Land Use
Union City General Plan Update

INTRODUCTION
This chapter provides a comprehensive review of local land use patterns in Union City and plans, policies,
and ordinances used to regulate land resources within the city. It summarizes potential long-term growth
and development under existing plans, policies, and regulations. It also summarizes regional plans and
those of adjacent communities and analyzes how these plans and policies regulate or influence land use
within Union City. Finally, this chapter addresses State general plan requirements related to military
installations and disadvantaged unincorporated communities.
This chapter is organized into the following sections:

▪
▪
▪
▪
▪
▪
▪
▪

Planning Boundaries (Section 5.1)
Existing Land Use (Section 5.2)
General Plan Land Use Designations (Section 5.3)
Other City Plans (Section 5.4)
Zoning (Section 5.5)
Regional Plans (Section 5.6)
Military Installation (Section 5.7)
Disadvantaged Unincorporated Communities (Section 5.8)
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SECTION 5.1

PLANNING BOUNDARIES

This section describes the major political and geographic boundaries that influence the long-term growth
and development of Union City. With its central Bay Area location, regional access, housing stock, and
opportunity for new job growth, Union City has become a vital part of the East Bay and greater San
Francisco Bay Area.

Major Findings
▪

The city limits contains 12,413 acres, or 19.4 square miles, and is bordered by Hayward to the
north and west, Fremont to the south, and Alameda County to the east.

▪

The Union City Sphere of Influence, Planning Area, and city limits are geographically
synonymous. This boundary is referred to in the Background Report as the city limits with the
understanding that it refers to all three boundaries.

▪

Union City is comparable in size to such Alameda County cities as Berkeley (18.1 square miles)
and Alameda (22.9 square miles). Fremont (89 square miles) and Hayward (78.0 square miles)
are the first and third largest cities by geographic size in the county, respectively.

▪
▪

Union City officially incorporated on January 13, 1959.

▪

Union City is constrained from further expansion of its boundaries by the adjacent incorporated
cities to the north, south and west. Steep topography to the east and the lack of infrastructure in
this area to provide services make it unlikely that Union City will pursue any further annexations.

In 1962 and 1974 Union City annexed the hills to the east of Union City, bringing the total city
acreage to approximately 19 square miles and 6,103 residents. In 1997 Union City annexed an
additional 384 acres (0.6 square miles) in the southwest corner of the city.

Existing Conditions
Pursuant to State law, a general plan must address all land within the jurisdiction’s planning area. The
planning area encompasses all incorporated and unincorporated territory that bears a relationship to the
long-term planning of the jurisdiction. At a minimum, a planning area should include the entire sphere of
influence (SOI). A city’s SOI generally includes all incorporated land within the City Limits and adjacent
unincorporated areas that receive or may in the future receive services from the City. An SOI is
established by the County Local Agency Formation Commission (LAFCo), and is defined as a planning
boundary generally outside an agency’s legal boundary (i.e., the city limits) that designates the agency’s
probable future boundary and service area. Alameda LAFCo established Union City’s SOI in 1959 and
last updated it in 2006. City limits are political boundaries that define land that has been incorporated into
a city. Union City has land use authority over all land within its city limits. Alameda County has land use
authority over all unincorporated land within the county. As shown in Figure 5-1, the Union City Sphere
of Influence, Planning Area, and city limits are geographically synonymous. This boundary is referred to
in the Background Report as the city limits with the understanding that it refers to all three boundaries.
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Union City Planning Boundaries
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The city limits contains 12,413 acres, or 19.4 square miles, and is bordered by Hayward to the north and
west, Fremont to the south, and Alameda County to the east. Union City is comparable in size to such
Alameda County cities as Berkeley (18.1 square miles) and Alameda (22.9 square miles). Fremont (89
square miles) and Hayward (78.0 square miles) are the first and third largest cities in the county by
geographic size, respectively. Union City is constrained from further expansion by the adjacent
incorporated cities to the north and south and San Francisco to the west. The unincorporated areas to the
east are not accessible to the city due to the topographical nature of the hillsides and regulatory
protections.

Incorporation and Annexation
The year 1950 marked a turning point as the Alameda County and California population experienced
significant growth. By 1955 the communities of Newark and Fremont incorporated, and Hayward had
extended its boundaries. These incorporated cities began to consider annexing the unincorporated
communities of Decoto and Alvarado. Concerned that the cities of Newark, Fremont, or Hayward would
annex their communities, residents of Decoto and Alvarado formed a citizen’s committee and quickly
petitioned for incorporation. The Union City election called for the consolidation of historic New Haven,
Alvarado, and the railroad town of Decoto into one entity know as Union City. Together, the communities
voted in favor of incorporation and Union City officially incorporated in January 13, 1959. In 1962 and
1974 Union City annexed the hills to the east of Union City, bringing the total city acreage to
approximately 19 square miles.
At this time, Union City was still predominantly agricultural with residential development focused in the
historic establishments of Alvarado and Decoto. During the 1960s and 1970s the land use pattern
dominated by suburban, single-family home developments and industrial parks shaped much of Union
City’s land use pattern. ,By 1983 the population had grown to about 45,000 residents. In 1997 Union
City annexed an additional 384 acres (0.6 square miles), mostly located in the southwest corner of the
city.
The Alameda County Local Agency Formation Commission (LAFCo) regulates the boundaries of cities
and special districts within Alameda County. For land to be annexed into (or de-annexed from) a city or
service district, the Alameda County LAFCo must analyze the proposed boundary change and determine
if services can be provided efficiently and economically to the area. All changes to the city limits require
approval by the Alameda County LAFCo. Boundary changes can be initiated at the request of Union City,
property owners, or developers. However, Union City is constrained from further expansion by the
adjacent incorporated cities to the north and south, sensitive wetland habitats to the west, and steep
topography to the east. It is unlikely that Union City will pursue any further annexations.

Regulatory Setting
Cortese Knox Hertzberg Local Government Reorganization Act of 2000 (CKH Act). The Cortese
Knox Hertzberg Local Government Reorganization Act (CKH Act) is the most significant reform to local
government reorganization law since the 1963 statute that created a LAFCo in each county. The law
established procedures for local government changes of organization, including city incorporation,
annexation to a city or special district, and consolidation of cities or special districts (Section 56000, et
seq.). LAFCos have numerous powers under the CKH Act, but those of prime concern are the power to
act on local agency boundary changes and to adopt spheres of influence for local agencies. The law also
states that in order to update a Sphere of Influence, LAFCos are required to first conduct a review of the
municipal services provided in the county.
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While LAFCo does not have any direct land use authority, the CKH Act assigns LAFCos a significant
role in planning issues by requiring them to consider a wide range of land use and growth factors when
they consider proposals. California Government Code Section 56001 specifically states that “the logical
formation and determination of local agency boundaries is an important factor in promoting orderly
development and in balancing that development with sometimes competing State interests of discouraging
urban sprawl, preserving open space and prime agricultural lands, [and] efficiently extending government
services.”
The CKH Act also requires LAFCos to update spheres of influence for every city and special district
every five years. The original deadline was January 2006, five years following the CHK Act becoming
State law. That deadline was extended two years to January 2008. Every SOI update must be
accompanied by an update of the municipal services review. Pursuant to Government Code Section
56430, Alameda LAFCo is conducting municipal service reviews (MSRs) for each agency under LAFCo
jurisdiction. The MSRs provide an in-depth look at provider service needs, use of resources, and
possibilities for partnership with other agencies; and contain determinations that serve as guidelines to
inform and support the Commission’s decisions about Spheres of Influence.

Key Terms
The following key terms used in this chapter are defined as follows:
City Limits: A political boundary that defines land that has been incorporated into a city.
Local Agency Formation Commission (LAFCo): A commission within each county that reviews and
evaluates all proposals for formation of special districts, incorporation of cities, annexation to special
districts or cities, consolidation of districts, and merger of districts with cities. Each county’s LAFCo is
empowered to approve, disapprove, or conditionally approve such proposals.
Planning Area: The area directly addressed by a jurisdiction’s general plan. The planning area generally
encompasses all incorporated and unincorporated territory that bears a relationship to the long-term
planning of the jurisdiction.
Sphere of Influence: An area that includes the probable physical boundaries and service area of a local
agency, as determined by the Local Agency Formation Commission of the county.
Annexation: The process by which land is incorporated into an existing district or municipality, with a
resulting change in the boundaries of the annexing jurisdiction.

References
Alameda County Local Agency Formation Commission (LAFCo), Municipal Services Review: SOI.
Museum of Local History. Looking Back: Early Glimpses of Union City. Library of Congress, 1978,
Chapter 22–Growing Towards Incorporation, page 69.
http://www.museumoflocalhistory.org/documents/LookingBack.pdf.
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SECTION 5.2

EXISTING LAND USE

This section summarizes existing land use within Union City. Critical to the formulation of a new Land
Use Diagram and standards for Union City is an understanding of the type and distribution of existing
development in the city. This information can assist in evaluating whether past General Plan policies have
been effective in directing new development and population growth to areas where they could best be
accommodated and can indicate where new growth should be encouraged. Existing land use was
determined based on Assessor’s Use Code data, provided by the Alameda County Assessor’s Office, and
input from Union City staff.

Major Findings
▪

The largest parcels of vacant land in Union City are near the Union City BART Station, in the
Station District Planning Area.

▪

Open space/agricultural land uses make up over half of the total existing land use categories in
Union City, with 57.6 percent, or 7,147.3 acres. Most of this land, approximately 83.4 percent or
5,695 out of 7,150 acres, are located east of Mission Boulevard in the hillside area. Additional
open space and agricultural lands are located along the westerly boundary of the city adjacent to
San Francisco Bay.

▪

Single family residential land uses comprise 16.4 percent (2,035.8 acres), while multifamily
residential makes up only 2.5 percent of the total existing land use. This translates to 21,431
housing units, with 16,491 single family units (77 percent) and 3,941 multifamily units (18
percent). The remaining five percent is other types of housing, including mobile homes.

▪

Commercial areas make up 1.9 percent (238.7 acres) of the total land use in Union City. The two
largest commercial areas in the city are the subregional Union Landing Shopping Center along
Interstate 880 and the shopping area located at the corner of Alvarado-Niles Road and Decoto
Road near the BART station.

▪
▪

Industrial land uses comprise 7.3 percent (901.1 acres) of the total land use categories in the city.
Public/quasi-public land uses comprise 3.5 percent (429 acres) of the land in Union City.

Existing Conditions
Union City can be characterized as a low-rise (one- or two- story building heights) community dominated
by low-density, single family housing with some multifamily housing, low-intensity commercial uses,
and several large industrial parks. Most the city’s urban development lies west of Mission Boulevard,
with the eastern half of the city comprised of open space and agricultural land.
Table 5-1 summarizes and Figure 5-2 shows the existing land use in Union City. The existing land use of
a property does not carry any regulatory significance and may or may not be consistent with the current
General Plan land use designation or zoning for the property. In many cases the existing land uses were
established prior to the adoption of the current General Plan land use designation or zoning district.
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Open space/agricultural land uses make up the largest share of existing land use within Union City.
Approximately 58 percent (7,147.3 acres) of the total land use of the city is open space/agriculture. A
majority, 83.4 percent, of these open space/agriculture lands are located in the hillside area east of
Mission Boulevard.
Single family residential1 is the most common land use in the urbanized area of Union City, covering
about 16.4 percent (2,035.8 acres) of the city west of Mission Boulevard. Based on detached dwelling unit
estimates from DOF (14,645 units), single family residential areas have an average density of about 7.2
dwelling units per net acre.2 Low-density multifamily residential3 makes up about 1.6 percent (202.1
acres) of the city west of Mission Boulevard. Based on DOF estimates of attached residential
developments of less than four units (3,629 units), low-density multifamily residential areas have an
average density of about 18 dwelling units per net acre. Multifamily residential4 makes up about 0.9
percent (110 acres) of the city west of Mission Boulevard. Based on DOF estimates of attached residential
development with five or more units (3,157 units), multifamily residential areas have an average density
of about net 28.7 dwelling units per acre.2
Single family residential, multifamily residential, and mixed-use land uses provide all of the land for
housing in Union City. Both multifamily residential and low-density multifamily residential uses are
located in and around the Station District area, Union City Market Place Shopping Center, and Decoto
neighborhood. Low-density multifamily residential uses are also found on the west side of I-880, east of
Union City Boulevard, and south of Alvarado Boulevard. Multifamily residential land uses include
duplexes, triplexes, apartments, and condominiums.
Generally, multifamily residential is clustered near shopping centers to provide easy access to services
and to provide a buffer to single-family land uses. For example, at the intersection of Alvarado-Niles
Road and Decoto Road, a large cluster of both condos and rental apartments exist near the shopping
center. Additionally a large cluster of multifamily residential units exist at the intersection of Alvarado
Boulevard and Dyer Street, near the Alvarado Plaza Shopping Center.
Industrial uses include warehouses, research and development uses, data centers, and manufacturing
facilities. Industrial land uses comprise 7.3 percent (901.1 acres) of the total land use categories in the
city. There are clusters of industrial areas on both the east and west sides of Union City including:
•

The Central Bay Industrial Park, which measures approximately 470 acres and is generally
located between Whipple Road, Alvarado-Niles Road, Dry Creek and the Rosecrest Subdivision;

1 For the purposes of the Background Report, low-density multifamily residential is includes properties defined by the Alameda County Assessor’s Office as a
single detached home.
2 Based on California Department of Finance E-5 Population and Housing Estimates for Cities, Counties, and the State, 2011-2015, with Census Benchmark;
accessed on June 29,
3 For the purposes of the Background Report, low-density multifamily residential includes properties defined by the Alameda County Assessor’s Office as a
duplex, triplex, townhouse, condominium, and attached dwelling units of four or less.
4 For the purposes of the Background Report, multifamily residential includes properties defined by the Alameda County Assessor’s Office as an attached
dwelling units of five or more.
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•

The Alvarado Business Park, which includes approximately 200 acres of land. The park is
generally located between the 880 Freeway, Alameda Creek, Whipple Road and Union City
Boulevard;

•

The Union City Boulevard corridor, which measures approximately 50 acres and is generally
located along Union City Boulevard between Smith Street and Whipple Road;

•

The Horner-Veasy area, which measures approximately 20 acres and is located near the westerly
boundary line of the City between the Union Sanitary District facility and Horner Street; and

•

The 7th Street Industrial area, which measures approximately 110 acres and is located between
Decoto Road, 7th Street, the Union Pacific Railroad Niles Subdivision and the future East-West
Connector.

Public/quasi-public land uses comprise 3.5 percent (429 acres) of the land in Union City. Schools,
churches, hospitals, and government offices are all examples of public/quasi-public land uses. These uses
are spread throughout the City.
Commercial areas make up 1.9 percent (238.7 acres) of the total land use in Union City. In addition to a
variety of smaller neighborhood commercial shopping centers, the City has five major commercial areas
including:

▪

Union Landing Shopping Center near Interstate 880 that caters to a subregional market place and
includes several big-box retailers (e.g. Lowes, Best Buy, Babies-R-Us, Wal-Mart) along with a
movie theatre and several quick-service / fast food and sit-down restaurants;

▪

Calaveras Landing, a freeway oriented shopping center located on the easterly side of I-880 that
includes a mix of big box retail stores (e.g. Home Depot, Food Maxx, and Pep Boys) as well as
smaller in-line stores and quick service / fast food restaurants;

▪

Union City Market Place Shopping area located at the intersection of Decoto Road and AlvaradoNiles Road, which includes the Safeway Marketplace Shopping Center and El Mercado Shopping
Center as well as several other small in-line shopping centers that includes a variety of retail and
restaurant uses;

▪

International Marketplace area (formerly referred to as “Four Corners”) located at the intersection
of Dyer Street and Alvarado Boulevard that includes a variety of ethnic grocery stores, smaller inline stores, and quick service / fast food and sit down restaurants; and

▪

Smith Street Commercial area located in the Historic Alvarado District.

Union Landing Shopping Center and the Union City Market Place Shopping area are the two largest retail
areas within the City.
Mixed use is the least common land use type in Union City with 0.04 percent of the total land in the city
(5.0 acres). Mixed land uses include parcels on which various uses such as office, commercial,
institutional, and residential are combined in a single building or on a single site in an integrated
development project with significant functional interrelationships and a coherent physical design. The
Alvarado Square development, located along Union City Boulevard between Bettencourt Way and Smith
Street, as well as Station Center along 11th Street in the Station District are examples of mixed-use
development within the City.
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Only 1.6 percent (188.8 acres) of land is vacant in Union City. Parcels of vacant land are spread
throughout the city. The two largest vacant land parcels are located near the Union City BART Station.
TABLE 5-1
EXISTING LAND USE
Union City
Existing Land Use
Single Family Residential
Low-Density Multifamily Residential
Multifamily Residential
Commercial
Mixed Use
Industrial
Public/Quasi-Public
Public Utilities
Parks and Recreation
Open Space/Agriculture
Vacant
Total
Other (i.e., right-of-ways)1
Total, including Other

Union City
Acreage
Percent of Total
2,035.8
16.4%
202.1
1.6%
110.0
0.9%
238.7
1.9%
5.0
<0.1%
901.1
7.3%
429.0
3.5%
143.8
1.2%
122.4
1.0%
7,147.3
57.6%
188.8
1.5%
11,524.0
92.8%
889.0
7.2%
12,413.0
100.0%

1Other

land includes some roads, right-of-ways, rivers, and all other
unclassified land.
Source: Alameda County Assessor Data, November 2014; Union City Staff,
November 2014; Mintier Harnish, November 2014.
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Figure 5-2
Existing Land Use
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Regulatory Setting
None.

Key Terms
The following key terms used in this chapter are defined as follows:
Single Family Residential. Single family residential land uses include detached dwelling units such as
single family homes and mobile homes.
Low-Density Multifamily Residential. Land with attached dwelling units. Duplexes, triplexes, and
townhomes are all examples of this use type.
Multifamily Residential. Land with attached dwelling units. Apartment buildings and condominium
buildings are examples of this use type.
Commercial. Land for retail, service, office, and entertainment uses.
Mixed Use. Mixed land uses include parcels on which various uses such as office, commercial,
institutional, and residential are combined in a single building or on a single site in an integrated
development project with significant functional interrelationships and a coherent physical design.
Industrial. Industrial uses include light industrial establishments (e.g., business/research parks,
warehouses, mini-storage businesses, light manufacturing facilities) as well as heavier industrial
operations (e.g., manufacturing, processing, and assembling).
Public/Quasi-Public. Public and quasi-public uses include areas for governmental or semi-public
facilities, such as schools, museums, hospitals, churches, government offices, and community centers.
Public Utilities. Land owned or leased by a utility company or agency.
Parks and Recreation. Parks and recreation uses include developed parks and other facilities primarily
used for recreation, such as swimming pools, sports fields, skate parks, and plazas. Typically, these areas
are characterized by a high degree of open space, and a limited number of buildings.
Open Space/Agriculture. Open space uses are largely undeveloped and are used primarily for passive
recreation, resource protection, and/or farming.
Vacant Land. Land that is not actively used for any purpose, including land that is not improved with
buildings or site facilities.
Assessor’s Use Code. Land use codes used by the County Assessor to determine the value of property for
property tax purposes.

References
Alameda County, Office of County Assessor, Use Code Data, 2014.
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SECTION 5.3

GENERAL PLAN LAND USE DESIGNATIONS

Introduction
The Union City General Plan guides how land in the city may be developed and used by designating each
parcel of land for a particular use or combination of uses and by establishing broad development policies.
Land use designations identify both the types of development (e.g., residential, commercial, and
industrial) that are permitted and the density or intensity of allowed development, such as the minimum or
maximum number of housing units permitted on an acre of land or the amount of building square footage
allowed.

Major Findings
▪
▪

The current Union City General Plan was adopted in 2002.

▪

About 21 percent of the city is designated Residential.

Due to the large hillside area on the eastern side of the city, nearly 55 percent of the city is
designated Open Space or Agriculture.

Existing Conditions
The 2002 Union City General Plan included 17 land use designations. Figure 5-3 shows the land use
designations throughout the city. Table 5-2 shows the total acreage for all land use designations. Due to
the large hillside area in the eastern side of the city, Open Space and Agriculture lands make up nearly 55
percent of the area in the city and include the Hillside Area and the open space areas along the westerly
boundary of the city. Approximately 21 percent of the city is designated as Residential, which includes a
majority of low-density single-family residential falling within the density range of 3-6 dwelling units
per acre (du/ac). Industrial, Public/Institutional, and Commercial make up the remaining 8.5, 4.5, and 2.4
percent of designated lands, respectively.
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TABLE 5-2
GENERAL PLAN LAND USE DESIGNATIONS
Union City
2002
Existing Union City Planning Area
Land Use Designation
Acreage
Percent of Total
2,564.4
20.7%
Residential
1,619.8
13.0%
Residential (3-6 du/ac)
563.4
4.5%
Residential (6-10 du/ac)
316.7
2.6%
Residential (10-17 du/ac)
60.4
0.5%
Residential (17-29 du/ac)
4.2
0.0%
Residential (29-60 du/ac)
301.2
2.4%
Commercial
58.7
0.5%
Station Mixed Use Commercial
201.2
1.6%
Retail Commercial
6.7
0.1%
Visitor and Thoroughfare Commercial
34.6
0.3%
Office Commercial
1,055.6
8.5%
Industrial
71.0
0.6%
General Industrial
686.0
5.5%
Light Industrial
187.8
1.5%
Special Industrial
110.7
0.9%
Research and Development Campus
6,768.0
54.5%
Resources
4,257.0
34.3%
Agriculture
2,511.0
20.2%
Open Space
558.3
4.5%
Public/Institutional
271.7
2.2%
Civic Facility
286.6
2.3%
Private Institutional
11,247.6
90.6%
Total Designated
1
1,165.4
9.4%
Other (right-of-ways)
12,413.0
100.0%
Total Union City
Notes: 1Other land includes some roads, right-of-ways, rivers, and all unclassified land.
Source: 2002 Union City General Plan, August 8, 2014.

The 2002 General Plan Land Use Designations are summarized below. These designations describe the
purpose of the designation and regulate the allowed uses, density, and intensity of development, and lot
size.
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Residential
Residential – 3 to 6 Dwelling Units per Acre (3-6)
The purpose of this designation is to provide areas for single family detached residential uses and
activities normally associated with single family neighborhoods. Where found appropriate, innovative
single family design alternatives are encouraged. This low-density residential designation is the preferred
residential land use designation for the City. As a result, it is the "anchor" land use in areas where
adequate urban services are available and the City envisions future residential development. The lot size
range for this designation is 6,000 to 10,000 square feet.
Residential – 6 to 10 Dwelling Units per Acre (6-10)
The purpose of this designation is to provide areas for a variety of moderate-intensity single family uses
including detached, semi-attached, and attached single family housing, mobile home parks, and zero lot
line developments. Activities consistent with the prevailing single family character of the area are also
appropriate in this designation. This designation is applied in areas of predominantly single family
character where a greater diversity of housing type is intended. The lot size range for this designation is
3,500 to 6,000 square feet.
Residential – 10 to 17 Dwelling Units per Acre (10-17)
The purpose of this designation is to provide areas intended for moderate-density residential use patterns
including duplexes and multifamily dwellings of greater intensity. This designation is located in
transitional areas between higher-intensity uses and lesser-intensity single family areas. The site area per
dwelling unit for this designation is as low as 2,400 square feet.
Residential – 17 to 30 Dwelling Units per Acre (17-30)
The purpose of this designation is to allow for multifamily housing at densities greater than other
residential designations. This designation is intended to allow for those structural forms that promote
higher-density living styles. As a result, this designation is located in areas where a mixture of higherintensity activities is desired. It is typically applied near major transportation routes and facilities, and
near core shopping areas. This designation also serves as a transitional land use between single family and
higher-intensity non-residential areas. The site area per dwelling unit for this designation is as low as
1,450 square feet.
Residential–30 to 60 Dwelling Units per Acre (R30-60)
This designation is intended to allow high-rise, high-density housing where there public transit is readily
available. Where applied, development densities shall not be less than 30 units per acre. The site area per
dwelling unit for this designation is as low as 726 square feet.
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Figure 5-3
2002 General Plan Designations
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Commercial
Station Mixed-Use Commercial (CSMU)
The purpose of this designation is to define an area of visual prominence through high-intensity
development. In order to promote Union City's identity, high aesthetic and design standards are necessary
to make the area attractive to people as a place to shop, work, and, where appropriate, live. The
designation is primarily commercial in nature and is intended to promote retail and office opportunities.
High-density residential land use between 45 and 165 units per acre is also appropriate where it will
promote in a coordinated manner with the commercial development, the purpose of this designation.
This designation is applied to the immediate vicinity of the intermodal facility because the opportunity to
connect with regional and subregional transportation providers would support a higher density of uses.
The minimum site area per dwelling unit is 264 square feet for residential and the minimum parcel size is
5,000 square feet for commercial. The floor area ratio (FAR) for buildings in this area is between 1.0 and
4.0 (with an average of 2.0), and increasing density as the parcels near the BART station.
Retail Commercial (CR)
The purpose of this designation is to provide areas for retail outlets and services demanded by either
neighborhood, community, or subregional/regional markets. Office uses may be an appropriate land use
activity in order to provide an efficient use of retail commercial areas. Uses should be appropriate to the
type of market being served. Neighborhood commercial centers emphasize those uses which provide
convenience goods and services for the surrounding residential area. Retail commercial centers serving
communitywide or regional needs include uses which may either be neighborhood-oriented activities
grouped together on a larger scale or uses that demand a larger market area. Specialty-oriented retail
commercial areas contain specialized uses that require a market area larger than the community to
prosper.
The retail commercial designation is, therefore, oriented toward freeways, major arterials, and
neighborhood areas. Retail commercial activities should be located and designed to minimize impacts on
surrounding residential areas. Minimum area of this designation is 5,000 square feet for neighborhood
activities, 10 acres for community commercial activities, and 2 acres for specialty commercial activities.
The minimum parcel size for this designation is 5,000 square feet. The floor area ratio (FAR) for
buildings in this area is between 0.20 and 1.00.
Visitor and Thoroughfare Commercial (CVT)
The purpose of the Visitor and Thoroughfare Commercial designation is to provide areas for commercial
activities oriented to serve the traveling public. It is intended to be located 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. Permitted uses include, but are not limited to, hotels, motels,
restaurants, service stations, and convenience stores. The minimum area for this designation is one acre.
The minimum parcel size for this designation is 5,000 square feet. The floor area ratio (FAR) for
buildings in this area is between 0.35 and 2.00.
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Office Commercial (CO)
The purpose of the Official Commercial designation is to provide areas for professional and
administrative services and offices. Uses permitted under this designation generally include the following:
medical offices and clinics; law firms; accountant offices; insurance, real estate, and financial;
governmental offices; social services; and non-profit organizations. Retail commercial activities that
complement or are accessory to the primary uses of the designation are also appropriate. 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 minimum area for this designation is one-half acre. The
minimum parcel size for this designation is 5,000 square feet. The floor area ratio (FAR) for buildings in
this area is between 0.30 and 1.50.

Industrial
General Industrial (MG)
The purpose of the General Industrial designation is to provide space for a broad range of heavier
industrial uses. Typically the designation is applied where large land acreage is available. It is also
applied where the impacts associated with unsightliness, noise, odor, and traffic, and the hazards
associated with certain industrial uses, will not impact residential, commercial, other less intense use
areas, or schools and transportation facilities, such as BART. General industrial uses are assumed to have
moderate nuisance characteristics. Hazardous materials manufacturing or distribution is undesirable in
this area. The only property with a MG designation within the city is currently owned by US Pipe and
accommodates a pipe manufacturing facility.
Performance standards are applied to ensure minimum potential for adverse effects, that any unavoidable
adverse effects are contained on-site, and that the general objective of a high standard of property and use
maintenance will be met throughout the city. The minimum parcel size for this designation is one acre.
The maximum floor area ratio (FAR) for buildings in this area is 0.75.
Light Industrial (ML)
The purpose of the Light Industrial designation is to provide space for manufacturing and industrial uses
with no or very-low nuisance characteristics. The designation is applied to areas where nuisance
characteristics of noise, odor, traffic generation, unsightliness, or hazardous materials manufacturing or
storage are undesirable. Light Industrial areas typically include high-quality industrial park developments.
Rail and truck facilities serve many light industrial uses. Also located in these areas are non-industrial
uses which support or are adjunct to industrial uses and which are compatible with the primary industrial
use. Non-industrial uses may include administrative, sales, and service uses. All outdoor areas will have
landscaping and screening. Other performance standards are applied to ensure minimum potential for
adverse effects, that any unavoidable adverse effects are contained on-site, and that the general objective
of a high standard of property and use maintenance will be met throughout the city. The minimum parcel
size for this designation is 20,000 sq. ft. The maximum floor area ratio (FAR) for buildings in this area is
1.0.

Page 5-20

Background Report
December 2019

Land Use
Union City General Plan Update
Special Industrial (MS)
The purpose of the Special Industrial designation is to provide space for the lightest industrial operations
and non-manufacturing uses that support nearby manufacturing that exhibit virtually no nuisance
characteristics. Non-manufacturing uses include educational, administrative, sales, and service activities.
This designation provides for a smaller scale of uses, on smaller sites than would typically be found in
Light Industrial designated areas. In Special Industrial designated areas, nuisance characteristics such as
noise, odor, traffic generation, unsightliness, or hazardous materials storage or handling are avoided and
almost all uses will be conducted entirely within enclosed buildings.
This designation typically includes small-scale, high-quality industrial park developments. It 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 lowerintensity uses. Performance standards will be applied to eliminate, or minimize to the extent reasonably
possible, any potential for adverse effects, and to ensure that the general objective of a high standard of
property and use maintenance will be met throughout the city. The minimum parcel size for this
designation is 20,000 sq. ft. The maximum floor area ratio (FAR) for buildings in this area is 1.0.
Research and Development (RDC)
The designation is intended to provide a flexible range of activities which either has very low or no
nuisance characteristics. Prototypes for this designation would be "flex" space that can be adapted to
office, research and development, and service/sales uses. In addition, it allows for manufacturing uses
consistent with the Light Industrial designation. This designation is applied where a master plan intends
to intensify industrial development over a period of years. The minimum parcel size for this designation is
five acres. The minimum floor area ratio (FAR) for buildings in this area is 0.40. Buildings must be a
minimum of two stories with two floors that can be fully occupied upon completion of construction.
Applications for the development of sites within a 2,000-foot radius of the BART station must include a
master plan that demonstrates how the FAR can be intensified up to a minimum of 0.5, and preferably up
to 0.65, as market demand warrants The maximum floor area ratio (FAR) for buildings in this area is 2.0.

Resources
Open Space (OS)
The purpose of this designation is to conserve lands that should remain as open space for passive and
active recreation uses, resource management, flood control management, and public safety. Uses that
would typically 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.
Agriculture (A)
The purpose of this designation is to conserve lands that should remain as open space because of their
value for agricultural production. Uses that would typically be appropriate in this land use designation
include, but are not limited to, agricultural activities and other low-intensity open space type uses. The
minimum parcel size for this designation is 20 acres.
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Public/Institutional
Civic Facility (CF)
This designation is applied to the City's major public buildings and facilities owned by City, County,
State, Federal, or other public agencies such as the New Haven Unified School District. Uses include, but
are not limited to, wastewater treatment facilities, water tanks, electrical substations, public educational
facilities, community centers, libraries, museums, government offices and courts (e.g., Civic Center),
transit facilities and stations, and public safety facilities (e.g., police and fire stations).
Private Institutional (PI)
The purpose of this designation is to provide appropriate locations for private institutional uses. Uses
include, but are not limited to, cemeteries, churches, private educational facilities, private non-profit and
service organizations, and continuing care retirement communities.
The area designated as Institutional on the Caltrans property on Alvarado-Niles Road is a floating zone.
Final location of the institutional use can be modified as part of the development applications for this
property. Land for institutional uses is identified in the Horner/Veasy Street area through policy
statements. The minimum acreage that must be maintained for institutional uses in these specific areas is
as follows:

▪
▪

Caltrans Property: 5 acres
Horner/Veasy Streets: 5 acres
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Regulatory Setting
General Plan Law (California Government Code Section 65300)
California Government Code Section 65300 regulates the substantive and topical requirements of general
plans. State law requires each city and county to adopt a general plan “for the physical development of the
county or city, and any land outside its boundaries which bears relation to its planning.” The California
Supreme Court has called the general plan the “constitution for future development.” The general plan
expresses the community’s development goals and embodies public policy relative to the distribution of
future land uses, both public and private.

Key Terms
The following key terms used in this chapter are defined as follows:
Density. The number of permanent residential dwelling units per acre of land. Densities specified in the
general plan may be expressed in units per gross acre or per net developable acre.
Floor-Area Ratio (FAR). A floor-area ratio is the ratio of the gross building square footage on a lot to
the net square footage of the lot (or parcel).
Land Use Designation. A specific geographic designation with associated land use or management
policies and regulations.

References
Union City General Plan: Land Use chapter, adopted in 2002.
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SECTION 5.4

OTHER CITY PLANS

Introduction
The Union City General Plan and Zoning Code are the main planning documents that regulate land use
within Union City. In addition, there are several other plans, policies, and guidelines that influence land
uses within the city. These plans, policies, and guidelines are discussed in this section.

Major Findings
▪

The Decoto Industrial Park Study Area (DIPSA) Specific Plan provides for the coordinated
development and reuse of approximately 440 acres of land generally located between Mission
Boulevard, Decoto Road, Alvarado-Niles Road and the Fremont-Union City boundary

▪

The Intermodal Station District and Transit Area Plan encompasses 50 acres around the Union
City BART station. The plan provides for mixed-use, transit-oriented development.

▪

The Station District Strategic Action Plan outlines the policy framework of development in the
District, the roles and responsibilities of the implementation partners, the implementation
schedule, and descriptions of projects.

▪

The 511 Area Specific Plan includes a conceptual framework to guide development of over 900
acres of land generally located east of Union City Boulevard from Marsten Avenue to the city’s
southerly boundary line. The plan provides for high-quality residential development.

▪

The Hillside Area Plan recognizes the unique character of the study area and serves to guide and
regulate development in a manner that protects and enhances the area's natural resources, while
also allowing for an appropriate level of development in the area.

Existing Conditions
Decoto Industrial Park Study Area (DIPSA) Specific Plan
The Decoto Industrial Park Study Area (DIPSA) Specific Plan provides for the coordinated development
and reuse of approximately 440 acres of land generally located between Mission Boulevard, Decoto
Road, Alvarado-Niles Road and the Fremont-Union City boundary
In August 1994, the City Council adopted the DIPSA Specific Plan. The purpose of the Specific Plan is to
promote the redevelopment of an area of Union City that historically has been occupied by aging
industrial uses with a mix of office, light industrial, retail and residential uses. Since 1994, much of the
Specific Plan’s vision has been incorporated into the City’s planning framework including the current
General Plan and Zoning Ordinance.
For planning purposes, the DIPSA Specific Plan divided the project area into 7 Subareas. See Figure 5-4
for an overview of the Subareas. The Subareas were generally defined by major roadways or rail lines and
by existing predominant land uses. This plan formed the basis of future planning efforts in the greater
Station District area.
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FIGURE 5-4
DISPA SUB-AREA MAP
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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, pedestrian- and transit-oriented, mixed-use downtown area centered on a
new intermodal transit facility. The City, BART, and AC Transit jointly sponsored the preparation of the
plan, which was a large-scale effort to provide a comprehensive transit-oriented development around the
BART station. Several transportation and funding agencies participated in this effort, including
SamTrans and VTA (Dumbarton Rail), Capitol Corridor, Alameda County Transportation Commission
(ACTC) and the Metropolitan Transportation Commission (MTC).
The plan encompasses the Union City BART station and the surrounding parcels. In addition to the Union
City BART Station and parking lot, the plan includes the parcel that currently accommodates Avalon Bay
(formerly referred to as the Litke property), which measures approximately 6 acres, and the former PG&E
pipe yard property, which measures approximately 31 acres. The former PG&E pipe yard is located on
the easterly part of the existing BART Station and is generally bounded by Decoto Road, a vacant
industrial property referred to as the “Shelton Property,” and the former Pacific State Steel property. A
land use plan was formulated to guide future development of the area, which is shown in Figure 5-5.
The plan outlined 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 encourage people to choose transit,
the plan established a new development pattern that incorporated more intensive land uses and reduced
dependence on automobile access. The plan focused on providing easy pedestrian access to the station as
well as connections to surrounding residential areas and community amenities, including nearby
Kennedy Park. The plan also envisioned changes to the existing BART station to include a passenger rail
station, which included construction of a free passage through the station to the surrounding
neighborhoods. Construction is currently underway to open up the back side of BART to create a free
pedestrian pass-through. This will facilitate future construction of the Intermodal Station and will also
connect the Station District to the BART station and shopping areas to the west.
The plan envisioned the following build-out potential: 699,400 sq. ft. of office and research and
development uses and 204 housing units on the PG&E site; 489,600 sq. ft. of office and research and
development uses within the BART parking lot (predicated upon BART building a parking garage and
reducing their parking footprint); and 265 housing units on the former Litke property. The plan also
identified area for parks / open space areas as well as space for community uses. To date, 595 highdensity residential units have been constructed in the Station District including a 157-unit affordable
housing development.
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FIGURE 5-5
STATION DISTRICT AND TRANSIT FACILITY PLAN LAND USE PLAN

Since development of the Station District and Transit Facility Plan, planning for the Station District area,
and more specifically the former PG&E site, has been evolving. In 2008, the City prepared an updated
plan showing a different street configuration and land uses in the area, which is shown in Figure 5-6. The
circulation was updated to improve access and efficiency throughout the area and to reflect improvements
made to the BART parking lot that included construction of a broad pedestrian walkway from Union
Square and the provision of transit parking at the entrance to BART (as opposed to the separate bus plaza
previously proposed). Similarly, on the PG&E property, refinements to the original plan were carried
over from the design / development for the Intermodal/BART station. The modifications included
expansion of the public space on the east side of the BART station to provide a forecourt (East Plaza) to
the new station entry and a site for a future community facility. The promenade on the east side of the
11th Street was also narrowed to create a more comfortable pedestrian environment.
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FIGURE 5-6
GENERAL PLAN LAND USE ELEMENT FIGURE LU-2

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 District, the roles and
responsibilities of the implementation partners, the implementation schedule, and descriptions of projects.
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511 Special District Area Specific Plan
Approved by the City Council on September 14, 1987, the 511 Area Specific Plan covers a 905.9-acre
area. Except for a 12-acre portion, the project area lies immediately west of the Union City Boulevard.
Benson Road and Marsten Avenue form the area’s northern boundary and Alameda Creek forms its
southern boundary. The plan provides broad goals and objectives as well as specific implementation
strategies to create high-quality residential development with efficient circulation. Figure 5-7 shows the
development plan for the area. Table 5-3 provides an overview of the land uses and corresponding
acreage proposed in the plan.
TABLE 5-3
511 SPECIAL DISTRICT AREA SPECIFIC PLAN
Union City
2014
Land Use
Residential
Commercial
Elementary School
Parks
Neighborhood and Community Parks
Sanitary Landfill Recreational Facility
East Bay Regional Park District
Open Space
Union Sanitary District Sewage Treatment Plant

Acreage
183.0
4.0
10.0
5.2-14.6 depending on final density
56.4
7.9
608.0
22.0

Source: 511 Special District Area Specific Plan, 1987.

The majority of the 511 neighborhood is constructed except for a small infill site, which was part of the
former Turk Island landfill, located on Carmel Way adjacent to Seabreeze Park. The property is identified
in the plan for single-family residential development.
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FIGURE 5-7
511 SPECIAL AREA DISTRICT PLAN

Hillside Area Plan
Through a voter initiative in 1989 known as Measure B, the City prepared a plan to regulate development
in the hillside area to the east of Mission Boulevard. The resulting plan, the Hillside Area Plan, was
adopted by the City Council in 1995. The overall goal of the Hillside Area Plan is to recognize the unique
character of the study area and to guide and regulate development in a manner which protects and
enhances the area's natural resources, while also allowing for an appropriate level of development in the
area. In 1996, the voters adopted another voter initiative, Measure II, which mandated that the plan could
only be amended through a vote of people in a regularly scheduled election. Since the adoption of
Measure B and Measure II, limited development projects within the boundaries of the Hillside Area Plan
have occurred on already-developed parcels (Chapel of the Chimes cemetery, Masonic Homes campus,
and minor single-family home projects in the Seven Hills and Tamarack neighborhoods), which is
consistent with the Hillside Area Plan. No significant development outside of these areas has occurred,
even though the Plan allows for development of housing and other uses. In November 2014, Measure KK,
the Union City Flatlands Development Initiative, was defeated. Measure KK proposed to remove 63 acres
of the flatland area immediately east of Mission Boulevard from the Hillside Area Plan in order to allow
development.
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SECTION 5.5

ZONING

Introduction
This section describes the City’s zoning regulations listed in Title 18 (Zoning Ordinance) of the
Municipal Code. The Union City Zoning Ordinance is one of the principal tools for implementing the
2002 General Plan.

Major Findings
▪
▪

The Union City Zoning Ordinance includes 26 zoning districts.

▪

Residential is the next largest category encompassing 19.4 percent of the city’s land area,
including 14.8 percent Single Family Residential and 3.1 percent Multifamily Residential.

Agriculture and Open Space zoning districts are distributed over half of the city, encompassing
35.5 percent and 14.7 percent of the city’s land area, respectively.

Existing Conditions
Zoning is the primary tool used to implement a community’s general plan. A major difference between
the general plan and the zoning ordinance is that the general plan provides general guidance on the
location, type, and density of new growth and development over the long term, while the zoning
ordinance provides detailed development and use standards for each parcel of land. The zoning ordinance
divides the community into zoning districts and specifies the uses that are permitted, conditionally
permitted, and in some instances which uses are specifically prohibited within each district.
Typically, the zoning ordinance consists of text and a map delineating districts for such basic land uses as
residential, commercial, and industrial, and establishing special regulations for historic preservation,
floodplains, hillside development and other specific concerns. For each of the basic land uses, the zoning
ordinance text typically includes an explanation of the purpose of the zoning district; a list of principal
permitted and conditionally permitted uses; and standards for minimum lot size, density, height, lot
coverage, setback, and parking. The zoning ordinance also typically describes procedures for processing
discretionary approvals.

Union City Zoning
Union City Zoning Ordinance includes 26 zoning districts, shown on Figure 5-8 and Table 5-4. Each
zoning district has developed standards that are designed to protect and promote the health, safety, and
general welfare of the community and to implement the policies of the General Plan. The zoning districts
only apply to land within the city limits and the standards serve to preserve the character and integrity of
existing neighborhoods. Within a typical district there are regulations related to land use, lot size,
coverage, building heights, parking, and landscaping.
As shown in Table 5-4, the Agriculture and Open Space districts make up over half of the land zoned in
the city with 35.5 percent and 14.7 percent, respectively. Residential is the next largest category with 19.4
percent, including 14.8 percent Single Family Residential and 3.1 percent Multifamily Residential.
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TABLE 5-4
BREAKDOWN OF LAND AREA BY ZONING DISTRICT
Union City, California
2014
Zoning
Residential Districts
Single Family Residential
Single Family Residential/Special DIPSA (RS (S))
Single Family Residential/Special DIPSA (RS (S) 3000)
Single Family Residential (RS 4500)
Single Family Residential (RS 6000)
Single Family Residential, Hillside Combining District (RS 6000-H)
Single Family Residential, DIPSA (RS 6000D)
Single Family Residential (RS 10000)
Multifamily Residential
Multifamily Residential (RM 1500)
Multifamily Residential (RM 2500)
Multifamily Residential (RM 3500)
Decoto Residential (R-5000)
Commercial Districts
Professional and Administrative Commercial (CPA)
Neighborhood Commercial (CN)
Community Commercial (CC)
Visitor and Recreation Commercial (CVR)
Station Mixed Use Commercial (CSMU)
Specialty Commercial (CS)
Union Landing Commercial (CUL)
Industrial Districts
General Industrial (MG)
Light Industrial (ML)
Special Industrial (MS)
Research and Development Campus (RDC)
Other Districts
Agricultural (A)
Open Space (OS)
Civic Facilities (CF)
Private Institutional (PI)
511 Area District (511)
Total Zoned Land
Other (right-of-ways)
Total Union City1

Acreage
2,407.3
1,842.9
59.6
5.1
245.7
1,335.6
154.6
42.3
0.0
385.0
66.2
292.9
25.9
179.4
306.3
34.6
16.8
74.1
6.7
63.8
13.7
96.7
1,058.4
71.0
685.5
188.0
113.9
7,278.6
4,410.0
1,828.1
255.4
286.6
552.8
11,104.9
1,308.1
12,413.0

Percent of Total
19.4%
14.8%
0.5%
0.0%
2.0%
10.8%
1.2%
0.3%
0.0%
3.1%
0.5%
2.4%
0.2%
1.4%
2.5%
0.3%
0.1%
0.6%
0.1%
0.5%
0.1%
0.8%
8.5%
0.6%
5.5%
1.5%
0.9%
54.60%
35.5%
14.7%
2.1%
2.3%
4.5%
89.5%
10.5%
100.0%

1Other

land includes some roads, right-of-ways, rivers, and all other unclassified land.
Source: Zoning Ordinance, Mintier Harnish, August 8, 2014.
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Figure 5-8
Zoning
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Zoning
CS - Specialty Commercial
CN - Neighborhood
Commercial
CC - Community Commercial
CUL - Union Landing
Commercial

Source: Union City, October 2014

CVR - Visitor and Recreational
Commercial

RDC - Research and
Development Campus

R 5000 - Decoto Residential

511 - 511 Area District

CSMU - Station Mixed Use
Commercial

RS 6000 - Single Family
Residential

RS 4500 - Single Family
Residential

A - Agricultural

CPA - Professional and
Administrative Commercial

RS 6000D - Single Family
Residential, DIPSA

RS (S) 3000 - Single Family
Residential/Special DIPSA

OS - Open Space

MS - Special Industrial

RS 6000-H - Single Family
Residential (Hillside Combining)

RM 3500 - Multi-Family
Residential

CF - Civic Facility

RM 2500 - Multi-Family
Residential

PI - Private Institutional

ML - Light Industrial
MG - General Industrial

Newark

RS (S) - Single Family
Residential/Special DIPSA

[

RM 1500 - Multi-Family
Residential
0
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The 26 zoning districts established by the Union City Zoning District are:
Residential Districts
The Zoning Ordinance includes three residential districts (RS, R, and RM), each of which provides for a
range of densities.

▪

▪

Single Family Residential. The RS and R districts provide for one-family dwellings, including
site-built or modular homes with various density ranges specified:
▪

Single Family Residential/Special DIPSA (RS (S))

▪

Single Family Residential/Special DIPSA (RS (S) 3000)

▪

Single Family Residential (RS 4500)

▪

Decoto Residential (R-5000)

▪

Single Family Residential (RS 6000)

▪

Single Family Residential, Hillside Combining District (RS 6000-H)

▪

Single Family Residential, DIPSA (RS 6000D)

▪

Single Family Residential (RS 10000)

Multifamily Residential. The RM districts are designed for multifamily developments with three
density ranges specified: RM-1500, RM-2500, and RM-3500.

Commercial Districts

▪

Professional and Administrative Commercial (CPA). CPA is intended to provide an area
wherein professional offices, limited personal services and light retail activities may develop in
close relationship with each other.

▪

Neighborhood Commercial (CN). CN is intended to provide limited retail and convenience
goods and services, with minimal associated impacts, to meet the day to day needs of the City’s
residential neighborhoods.

▪

Community Commercial (CC). CC is intended to provide for the larger community’s retail,
service, and office needs, while remaining compatible with residential uses.

▪

Visitor and Recreation Commercial (CVR). CVR is intended to provide areas for commercial
activities oriented to serve the traveling public, located 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.

▪

Station Mixed Use Commercial (CSMU). CSMU is intended to establish a mixed-use town
center/central business district of high-density residential, commercial, office, and research and
development uses that will serve as an important regional center, while providing strong
pedestrian connections throughout the district. A minimum of 60 units per acre is required and a
maximum of 165 units per acre is permitted. The minimum site area per dwelling unit is 264 feet.
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▪

Specialty Commercial (CS). The CS district is intended to promote a mix of small, convenience
retail, commercial, office, and entertainment uses for the Old Alvarado neighborhood, including
residential.

▪

Union Landing Commercial (CUL). The CUL district was established in recognition of the
significance to the City of this major commercial area and was designed to achieve the following
objectives: to encourage and support the development of Union Landing as the major retail center
of the city and a retail center of regional and subregional significance; to encourage the
development of uses, features, and conditions in Union Landing that will allow the area to
become the major commercial area of Union City, including opportunities for daytime and
evening uses; to discourage uses, either short- or long-term, and avoid actions that would be
detrimental to the achievement of the above; to ensure, to the extent practical, that all new
development in Union Landing will be economically viable, that it will generate revenues to the
City in excess of City costs to service development, and that it will create new jobs within the
city; to encourage unified development of Union Landing to achieve coordinated improvements
and interconnections between development areas; to establish site planning and architectural
standards that ensure a high quality of development and that establish a strong sense of design
unity; to identify and, to the greatest extent possible, minimize the potential adverse effects of
development in Union Landing on surrounding areas and to allow for various types of
commercial development recognizing changing market conditions while organizing these
developments into distinctive areas within Union Landing.

Industrial Districts

▪

General Industrial (MG). MG is intended to provide space for a broad range of heavier
industrial uses to meet the goals and objectives of the general plan. The district is applied where
large land acreages are available and where the impacts associated with unsightliness, noise, odor
and traffic, and the hazards associated with certain industrial uses, will not impact on residential,
commercial or other less intense zoning districts, or on such uses as schools and transportation
facilities. Hazardous materials manufacturing and distribution is undesirable in this district.

▪

Light Industrial (ML). ML is intended to provide space for manufacturing and industrial uses
which evidence no- or very low-nuisance characteristics. The district is applied where nuisance
characteristics of noise, odor, traffic congestion, unsightliness, or hazardous materials
manufacturing or storage are undesirable. The ML district provides for and encourages highquality industrial park developments. Nonindustrial uses which support or are adjunct to
industrial uses and which are compatible with the primary industrial use are also provided for.

▪

Special Industrial (MS). MS is intended to provide space for the lightest industrial operations
and uses that support nearby manufacturing and that exhibit virtually no nuisance characteristics.
Nonmanufacturing uses provided for include administrative, sales, and service activities. This
district includes smaller scale uses, often on smaller sites than would typically be found in the
ML district. In the MS district nuisance characteristics of noise, odor, traffic generation,
unsightliness, or hazardous materials storage or handling are avoided, and almost all uses are
conducted entirely within enclosed buildings. Typically the district includes small-scale high
quality industrial park developments. MS areas often are applied as a buffer adjacent to major
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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.

▪

Research and Development Campus (RDC). RDC is intended to provide space for a flexible
range of activities which have low- or no-nuisance characteristics. This district supports “flex”
space that can be adapted to office, research and development, and service/sales uses. In addition,
it allows for manufacturing uses consistent with the light industrial designation. The RDC district
is a more dense development designation because it is in close proximity to the BART station and
the station district. This designation is applied where it is intended to intensify industrial
development over a period of years.

Other

▪
▪

Agricultural (A). The A district is intended to preserve lands best suited for agricultural uses.

▪

Private Institutional (PI). The PI district is intended to provide appropriate locations for private
institutional uses within the city, including churches, cemeteries, private educational facilities,
private non-profit and service organizations, and continuing care retirement communities.

▪

Open Space (OS). The purpose of the OS district is to preserve and protect opens space lands to
provide adequate recreation and open space lands for the needs of the population, both present
and future.

▪

511 Area District (511). The 511 Area District is intended to allow for flexible approaches to
providing single family residential development while balancing these opportunities with
concerns for environmental constraints and resources. The district allows for a wide range of
single family development types, including attached, semi-attached, zero-lot-line, and detached
units. Nearly all of the area in this district is built out.

Civic Facilities (CF). The CF district provides for public and quasi-public uses, such as child
care facilities, community care facilities, community gardens, cultural activities, utilities, public
services, and schools.
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Table 5-5 shows how Union City’s zoning districts generally correspond with the City’s General Plan
Land Use Designations.

TABLE 5-5
RELATIONSHIP BETWEEN GENERAL PLAN AND ZONING
Union City
2014
General Plan Land Use
Designation
Residential

R 3-6

Residential
(3 to 6 du/acre)

R 6-10

Residential
(6 to 10 du/acre)

R 10-17

Residential
(10 to 17 du/acre)

Residential
(17 to 30 du/acre)
Residential
R 30-60
(30 to 60 du/acre)
Commercial
Station Mixed-Use
CSMU
Commercial
(60 to 165 du/acre)
R 17-30

CR

CVT

Retail Commercial
(up to 30 du/acre)

Visitor and Thoroughfare
Commercial
Office Commercial

OC
Industrial
MG
General Industrial
ML
Light Industrial
MS
Special Industrial
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Zoning Districts

RS 6000
RS 10000
RS 6000D
511
RS (S)
RS 4500
R 5000
511
RS (S)
RM 3500
RM 2500
RM 1500

Single Family Residential
Single Family Residential
Single Family Residential, DIPSA
511 Area District
Single Family Residential, Special
Single Family Residential
Decoto Residential
511 Area District
Single Family Residential, Special
Multifamily Residential
Multifamily Residential
Multifamily Residential

RM 1500

Multifamily Residential

RM 1500

Multifamily Residential

CSMU

Station Mixed-Use Commercial District

CC

CN
CUL

Community Commercial
Specialty Commercial located in
the Alvarado Historic District and Mission
Boulevard neighborhoods
Neighborhood Commercial
Union Landing Commercial

CVR

Visitor and Recreation Commercial

CPA

Professional and Administrative Commercial

MG
ML
MS

General Industrial
Light Industrial
Special Industrial

CS
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TABLE 5-5
RELATIONSHIP BETWEEN GENERAL PLAN AND ZONING
Union City
2014
General Plan Land Use
Designation
Research and
RDC
Development Campus
Resources
A
Agriculture
OS

Open Space

Public/Institutional
CF
Civic Facility
PI
Private Institutional

Zoning Districts
RDC

Research and Development Campus

A
OS
A
511

Agriculture
Open Space
Agriculture
511 Area District (undeveloped portions)

CF
PI

Civic Facility
Private Institutional

Source: Union City 2002 General Plan and Zoning Ordinance, 2014; Mintier Harnish, 2014.

Regulatory Setting
State law requires that zoning ordinances be consistent with the general plan. A zoning ordinance is
consistent with an adopted general plan only if the various land uses authorized by the zoning ordinance
"are compatible with the objectives, policies, general land uses, and programs specified in such a plan"
(Government Code §65860(a)). State law also provides that in the event a zoning ordinance becomes
inconsistent with a general plan by reason of amendment to such a plan, the zoning ordinance must be
amended within a reasonable time so that it is consistent with the general plan as amended (Government
Code §65860(a)).

Key Terms
The following key terms used in this chapter are defined as follows:
Zoning. Local codes regulating the use and development of property. A zoning ordinance divides the
county or city into land use districts or zones represented on zoning maps, and specifies the allowable
uses within each of those zones. It establishes development standards for each zone, such as minimum lot
size, maximum height of structures, building setbacks, and yard size.
Zoning Ordinance. The adopted zoning and planning regulations of a city or county.

References
Union City, Zoning Ordinance. http://qcode.us/codes/unioncity/.
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SECTION 5.6

REGIONAL PLANS

This section discusses the plans, policies, and regulations of other agencies that affect growth and
development within Union City. Regional, State, and Federal agencies are generally not subject to the
policies and plans adopted by local governments. Therefore, understanding the roles and responsibilities
of these agencies is vital to ensure effective inter-jurisdictional cooperation and coordination.

Major Findings

▪

Union City has one designated Priority Development Area (PDA), the Union City Intermodal
Station District PDA, and is forecasted to accommodate a 14 percent increase in housing units
and 25 percent increase in employment from 2010 to 2040.

Existing Conditions
Plan Bay Area
Plan Bay Area is an integrated long-range transportation and land use/housing plan for the San Francisco
Bay Area. It includes the Bay Area’s Regional Transportation Plan (RTP), which the Metropolitan
Transportation Commission (MTC) updates every four years, and the Association of Bay Area
Governments (ABAG) demographic and economic forecast, which is updated every two years.
Additionally, ABAG administers the State-required Regional Housing Needs Allocation (RHNA)
process. State law requires that the RHNA process be coordinated with the RTP.
MTC and ABAG prepared Plan Bay Area, which was adopted in July 2013. This Plan includes a
Sustainable Communities Strategy (SCS), which coordinates land use, housing, and transportation for the
nine-county Bay Area region. The primary goal of the SCS is to plan regional growth in a way that
reduces greenhouse gas emissions for cars and light-duty trucks by reducing vehicle miles traveled.
Plan Bay Area is a result of the California Sustainable Communities and Climate Protection Act of 2008
(California Senate Bill 375), which requires each of the state’s 18 metropolitan areas to reduce
greenhouse gas emissions through coordinated transportation and land use planning with the goal of
more sustainable communities . The law requires that the SCS promote compact, mixed-use commercial
and residential development. To meet the goals of SB 375, Plan Bay Area accommodates 80 percent of
the region’s future housing needs in Priority Development Areas (PDAs). These are neighborhoods
within walking distance of frequent transit service, offering a wide variety of housing options, and
featuring amenities such as grocery stores, community centers, and restaurants. The Station District area,
in addition to the 214 unit townhome development on 11th Street and the 24-acre vacant industrial
property to the east of the Station District, comprises the Intermodal Station District PDA. Between 2010
and 2040 Plan Bay Area projects that the area will see a 14 percent increase in housing units and 25
percent increase in employment. Plan Bay Area does not regulate development, but Union City’s
Intermodal Station District PDA is eligible for transportation funds that supports and encourages
residential and commercial 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 received ABAG funds for a project that is currently underway to open up the back side of BART to
create a free pedestrian pass-through.
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City Of Hayward General Plan
Hayward is the city located directly to the north of Union City. The Hayward City Council adopted the
Hayward 2040 General Plan in 2014. The plan provides a community-based vision for the future of the
Hayward community and identifies a variety of goals, policies, and implementation programs to advance
the vision. The General Plan Land Use Diagram applies the designation “Industrial Technology and
Innovation Corridor” to much of the land along the Hayward–Union City boundary. Typical building
types in this designation include warehouses, office buildings, research and development facilities,
manufacturing plants, business parks, and corporate campus buildings. Residential, Parks and
Recreational designated land is also located along the boundary.

City of Fremont General Plan
Fremont is the city located directly to the south of Union City. The Fremont City Council adopted the
General Plan in 2011. The Fremont General Plan establishes a 25-year vision for the community that
envisions a flourishing downtown, increased job growth, a variety of housing types, and pedestrianoriented commercial districts. The General Plan Land Use Diagram applies primarily residential land uses
along the Fremont–Union City Border. Open space designations are applied in the baylands and hillsides,
largely matching Union City’s existing designations.

Alameda County General Plan
Union City is located within Alameda County. The Alameda County General Plan, adopted by the Board
of Supervisors in 2012, is the long-range policy document for land within the county, not including
incorporated cities and towns. The Alameda County General Plan consists of several documents. Three
area plans contain land use and circulation elements for their respective geographic areas. The East
County Area Plan is the document in the General Plan with goals and policies for areas adjacent to Union
City. Land designated open space borders Union City to the east.

San Francisco Bay Plan
The San Francisco Bay Conservation and Development Commission (BCDC) consists of 27 members
that represent various interests in the Bay, including members of the public and members appointed by
Federal, State, regional, and local governments. BCDC regulates the filling and dredging of the San
Francisco Bay. Their jurisdiction includes the shoreline of San Francisco Bay, salt ponds, managed
wetlands, and certain waterways that are subject to tidal action (such as submerged lands, tidelands,
marshlands, and various rivers and creeks). All land use proposals within the Union City baylands are
subject to regulations and permits issued by BCDC. The BCDC maintains and updates the San Francisco
Bay Plan, first adopted in 1968. The plan contains policies on topics that include developing waterfront
parks, maintaining wildlife refuges, shoreline housing, and water-related industry.
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Don Edwards San Francisco Bay National Wildlife Refuge Comprehensive
Conservation Plan
The United States Fish and Wildlife Service manages the Don Edwards San Francisco Bay National
Wildlife Refuge, which is dedicated to preserving and enhancing wildlife habitat, protecting migratory
birds, protecting threatened and endangered species, and providing opportunities for wildlife-oriented
recreation and nature study for the surrounding communities. As of 2004 the Refuge spans 30,000 acres
of open bay, salt pond, salt marsh, mudflat, upland, and vernal pool habitats located throughout the South
San Francisco Bay, including parts of the Union City baylands. In 2012 the United States Fish and
Wildlife Service published the Comprehensive Conservation Plan for the Don Edwards San Francisco
Bay National Wildlife Refuge. The plan will guide management of the refuge for 15 years and ensure the
long-term conservation of fish, wildlife, plants, and other habitats.

East Bay Regional Parks District Master Plan
The East Bay Regional Parks District provides and manages the regional parks for Alameda and Contra
Costa Counties, a 1,700 square mile area. The District manages 65 regional parks, over 112,000 acres of
open space, and 1,200 miles of trails. The Alameda Creek Regional Trail runs along the southern
boundary of Union City, and several trails wind through the hills in the eastern part of the city, including
the High Ridge Loop Trail, Meyers Ranch Trail, and Pioneer Trail.
The District Master Plan is the policy document that guides the District in their efforts to expand and
improve parks, trails, and recreational services, including the trails within Union City listed above. The
Master Plan defines the vision and the mission of the East Bay Regional Park District and sets priorities
for the future. It explains the District's multi-faceted responsibilities and provides policies and guidelines
for achieving the highest standards of service in resource conservation, management, interpretation,
public access, and recreation. The Master Plan is designed to maintain a careful balance between the need
to protect and conserve resources and the recreational use of parklands for all to enjoy now and in the
future. The updated 2007 Master Plan Map includes proposed trails for the Union City area. These
include:

▪
▪
▪
▪
▪

Old Alameda Creek
San Francisco Bay Trail–Coyote Hills to Hayward Shoreline
Bay Area Ridge Trail–Vargas Plateau to Garin and Dry Creek Pioneer Regional Parks
East Bay Greenway–Union City to Oakland
San Francisco Bay to San Joaquin River Trail–Niles Canyon

The District is also planning to extend its trail systems in neighboring jurisdictions, which will benefit
Union City residents.
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Regulatory Setting
There is no regulatory setting for this section. Applicable laws and regulations for each regional agency
are discussed in the Existing Conditions subsection.

Key Terms
None.

References
Alameda County, General Plan, 2012, http://acgov.org/cda/planning/generalplans/index.htm
Bay Area Rapid Transit, Planning–Union City Intermodal Station District Description.
City of Fremont, General Plan, 2011, http://www.fremont.gov/generalplan
City of Hayward, Hayward 2040 General Plan, 2014, http://www.hayward-ca.gov/GENERALPLAN/
East Bay Regional Park District, Activity Finder Map, 2014, http://gis.ebparks.org/maps/activityfinder/
East Bay Regional Park District, Master Plan, adopted 2013.
Plan Bay Area, Forecast of Jobs, Population, and Housing, July 2013
Plan Bay Area, Regional Housing Need Allocation, 2014-2022
http://www.abag.ca.gov/planning/housingneeds/pdfs/ABAG_Final_RHNA_Publication.pdf.
San Francisco Bay Conservation and Development Commission, San Francisco Bay Plan.
United States Fish and Wildlife Service, Don Edwards San Francisco Bay National Wildlife Refuge
Comprehensive Conservation Plan, 2012, http://www.fws.gov/uploadedFiles/DESFBFinalCCP_sm.pdf
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SECTION 5.7

MILITARY INSTALLATIONS

Introduction
The Department of Defense (DoD) has a significant presence throughout California. Military operations
near Union City can affect airport safety. The California Military Land Use Compatibility Analyst
(CMLUCA) helps planners determine if their project has the potential to affect areas important to military
readiness.

Major Findings
▪

Union City is not located near any military air space or flight path necessary for military
operations.

Existing Conditions
The California Military Land Use Compatibility Analyst (CMLUCA) helps planners and local
governments like Union City determine if their project has the potential to affect areas important to
military readiness. The CMLUCA was developed by the California Natural Resources Agency in
conjunction with the California Governor’s Office of Planning and Research (OPR). The CMLUCA can
help easily determine if a project, in this case the General Plan, triggers the military notification
requirement. Specifically, the Union City General Plan Planning Area would need to include land
operated by a military branch or within a Military Training Route or a Special Use Airspace. Based on the
information from CMLUCA, there are no military branches or Special Use Airspaces in or near Union
City.

Page 5-44

Background Report
December 2019

Land Use
Union City General Plan Update

Regulatory Setting
Codified in the California Government Code (GC) at sections 65302 and 65560, SB 1468 was authored
by Senator Pete Knight and signed into law by Governor Gray Davis on September 26, 2002. SB 1468
outlines how cities and counties must consider the impact of development on military readiness activities
when preparing or updating their general plan. The intention of the law is to encourage cooperation
between military installations and local communities to reduce land use conflicts between civilian
development and military readiness activities. SB 1468 identifies specific requirements about when and
where local governments must incorporate military readiness activities into the general plan.

Key Terms
The following key terms used in this chapter are defined as follows:
Military Installation. A military base, camp, post, station, yard, center, or other activity under the
jurisdiction of the U.S. Secretary of Defense.

References
California Military Land Use Compatibility Analyst, GIS Map application.
Community and Military Compatibility Planning Guidelines, updated September 12, 2013.
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SECTION 5.8

DISADVANTAGED UNINCORPORATED COMMUNITIES

Introduction
State law requires Union City to determine if there are any disadvantaged unincorporated communities
inside the City’s Sphere of Influence and outside the City Boundary. Once identified, the City must
provide analysis of water, wastewater, stormwater drainage, and structural fire protection needs or
deficiencies for each of the identified communities. This section addresses the requirements of SB 244.

Major Findings
▪

Union City’s Sphere of Influence is coterminous with its city limits and is entirely surrounded by
incorporated communities. Union City does not have any disadvantaged unincorporated
communities.

Existing Conditions
The first task in the implementation of SB 244 is the identification of disadvantaged unincorporated
communities. A disadvantaged community is a fringe, island, or legacy community in which the median
household income is 80 percent or less than the statewide median household income. A fringe community
is an inhabited, unincorporated territory within the Sphere of Influence (SOI). An island community is
any inhabited and unincorporated territory that is surrounded or substantially surrounded by one or more
cities or by one or more cities and a county boundary or the Pacific Ocean. Due to the fact that Union
City’s SOI is coterminous with its city limits, no unincorporated territory exists within the SOI. A fringe
or island community is not possible. A legacy community is a geographically-isolated community that is
inhabited and has existed for at least 50 years. A legacy community could exist outside of the city’s SOI.
Union City is bordered by other incorporated cities on all sides, so a legacy community is also not
possible. Therefore, Union City does not have any disadvantaged unincorporated communities and does
not need to provide any analysis of the needs or deficiencies for identified communities.

Regulatory Setting
Senate Bill 244 Disadvantaged Communities (Government Code Section 65302.10). Senate Bill (SB)
244 requires, on or before the next due date for the next adoption of its housing element, a city or county
to review and update the land use element of its general plan to identify, in the case of a city, each
unincorporated island or fringe community within the city’s Sphere of Influence (SOI), and in the case of
a county, each legacy community within the boundaries of the county, but excluding any area within the
SOI of any city. The general plan must include for identified communities a description of the
community; a map designating its location; an analysis of water, wastewater, stormwater drainage, and
structural fire protection needs or deficiencies; and an analysis of benefit assessment districts or other
financing alternatives that could make the extension of services financially feasible. It also requires that
on or before the due date for each subsequent revision of its housing element, each city and county
review, and if necessary amend its general plan to update this analysis.

Page 5-46

Background Report
December 2019

Land Use
Union City General Plan Update

Key Terms
The following key terms used in this chapter are defined as follows:
Community. An inhabited area within a city or county that is comprised of no less than 10 dwelling units
adjacent or in close proximity to one another.
Disadvantaged Unincorporated Community (DUC). A fringe, island, or legacy community in which
the median household income is 80 percent or less than the statewide median household income.
Island Community. Any inhabited and unincorporated territory that is surrounded or substantially
surrounded by one or more cities or by one or more cities and a county boundary or the Pacific Ocean.
Fringe Community. Any inhabited and unincorporated territory that is within a city’s sphere of
influence.
Legacy Community. A geographically-isolated community that is inhabited and has existed for at least
50 years.

References
Office of Planning and Research. Senate Bill 244: Land Use, General Plans, and Disadvantaged
Communities Technical Advisory. http://opr.ca.gov/docs/SB244_Technical_Advisory.pdf.
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