)
certified the Housing Element in 2015.

2.7

General Plan Buildout

The potential growth associated with the 2040 General Plan is based on development
assumptions/projections for residential and non-residential development for all land within the
General Plan Area through the year 2040. Vacant and underutilized parcels were identified using
existing land use data from the Assessor’s Office. Parcels classified by the Assessor as “vacant” were
verified through aerial imagery and confirmed by City staff. Underutilized parcels were identified
where redevelopment is anticipated by 2040. Existing uses were taken from the Alameda County
Transportation Commission (ACTC) Travel Model, which includes estimated housing and
employment by Traffic Analysis Zone (TAZ) for 2015. The existing housing and employment numbers
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were then reviewed by City staff and updated to more accurately reflect recent 2018 development
activity. The assumptions for the different land use designations were applied to all vacant and
underutilized parcels to calculate the projected number of employees, square footage of nonresidential development, and number of housing units by type under each land use designation. The
assumptions include assumed densities, floor-area ratio (FAR), distribution of uses, vacancy rates,
and square footage per employee. The City also compiled a list of planned and approved projects
that included expected non-residential square footage and/or housing units for each project ,which
were included in the buildout analysis. Business parks and shopping districts in Union City currently
have large areas covered by parking lots. There are several policies in the 2040 General Plan
supporting the intensification of business parks and shopping districts. Within the planning horizon
of 2040, some of these parking areas may be redeveloped with more intensive uses. The buildout
model accounts for this by applying a 10 percent intensification of existing square footage to the
following business parks and shopping districts: The Marketplace Shopping Area; Four Corners
Shopping Area; Calaveras Landing; Union Landing; Alvarado Business Park; Central Bay; and LincolnAlvarado Business Park (Mintier Harnish 2018).
Collectively, the existing uses, development capacity on the vacant and underutilized sites, planned
and approved projects, and intensified development for shopping areas and business parks sum up
to be Union City’s total buildout capacity in 2040, not accounting for lost housing and employment
in underutilized areas. To account for the loss of some existing uses that may be replaced with new
uses, predicted loss of housing and employment and are netted out from the total buildout
capacity, resulting in the net new buildout capacity for Union City (Mintier Harnish 2018).
As shown in Table 2-2, based on the buildout of vacant and under-utilized parcels within Union City
by 2040, an estimated 4,330 new dwelling units would be added to Union City. The residential
growth is anticipated to consist of up to 444 new single family dwelling units and 3,886 new
multifamily dwelling units. As shown in Table 2-2, when combined with the number of existing
dwelling units in Union City, and accounting for the existing dwelling units that would be
demolished during new development, there would be a total of 24,813 dwelling units in Union City
in 2040. This is roughly equivalent to an average annual growth rate of approximately 179.8
dwelling units, or approximately 0.9 percent, from 2018 to 2040.
Table 2-2
Unit Type
Single Family

Projected Dwelling Units
Existing Units
(2018)

Total

Existing Units
Loss1

Estimated 2040
Total Units

Estimated Units
Per Year

14,918

444

10

15,352

18.1

5,580

3,886

5

9,461

161.7

20,498

4,330

15

24,813

179.8

Multifamily
1

Estimated New
Units
(2018-2040)

Indicates loss of existing dwelling units due to new development or redevelopment.

See Appendix B for Union City General Plan buildout methodology
Source = Mintier Harnish 2018

As shown in Table 2-3, based on the number of new dwelling units projected under buildout of the
2040 General Plan, and an assumed persons per unit rate by unit type, full buildout of the 2040
General Plan would result in an additional estimated 11,486 new residents in Union City. Table 2-3
identifies the assumed persons per unit type rate used in projecting the population growth from
buildout of the 2040 General Plan. When combined with the existing 2018 population of 72,991, the
total population of Union City in 2040 would be 84,477.
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Table 2-3

Projected Population Growth
Assumed Persons Per
Dwelling Unit

Dwelling Unit Type

Estimated New Units
(2018-2040)

Estimated Population
Growth (2018-2040)

Single Family

3.96

444

1,757

Multifamily – Low Density

3.96

85

337

Multifamily – Medium Density

2.51

504

1,265

Multifamily – High Density

2.51

3,297

8,127

–

4,330

11,486

Total
Source = Mintier Harnish 2018

Table 2-4 identifies the nonresidential levels of development that are projected from buildout of the
2040 General Plan based on the planned distribution of land uses described in the 2040 General
Plan Land Use Element and implementation of land use policies established by the 2040 General
Plan. As shown in Table 2-4, a total of 8,069,113 square feet of non-residential space could be
constructed within Union City under full buildout of the 2040 General Plan. This additional nonresidential space would generate an estimated 18,758 new jobs in the City by 2040 in the retail,
service, office, manufacturing, and wholesale trade sectors.
Table 2-4

Projected Non-Residential Development by Sector

Land Use
Retail
Services

Subtotal (sf)

Approved/
Pending Projects (sf)

Retail/Employment
Intensification (sf)

Total (sf)

398,415

110,500

151,402

660,317

204,432

32,500

52,937

289,869

Office/Other

1,417,799

2,193,800

287,240

3,898,839

Manufacturing

1,597,930

30,600

535,321

2,163,851

500,414

30,600

525,223

1,056,237

Wholesale Trade
Total

8,069,113

Note: development presented in this table is net new development projected through 2040 and does not include existing development
Sf = square feet
Source: Mintier Harnish 2018

2.7.1

Required Discretionary Approvals

With recommendations from the City’s Planning Commission, the City Council would need to take
the following discretionary actions in conjunction with the proposed project:



Certification of the Final EIR and adoption of a statement of overriding considerations
Adoption of the proposed 2040 Union City General Plan

The City adopted its current Housing Element in January 2015, covering the period of January 2015
through January 2023. This Housing Element was submitted to the HCD for review and comment,
and the City received certification of the Housing Element from HCD in February 19, 2015 (HCD
2015). The 2040 General Plan incorporates the adopted 2015 Housing Element. No substantive
changes are being proposed to the Housing Element as part of its incorporation into the 2040
General Plan.
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