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TC 1Iavor and Cite Council

FROM Development Seriices Director

tiiTBJECT Draft SouthHavarclBRTIlission Boulavarcl FollnBased Cocia

RECO1IlIENDTION

That Council conuuents on this repoltand the attached draft FormBased Code ttaclunent I and

provides direction for neztsteps

tiLTIIIIR

The SouthHaardBARTilission Boulevard Fol7nBased Code Code is intended to replace the

zoning and related regulations associated yith the area along Mission Boulevard and surrounding the

South Hayward BART stationuaa cast ofthe BART track see project area map Attaclunant II The
Code follos theSiurKocetemplate in that it promotes allLabilit and nai iborhoocl Locus and

coluiactivit attractive public raallns along streets alxl plaluiad civic spaces including open space
all ofthichare integrated into the urban fabric The Code contains two transact zones ofT1and T

see later discussion hvo transitorienteddevelopment TOD overlay zones near the BART station

ciyiciopen space zones and nedevelopment standards including netland use densities and only

malimum versus thetpical minimum parking stanclarcls

The Code voulcl notcloozone auk properties In aclclition the densities shoyrl in t11a attached Coda

youlch for certain propartias asceacl those adopted as part ofthe 200E SouthHavarclBRT1Iission

Boulevard Concept Design Plan as do densities for some of the properties betyeen Mission Boulevard
and Dijon Street south ofally Vista Avenue associated yith the 2000 23S B pass LandLse Shuly

The attached map Attaclunent III identifies those properties here densities would exceed ezisting
clansities Based on the densities shown in the attaehacl Cock approlimataly 43 oat na addrtronal

liping units could ba accommoclatad in the Code area compared ith alisting designations

Should the City Council indicate support for the draft Code staffvould recommend that apreliminary
traffic impact anahsisbe completedtiithin the nezttomonths and be presented to the City Council
bef01e1eC1LleStlllg polllllsslon t0plOCdecl Zltll a hlll ells11Olllnelltal llllpact analysis Such preliminary
analysis youlcl proyicla City Council ith ali icka ofanticipatacl impacts related to traffic as a result of

antieipatecl clavaloprnent ralatacl to the Cocla



BaChGRCiTND

The City Council authorized the hiring ofHall llninana Inc Hall lminana ill1Ia of2009 to

prepare a torlnbased code and related teclulical studies der receiving inputtionl the conununity at a

public chalrette in earlCctober 2009 the consultant taanl has been working itll stagoll developing a

dratfollnbased code for the project area The attached charlette poster AttaclullentI is available

Oll the CltvsiebSlte at

httt wiycihayarcleaustolilmyHBLRTFBCudt2010Hayardo20charretteu20uosterudfancl
Sllllullal1ZdS the input1eceiyecl during the charlette

Additionally a drafl Parking and Transportation Demand TDIIStrateg has been prepared that
contains eight reconllllenclations for parking management alxl TDIIpolicies in the Code area tyllicll

was presented to the Council Sustainability Conunittee on April 7 2010 As indicated toyard the end

ofthis report a1IarlLet Anah sis anti Fiscal Impact Analsishave also been prepared identifing the
level ofantieipatecl filture development assoeiatccl yitll the Drat ForlllBasedCocle This analysis

shos that such cleyeloplnent oulcl be an overall net positive fiscal impact hen also accvtultillg for

tai increment revenue generation that ould go to the Redevelopment Agency

DISCiTSSION

Overieiroftlre Draft Cocle The folioing sections provide a brief sulmual ofthe contents oftlle

attached Code The Codes organization tolloys that of the1Ioclel S1nartCocle1 The Citys consultant

team illmake a presentation during the April 27torli session to sunuuarize the Code and its

contents

Puluose andAlicabilit ofthe Code pages SCE to SC9 This section indicates that the Code
seeks to implement the policies anti objectives of theHaarcl General Plan paltlcularl those related

to snlaltgrowth principles Purposes ofthe Code related to the conununittrulsect block and

building scale are iclentitiecl Tlla Cocle identitiestyo transect zones the T1 General Urban Zone anti

the T Urban Center Zone Dirt ofa possible sis zones that COUId ellst llllder the S111artCOCIe The

Transect is cletinecl in the Definitions section ofthe Code as acrosssection ofthe ellyirolunellt

Shcli1115 a range ofCllterellt llabltats The 111ra1urbanTransect Of the lllilllall ellylrOlllllellt used 111 the
SlnartCode template is cliicled into sir Transect Zones These zones describe thepllsical form and

The S11TlItoCe 15 all illteiItei R11C i eVeli llllellt Orc 111111Ce It t0 C ti Z011111 SL111C 1151011re1111t1O11S Ur1111 C eSil
1

l I1 i t 1 l 11 1 1

pL1bI1C OrliS Sta1CIardS a11C1 bas1C arCI11t0C1Ura1 COI1tTO1S lllto OICCOlllpactdiCUllleilt It 1S also a LU11f1eC1 OTCI111allce

Spa11111114 scales frolll the Ie61o11 to the CO111111Lllllt t0 the bLUlCllh The5lllartOde1RS released bILklll PlatarZberli

and omhan DFD in 2U0 after ttvo decides of research and implementation The code is open source and free of

chargehttprrtvtvsmartadecentraLor7

The nonprofit renter for ilied Transect Studies CTS cas founded in X007 to promote understanding of the built

ellllOlllllellt as part of file natural e1111011111e11ttlllOU1the11I1711111 i11et11Cdili ifthe IUIaltCllrb1111tr1115etThe

SlllartOile 1S the fOLllldltliUl111ni1for llllpleillzlltiltlOll iftI11S 111ethCdiICC
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character ofa place according to the Density and intensity of its land use artclTTrbanisrii Aclciitional

intor7nation on the concept oftransect zones can lie found at httpztititransector

The Cocle indicates that the regulations contained in the CitysMunicipal Code still apply except
yheaathe Codes provisions conflict tiith those ofthe Runicipal Code In particular as indicated on

pages SC8 to SC9 the Codes provisions would supersede provisions ofcertain sections of the Zoning
Ordinance OffStreit Parking Regnrlations the Subdiision Ordinance and the Sign Reglations For

exempla the various zoning districts in the project aria voulcl be raplacecl with an Urban Cranaral Zone

Truisect ZoneT an Urban Center Zone Transect Zone TjtithtoTOD Density verla Zones
and a Civic Open Spice Zonealso the parking standards applicable to the rest ofthe City that specifi
the amount ofparlLing required for various uses oulcl also be replaced ith new standards that specify
a maximum number ofspaces rather than thetpical minimum number ofspaces withnonresidential

uses not bung required to provide any parking

Ramrlating Plan andTruisect Zones pales SC 10 to SC3d These sections ofthe Code indicate
that the Regulating Plan Fignue11jtould sareas the Zoning Map for the Cocla arcs Special
requirarnents are included for mandatory and recorrunencled Shopfront Frontage areas as wall as for

Terminated ista locations DotintownsX11Smuts Church provides an excellent example ofa

trmnated vista looking aastyard along D Street Transect zones in the Regnilating Plan are

referenced ith the T4 zone inclicatacl in much ofthe Cocle aria except vhare the more intensive T

ions is inclicatacl s shoynin the Kegulating Plan Figaue11 near the encl ofthe Coda the T zone

is generally shonithin a halfmiltofthe South HayarclBART station ant attvo selected

neighborhood centers the1Iission Plaza Shopping Canter site and at the ILIIartsite atHucler Roacl
and Mission Boulevard both ofwhich are envisioned for redevelopment Plaruied Terminated Vistas
are also shoenat selected locations

ToTransitrientecl Development TOD j clansit overlay zones era shonin the area near the BART

station The TOD Density verla1zone pertains to those properties verHaar the South Hayard

BRT station and includes the approved rmixed use clavalopmant site at the station andbatveen Dijon
Strait andIlission Boulevard The densities for that ovarlav zone reflects existing ciansitias of7to

100 dwelling units per acre Tha TOD DensityOerlav 2 zone applies to properties generally within a

mile of the BART station inchxling around the Mission BoulevarcliTeruivson Road intersection and

indicates a density rangeof10 to 6delling units per acre Such TOD ovarlav zone ryas not indicated
in the preliminary regulating plan developed during the October 2009 cliarrette but is reconumendecl

for various reasons

1 To promote the concept recommended by the City Council to reduce densities as one moes

fiuthzravav from the BART station

2 To promotesmartgrothprinciples that encourage higher densities Haar transit stations to

promote walkabilit
3 To ineentivize nevdevelopment b providing greater land value with increased densities

aril

4 To provide land values that ill morn likely result in dedication ofne public roadavs

Such roaciays era shown in Figure 13oftha Code anti era recornnrenclecl to reduce block

sizes aril promote pedestrian connectivity
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iso in this section of the Code standards for the Civic Space CS Zone are idelrtified The pul7ose

ofthe CS Zone is stated to be tor the provision of public Open Sparc Civic Buildings and Civic

uses Table 1 page SC9 identifies the fourtpes ofciic spaces and the transact zonesihere such

spices ould be locatccl The Regilating Plan indicates that such spaces ould be locatccl at theBRT

station plaza at the soutltvest corner of1Iission Boulaarciand alle ista Avenue where a firturz

earl and conutnutity center are envisioned par11square at the southwest eolYier ofthe Code area

along the BART tracks ofd Industrial Boulevard across from the Mission Hills ofHazarcl golf course

colnplez linear park in the area around a fitttueBovlnan Elementary School site offlfission
Bouleyarcl pa11L squue and along Zeile Cree1L in the northern part ofthe Code area scar the elisting
I1Iaitsite small neighborhood pail

The remaining sections in this portion of the Codz contain written standards related to the following
items most of which are graphically depicted andior sununarized in Tables 11 and 12Aand 12B pages
SCOto SC2j

BrldiDisxsitior related to placement of buildings on lots

BitildinCorjignatroy related to the form ofbuildings based on massing private
frontage altcl height note that the T4 alxl T zones iequire that at least 1 and 10 percent of

lot areas be common open space also alloing for such space atop roof cleclis
BrrlcJi Ftrretrcnis related to use ofbuildings sununarizecl in Table 9 on page SC48

DeisinStandards defines the density standards for the two TOD overlay zones of7to

lOt units per acre and 10 to 6 units per acre respectively
PalJtn Standards indicates no requirements at all fornonresidential cleyeloplnent no

minimum requirements for residential development but mazimum standards in the T zone

of17spaces per rental unit and 20spaces perotnership unit and 1 spaces and 1S

spaces for cacti rental andonership unit in the T zone note additional alloance for

oynership units to promote those types ofunits
ArchitectinalStardardsidentifies standards ielatecl to architecture

Fence and IIall Standards provides stti3ndards related to fences and walls

Landscac Standads establishes atlueshold for amount of impel7neable sulface coverage

on lots restricts mechanical and related strictures and features to poitions oftha lot that arc

located ateay from the street frontage requires security lighting in accordance yith current

stanclarcls and details stanclarcls for tries along streets on properties in thetoTranseet

zones

Iisitabilrh Stardcrrds indicates stalxlarcls to encourage accessibility and activity at the

street level related to universal design
Sttstainabilit Starcardscontains standards related to wind power see Table 13Ain the

Code solar powei Table 13B food production Table 13C and stoinnvater management
tecluiiques Table 13I
TbolorJfare Standards ardPlan reference Table 2arcJFrgirresl2and 1 ire t1e Cade
identifies purposes ofthe standards and plan contains stanclarcls for different types of

tllorotl lfales iyltll all elllpllasls OllplOlllotlllg peclestrlall lllOelllent and accommodating
bicycle 111oyement idelltifles yhere those yaiiotls thoroughfaresalelOCated tlllOtlgllout the
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Code aria Figure 12Thoroughfare Plan anduhere new streets are proposed Figure 13

also identifies on hags SC27 incentives to encourage propeltyouners to dedicate ney

thoroughfares including application processing priority increased density four aclclitional
units for ever lOD linear feet ofthoroughfare clzclieation alxl constluction and height one
aclclitional story for nz thoroughfarz and clzclieation
Szrbdivisioa Sturcurds describes standards for subdividing land including establishing
lnazimum lot tyicltlts

SrStu7durds contains standards related to simis and

Telecommt7icutiorFucilitt Studurds includzs standards associated with such facilities

Standards and Tablas pales SC3SCG This szction ofthz Code containsvuious tables that

relate to alld sUlllltlallzethelllelotis seCtlolls content Tablz 2 on pages SC37 to SC41 sllos the

yaTlOtls tlloloUgllfares a11c1 illcluclzs cross sectiolls for each thorougltarztypz Table 3 shosthz

various public li sting fizture styles Table 9 lists the tiarious fiuictions and uses permitted in the T

and TS zones Tablas 11 and 12 Bprovide a sununarv ofthe various standards for the ttyo transect

zones including graphics to help depict desireddezlopment contigtrations and Tables 13D shoe
facilities and standards relatacl to sustainability

Procedures pagzs SC7to SC67 This section outlines thz general approval requirements and

processes with revietiing authorities and roles sunmiarizzd in Table 14 Prohibited uses are also

iclentifiecl as arest1uchtres lane ttsas and activities that are exempt fio111 the platuung parlnlt
regttiraments ofthe Lodz The remaining portions ofthis section outline the variance process to obtain

exceptions and arrants to various development standards and indicates that flea Plaluling
Coltunission shall revizvthz outcolnzs ofthz Code zvzrv fivz years alxl forward any findings
regarding such rzvizw to the City Council

Definitions and Rules ofInterpretation panes SCi8 to SCK1 Tarlns used in the Code are defined
in this section soma ofwhich are graphically depicted in Table li Rules ofintal7ratation are also

iclentifiecl here as well as the process and findings required for issuing official interpretations

ForiBused CodeCopurisor to Existrra LudLiss c Develo2ertIirles inclicatzd in

preszntations prior to noel during the October 29charrztta the FormBasedCoclz consolidates

existing land use and development rltles into a single concise document In doing so the FormBased

Code hales the communitys expectations clear to prospective developers Prior ambiguous
conflicting or antiquated 1liles era renxwed and trill no longer apply

In comparing the FormBasedCodz to prior lane use and clzvelopmznt rltlzs the following oulcl be

accomplishzcl

Nine 9 zoning clzsimiations eonsoliclatzcl into tluez zonesie T4 T and Civic Space ith
ttioTOD oyzrlays comparison ofchangzs to primal clzvaloplnent standards is illustrated in

ttaclunent
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simplified land usa classification scheme Vlore in line ith contemporary conmlercial

activities hichproides the Director gleater ability to intel7ret the classification of specific
proposed businesses

Continuance of the prior cleeisiolllnaliing bodies allcl steps for changes to elisting clevaloplllellt
Al1ClOrflew Cleoel01lllellt

ErrvrrrrnertcrlRevetirStaffhas orked closeh ith the project teamseconomic consultant in

cletel711illing ciellsitias that voulcl be suppoltedby current and filture market conditions The total

amount of anticipated neyresidential and conunercialdeelopnlent per market conditions As lndlcated
in the folknying Econonlic Impact section yould be less thanvhat could be realized based silllply on

land usa densities and deyelopnlent statlclarcls When collclttctillg an ellyiro11111e11ta1 analysis staff will

utilize alxl tier offillforlnation in hvo previous enyironnlental impact reports EIRs the 2006 South

HawarclBRTIissionBoulevard Concept Design Plan and the 2009 23SBpass Landise Shtdy
The Concept Design Plan EIR analyzed impacts ofpotentialdeelopnlent based oil land use densities
and standards for tluee alternatives Suburban Concept Blended Concept and the Urban Concept
The General Plan LandLse and Zoning Designations associated ith the Concept Design Plan project
that the City adopted were most similar to the Blenclecl Concept However a filll ellvirolunental

ulalvsis was conducted for all tluee concepts including the Urban Concept which envisioned3707

net lleclellingullits atlcl X20106 square feet of11e retail vftiee and otllernollresidential land

uses an increase ofapproximately 67759 square feet overpreproject land use conditions

s ilxiicatecl previoush and because traffic impacts are oflen substantial and cliflicult to mitigate staff
recommends that a preliminary traffic impact assessment be completed and presented to City Council

prior to conducting a fiill impact analysis on the Code and its impacts Stich analysis would assess

impacts at ltey intersections ivithill and near the Code area clue to llevdevelopment related to

implementation ofthe FormBased Cocle

It is a11t1Clpated s11Cll prellllllllalyallalysls3Otilcl be1resellted t0 COttllcll 111 apprOlllllatelytomonths

Hoyever should Council wish to authorize proceeding yitll a filll illlpact analysis at this time staff

yould do so and present the Final Code enyironnlental impact analysis per the California
Enyirolullental Qualih pct CEQ anti Final Parking Strategy Report to City Council during late

sununer or fall ofthis year The CEQ analsis is anticipated to entail cieveloplllent ofat least a

Supplemental Envirolunental Impact Report EIK that tiers vfprevious related EIRs

ECONOMIC I1IPCT

Amarket analysis was completed by consultant EKE ECOIIin September of 2009 for the project
primary nlarlat area PII The PlIwhlch lllcltlcles areas outside the Code area to the east and

south is bounded by the railroad BART traclLs to the west Harder Road to the north the HavarclHills
to the east and llipple Koac to the south That report is available on the Citysvebsite at

httpvhavarclcacvfcxltlllsSHBRTFBGpdfIIarlLet llalysis FINLREPRTpclf and

indicates the folloink
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1 The consultant astimates that the PIIcould support demand for an additional 1300 to

1G00 marlLetrateresidential units over the nezt20 rears with almost all of that demand

associated withmultifamilyunits

2 Inchuling a11t1Clpated lie affordable Ulllts It is anticipated that the PIIolllcl see

development of approlilnately2000 multifalnih units over the nelt20 nears

3 Gverall the retail sectoriithinthz FormBased Code projzct area has not lczpt up ith thz

rest of the Citti Despite robust growth in population and incomes the presence of the BART

station and tha high number ofIIission Boulevard commuters practically no new retail

space only 2S percent growth has been built in the Code aria since the near 2000 anti

occupied space has in fact declined

Retail demand analysis shows potential for approlimately 170000 to 20000 square feet of

retail and restaurants ithin the Code area I4 to 17 percent of total citywide retail demand
with the majorityt0 percent ofthat demand materializing over the 20202030 period

FhCLIIIPCT

flscal impact analysis has bzen prepared anti is available on the Citys ebsite at

o20Fiscalo20Impacto20keporto20222010pdf Projectedrevenuas would be generated from a

variety of sources including primarily property anti salts taxes the utility users tat and the real

propeltytransfer tai Projected elpelxlihues ould be associated primarily with the provision of

police anti fire services

according to the Citys consultant it is estimatad that development spuned by the FormBasedCode
in the project aria will have a net negative impact oli the General Fund ofapproximately 379000
per year bettyeen 2010 and 2020 and approlimately03000 amlually bettyeen 2020 and 2030

However that nagativz impact to the General Fulxl oulcl be more than offset chit to the tat

increment that oulcl be generated amiually to the Kecleveloplnent genc 0600 in220 anti

Y1g36000 in 2030

To reduce impacts clue to firture growth on the General Fund balance and as required for the

itteliMontanaEdenHousing lliilecl use projzct at the South Havvarcl BART station a nev

community serices district CSI fee could be imposed by the Cit ou all ne housing to offset the
service requirements ofthe nepopulation Ifa CSD fez of00per unit per year is assumed for

all new housing clevelopecl fio111 this point forvarcl including AffOTClalle hOUslllg lllllts thell file

impacts to the Citys General Fund balance Quid be positive as well The following table

sunuilarizes the results of the fiscal impact anahsis
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Scenario 1

2820

Estimated Annual General Fund Revenues Generated
from South Hayvard BART Station Area FBC 380360

Estimated Annual General Fund Expenditures Generated
from South Hayraard BART Station Area FBC 759235

Assumed CSC for Ne Housing at 504 per Unit 394000

Net Impact on City of Hayward General Fund 1512a

Annual Tax I ncrement Accrued to Redevelopment Agency
as a result of neve developmenk in the S Hayward BART

Station Area FBC 505941

scenario 2

2030

1224 635

1627218

886500

483 917

1835880

For all units including afforeialleunits

PUBLIC CONTCT

s mentioned previously an intensive fivedaycllarrette vas conducted in early October 2009

DlllYllg that process lllplltilaS1ecdlvdcl flOlll the pub11C abOllt ivllat the CO11ll11Ulllty Cldslres 111 the SOlltll

HavarclBRTIdission Boulearclarea and a clrail regllatillg plan and related draings ere

clevelopecl The attaehecl clrail Code reflects the input propiclad by the conlnlunity chuing the eharrette

NE1T STEPS

Depending on Council direction staff will tale one or more ofthe following actions

1 nlancl the Dram Coda to reflect densities more in line tiitll the 20DConcept Design Plan

alxl proeeecl ith cieveloplllent of the Final Code and related documents and a Supplemental
Environmental Impact Report or Mitigated Negative Declaration to be presented to Cih
Council this sullllller

2 Proceed ith conducting a preliminary traffic impact analvsis reflective ofanticipated
clevelopnlent associated with the Draft Code and present the results of such analysis to the

Clt COL111C11 111 Tlll

3 Proceed with developnlant ofthe Final Code and related docunlants conduct a filll
environmental impact analvsis reflective ofanticipated cleveloplnent associated with the

Draf Code prepare a Supplemental Environmental Impact Report or filll Environmental

Impact Report and present the Final Code EIR and supporting documents to City Council

sollletilne in the fall ofthis veal or

Proceed with another course ofaction based on City Council direction

Staff recollllllellcls option Y2 above Proceeding with conducting a prelinlinarv tragic impact analysis
reflective ofanticipated development associated with the Draf Code and presenting the results ofsuch

analvsis to the City Council in Tune or July
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Prepaec1 Dayid Rizk ICPDeelopmaiit Serices Director

pproeelb

Fran Daidacting Cite Manager

ttaClllllellts
ttaeluiientI DrattSutliHaitirarcaBiRTllissiotBorlevrcFolrnBasedCoce

clatecl March 321

ttaclunent II Map ofCode ea

ttaclmient III Properties That ould beLrpZoned
ttaclunentI South HaarclBFZT1IissionBouleardChurettc Poster

ttaclunent Existing and FoiuBased Code Zoning Comparisons table
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