OVERSIGHT BOARD FOR THE SUCCESSOR AGENCY
TO THE COMMUNITY REDEVELOPMENT AGENCY
OF THE CITY OF UNION CITY

RESOLUTION NO. 15-2013

RESOLUTION OF THE OVERSIGHT BOARD TO THE SUCCESSOR AGENCY OF THE
COMMUNITY REDEVELOPMENT AGENCY OF THE CITY OF UNION CITY ADOPTING A
REVISED LONG-RANGE PROPERTY MANAGEMENT PLAN

WHEREAS, the California Department of Finance issued a Finding of Completion to the
Successor Agency to the Community Redevelopment Agency of the City of Union City (“Successor
Agency™) on April 3,2013; and

WHEREAS, pursuant to Health and Safety Code 34191.5, within six months after receiving a
Finding of Completion from the Department of Finance, the Successor Agency is required to submit for
approval to the Oversight Board and the Department of Finance a Long-Range Property Management
Plan that addresses the disposition and use of the real properties of the former redevelopment agency; and

WHEREAS, the Successor Agency owns 18 parcels, the development of all of which are
addressed by (i) the Amended and Restated Redevelopment Plan for the Union City Community
Redevelopment Project Area, adopted in 2002 (as subsequently amended, the “Redevelopment Plan™); (ii)
the Five-Year Implementation Plans (the “Implementation Plans”) that the former Redevelopment
Agency adopted pursuant to Health & Safety Code Section 33490; and (iii) as applicable, the Station
District Transit-Oriented Development Plan (the “Station District Plan™) and the DIPSA Specific Plan;
and

WHEREAS, four of the parcels and a portion of a fifth parcel are designated for governmental
uses consistent with the current use of such parcels; and

WHEREAS, eight parcels are within the Station District Plan, are less than % mile from BART,
have been identified as a Priority Development Area by the Association of Bay Area Governments, have
high potential for transit-oriented development, and are a part of a transit- oriented development plan; and

WHEREAS, the cost of constructing high-density transit-oriented development is higher than the
anticipated income that can be generated from current market-rate rents and condominium sale prices, and
therefore the land sale price may be very low; and

WHEREAS, 11 parcels have a history of extensive environmental contamination that will
significantly increase development costs including the cost to dispose of contaminated soils; and

WHEREAS, one parcel has inadequate infrastructure and likely has a negative value because of
the cost of installing basic infrastructure; and

WHEREAS, the Long-Range Property Management Plan provides for the conveyance of 17
Successor Agency-owned parcels to the City of Union City for governmental use or for future
development in accordance with the Redevelopment Plan, the Implementation Plans, and as applicable,
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the Station District Plan and the DIPSA Specific Plan, and provides for one parcel to be conveyed to the
New Haven Unified School District for continued governmental use as a schoot parking lot; and

WHEREAS, the Long-Range Property Management Plan provides that any land sale proceeds
net of City carrying costs, maintenance costs, appraisal costs, and costs of sale will be allocated to the
affected taxing entities in proportion to each such entity’s share of the property tax base.

NOW, THEREFORE, BE IT RESOLVED that the Oversight Board to the Community
Redevelopment Agency of the City of Union City hereby:

1. Approves and adopts the Long-Range Property Management Plan in the form presented to the
Board. '

2. Authorizes and directs staff to submit the Long-Range Property Management Plan to the
Department of Finance.

3. Directs staff to prepare an agreement with the taxing entities that will provide that net proceeds
from land sales will be distributed to the taxing entities in proportion to each entity’s share of the
property tax base unless the directive issued by the Department of Finance to enter into such
agreements is rescinded or reversed pursuant to Department of Finance policy, legislation, or
court order.

PASSED, APPROVED, AND ADOPTED by the Oversight Board for the Successor Agency to
the Community Redevelopment Agency of the City of Union City at a regular meeting held on the 26
.day of August 2013, by the following vote;

AYES: Board Members Cedillo, Evanoff, Matthews, Severin, Valle, Chair Dutra-
Vernaci
NOES: None

ABSENT: Vice Chair Jaramillo .
ABSTAIN: None

AFPPROVED:

Chair

ATTEST:

RENEE ELLIOTT |
Clerk of the Oversight Board

’



ATTACHMENT I

Long Range Property Management Plan

Successor Agency to the Community Redevelopment Agency of the City of Union City
August 26, 2013
Introduction

The Successor Agency to the Community Redevelopment Agency of the City of Union City (the
“Successor Agency”) owns a total of 18 parcels of real property. All of these parcels were
acquired for specific purposes consistent with: (i) the Amended and Restated Redevelopment
Plan for the Community Redevelopment Agency of the City of Union City, adopted in 2002 (the
“Redevelopment Plan™); (ii) the Five-Year Implementation Plans (the “Implementation
Plans”) that the former Redevelopment Agency adopted pursuant to Health & Safety Code
Section 33490; and (iii} as applicable, the Station District Transit-Oriented Development Plan
(the “Station District Plan™), and the DIPSA Specific Plan.

Hach of the 18 parcels is identified on the attached Property Inventory (“Inventory™) in the
format required by the Department of Finance. Assessor’s Maps of all of the parcels are
included as Exhibit 1.

The 18 parcels are grouped into four categories based upon the following major project
objectives as described in the aforementioned plans:

(A) Creation of Station District Transit Oriented Development;

(B} Facilitation of mixed-use development on Mission Boulevard;

(C) Facilitation of the redevelopment of the Horner-Veasy Arca; and

(D) Existing Governmental Use.
This Long Range Property Management Plan (this “Plan”) describes the objectives for each of
these categories, describes the proposed plan for disposition of each of the parcels, and provides

the valuation and other data required by the Department of Finance (the “Department®) and
Health and Safety Code Section 34191.5(c).

A, Creation of Transit Oriented Development (TOD) at the Union City Station District

Creation of the Transit Oriented Development (TOD) at the Union City Station District
(“Station District”) is a complex and multi-agency planning effort that has been underway since
1999. In its entirety, the Station District comprises approximately 100 acres located less than Y
mile from the Union City Bay Area Rapid Transit (BART) station. A map of the Station District
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is included as Exhibit 2. The Station District Plan is included as Exhibit 3. The Station District
is served by transit providers BART, AC Transit, Union City Transit, Dumbarton Express, and
private employer buses. Future passenger rail service will include Capital Corridor, ACE, and
Dumbarton Rail. The passenger rail service map is included as Exhibit 4.

The Successor Agency owns § parcels, totaling approximately 15 acres within the Station
District, identified on the Inventory and identified in Exhibit | as items 1 through 8. Six of the
parcels are currently vacant,

The former Community Redevelopment Agency of the City of Union City, the City of Union
City (the “City”), and local, regional, state and federal agencies have invested more than $100
million on planning studies, environmental review, hazardous materials remediation, and
construction of public improvements and infrastructure to support the Station District TOD and
the enhanced intermodal/BART station. These investments and funding sources are identified in
Exhibit 3.

Development in the Station District is governed by the City’s Station District Mixed Use
Commercial (CSMU) zoning designation which was adopted to facilitate development consistent
with the high-density, mixed-use goals of the Station District Plan. The complete Zoning Code
for CSMU is included as Exhibit 6. Minimum site area is 20,000 square feet, minimum
commercial building height is three stories in addition to structured parking, and minimum
residential density is 60 units per acre. The City adopted these high-density zoning requirements
in order to qualify the Station District as a “Priority Development Area™ by the Association of
Bay Area Governments. This designation made the area eligible to receive federal, state,
regional, and county funding to construct Station District infrastructure, residential amenities,
removal of physical barriers to the BART Station; improve pedestrian, bicycle, and bus access
to BART; and to expand the passenger capacity and improve passenger circulation within the
BART Station. In addition, high density residential zoning was required as a precondition to the
receipt of state, regional, and federal grants that financed the construction of Station District
infrastructure.

The residential high density requirements that are necessary to fulfill the goals of the Station
District Plan and the requirements of state and local grants provided for Station District
infrastructure result in very expensive project construction costs. Even with the significant
infrastructure supplied by Union City and its governmental funding partners, the construction
cost for residential densities at 60 units per acre exceeds what can be recouped through current
market-rate rents and market-rate condominium sale prices. As a result, development of the
Station District parcels is not at present financially feasible without significant public financial
subsidy in the form of financial assistance and land price write-down. By way of example, the
157-unit affordable housing/mixed use project recently completed in the Station District was
built at a density of 72 units per acre at of cost approximately $400 a square foot. The project
required significant public subsidy to be completed.

Further increasing the construction costs in the Station District is the history of extensive

environmental contamination on the Station District parcels.  Six of the Station District parcels
087-0340-001-00, 087-0340-002-00, 087-0340-003-00, 087-0340-005-00, 087-0340-006-00 and
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087-0340-007-00 (items | through 6 on the Inventory) had extensive soil contamination resulting
from their former use as a PG&E pipe yard. Although the properties were cleaned to California
Department of Toxic Substances Control residential standards, off-haul of surplus soils during
construction is prohibitively expensive due to the history of soil contamination. Off-site soil
hauling and disposal costs during street infrastructure and plaza construction to serve the
aforementioned affordable housing project exceeded $400,000. The remaining properties are
likely to have similarly expensive soil off-haul costs when developed. Furthermore, two of the
Station District parcels 087-0019-018-00 and 087-0019-00 (items 7 and 8 on the Inventory) were
former agricultural lands. There is extensive DDT contamination on the properties that will need
to be removed and disposed of in a toxic landfill when the parcels are developed.

The Station District has a long history of failed development attempts. In 2003 Lennar
Communities, Inc., and in 2004, TMG Partners each attempted to develop Station District
parcels 087-0340-001-00, 087-0340-002-00, 087-0340-003-00, 087-0340-004-00, 087-0340-
005-00, 087-0340-006-00 and 087-0340-007-00 (items | through 6 on the Inventory). These
development teams were selected through a competitive request for proposals process. However,
both developers dropped out because they determined that development was not financially
feasible.

In 2007, Barry Swenson Builder was selected through another competitive process. Barry
Swenson Builder invested significant funds in design work and obtained environmental
clearance to construct up to 160 units per acre on parcels 087-0340-003-00 and 087-0340-002-00
(items 3b and 2 on the Inventory). However, Barry Swenson Builder elected to walk away from
developing the properties because they determined that the cost of construction would exceed the
likely return based upon current market-rate condominium sale prices and rents.

Windflower Properties, LLC has submitted a proposal to develop parcels 087-0340-003-00 and
087-0340-0020-00 (items 3b and 2 on the Inventory) at a residential density of 75 units per acre.
Windflower Properties, LLC will require both a land write-down to $0 and access to $10.5
million in Infill Infrastructure Grant (IIG) funding to cover the construction cost gap to make the
housing development financially feasible. The City and Windflower are in negotiations with the
Housing and Community Development Department (HCD) regarding use of 11G funds to reduce
development costs for the proposed project. To meet the requirements of HCD's 1IG and TOD
grants previously awarded to the City/Redevelopment Agency, the parcels that are the subject of
the Windflower proposal must be developed with a minimum of 187 market-rate residential units
by not later than July 1, 2017. The ultimate proposed development of parcels 087-0340-003-00
and 087-0340-0020-00 (items 3b and 2 on the Inventory) is anticipated to increase the property
tax base from its current zero value to over $200 million, resulting in an anticipated $2 million of
annual returns to the taxing entities. The Windflower project will not go forward without a clear
indication in the very near future that the Successor Agency/City will have the ability to convey
these parcels for development of the proposed project within the timeframe required to comply
with the TIG and TOD grants.

Proposed Disposition of Station District Parcels. For the reasons described above, the Successor
Agency does not anticipate a financial return from the conveyance of the Station District parcels.
Although the taxing entities will not benefit from the low value sale of Station District
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properties, all taxing entities will benefit from increased property taxes when the properties are
developed. In order to maintain site assembly and expedite the development of the Station
District in the near term, this Plan proposes the conveyance of the Station District Parcels to the
City pursuant to Health & Safety Code Section 34191.5(c)(2)(A) so that the parcels can be
subsequently conveyed for development consistent with the Redevelopment Plan, the
Implementation Plans and the Station District Plan, Although it is not anticipated that the sale of
these parcels will result in financial return, the City is amenable to making a commitment to
return to the taxing entities their pro rata share of any proceeds of sale net of the City’s costs of
interim property maintenance and costs of sale.

The Successor Agency proposes conveyance to the City two of the Station District parcels (items
3a and 6 on the Inventory) for governmental use pursuant to Health & Safety Code Section
34191.5(c)(2) —the first for use as a Pedestrian Promenade and playground, and the second for a
public plaza and transit loop road. These uses are required to implement the Station District Plan
as described and depicted in Exhibit 3.

B. Mission Boulevard Mixed-Use Development

The Mission Boulevard properties, comprising one city block and consisting of six parcels (items
11 through 16 on the Inventory) were purchased to improve the appearance of the Mission
Boulevard corridor and to stimulate economic development on the corridor. These now vacant
properties formerly contained blighted buildings and businesses that created problems for the
Union City Police Department. An underground leaking gasoline tank was removed from the

property.

The block has a long history of failed development attempts. Four different developers, including
the Olson Company, Dutra Enterprises Inc., Pacific West Communities, and Gerald Simpkins,
each tried to develop the block as a mixed-use retail/commercial development. The developers
did not go forward because the cost of construction exceeded what could be collected in market-
rate rents.

Proposed Disposition of Mission Boulevard Parcels. Tn order to maintain site assembly and
expedite the development of the Mission Boulevard parcels, this Plan proposes the conveyance
of the Mission Boulevard parcels to the City pursuant to Health & Safety Code Section
34191.5(c)(2)(A) so that the parcels can be subsequently conveyed for development consistent
with the Redevelopment Plan, the Implementation Plans and the City General Plan. The parcels
will only be sold as a consolidated block. The sale of individual parcels would be inconsistent
with the policies of the Redevelopment Plan and the City General Plan.

Although it is not anticipated that the sale of these parcels will result in significant financial
return, at such time that the parcels are sold, the proceeds will be distributed to the affected
taxing entities net of the City’s costs of interim property maintenance and costs of sale.
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C. Development of Horner/Veasy Area

The former Redevelopment Agency purchased the Horner/Veasy patcel (item 17 on the
Inventory) in order to create a unified development arca. The Horner/Veasy Area faces
significant impediments to development. It is located in the flood plain, the soils are vulnerable
to liquefaction, the area lacks drainage capacity such that all storm water runoff must be held on
site, the sewer lines are substandard, and the streets lack sidewalks, curbs, and gutters. Several
properties will need to be assembled to facilitate development, and multi-million dollar
infrastructure improvements will be needed before the properties can be developed.

Proposed Disposition of Horner/Veasy Parcel. In order to facilitate development of the
Horner/Veasy area, this Plan proposes the conveyance of the Horner/Veasy parcel to the City
pursuant to Health & Safety Code Section 34191.5(¢)(2)(A) so that the parcel can be
subsequently conveyed for development consistent with the Redevelopment Plan, the
Implementation Plans and the City General Plan. Although it is not anticipated that the sale of
this parcel will result in significant financial return, at such time that the parcel is sold, the
proceeds will be distributed to the affected taxing entities net of the City’s costs of interim
property maintenance and costs of sale.

E. Existing Governmental Use

Four parcels and a portion of a parcel are existing governmental uses.

Item 3a is a walkway and playground.

Proposed Disposition of Item 3a. After Item 3 is conveyed to Union City, a lot line adjustment
will create the walkway and playground as a unique parcel held for government use pursuant to

Health & Safety Code Section 34191.5(c)(2). The walkway and playground are amenities for the
residents of the Station District.

Item 6 are a park, fountain and plaza.

Proposed Disposition of Item 6 Item 6 will be conveyed to Union City for its continued
governmental use pursuant to Health & Safety Code Section 34191.5(¢c)(2). Ttem 6 is an amenity
for the residents of the Station District and is a grand entryway to the Union City BART Station.

Item 18 is the parking for the Guy Emanuele Elementary School. The former Redevelopment
Agency assembled [and for the school and the adjacent Shorty Garcia Park.

Proposed Disposition of Item 18 The Successor Agency will convey the parking lot to the New
Haven Unified School District at no charge.
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Item 20 is a youth bicycle repair facility and community garden operated by Union City Leisure
Services Department.

Proposed Disposition of Item 20. The Successor Agency proposes conveyance of the parcel to
the City for governmental use pursuant to Health & Safety Code Section 34191.5(c)(2).

Item 19 is a dog park located under high power voltage lines. The Redevelopment Agency
conveyed the property to the City in April 2011. The California Department of Finance
requested that this parcel be listed in the Long Range Property Management Plan.

Proposed Disposition of Item 19. The Successor Agency proposes conveyance of this parcel to
the City for governmental use pursuant to Health & Safety Code Section 34191.5(c)(2).

Asreement to Be Entered Into with All Taxing Entities

The Successor Agency interprets Health and Safety Code Section 34191.5 to mean that
agreements with taxing entities are not required in connection with the disposition of Successor
Agency property to the sponsoring city for governmental uses or for subsequent disposition for
development consistent with redevelopment and community plans in accordance with a long-
range property management plan, However, pursuant to Department of Finance direction, the
City of Union City will enter into an agreement with the taxing entities that addresses disposition
of each parcel to be conveyed to the City pursuant to this Long Range Property Management
Plan. The agreement will specify that any net proceeds from the sale of such parcels will be
distributed to all of the taxing entities on a pro rata basis in proportion to each entity’s respective
share of the property tax base. Notwithstanding the foregoing, this section of this Plan will not
be operative if a court order, legislation or Department of Finance policy reverses the
Department’s directive regarding such agreements.
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Chapter 18.38 STATION MIXED USE COMMERCIAL (CSMU) DISTRICT
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Chapter 18,38 STATION MIXED USE COMMERCIAL {CSMU) DISTRICT

18.38,010 Purpose,

The purpase of the station mixed use commercial (CSMU) district is to establish 4 miked use town center/central
business district of high-density residential, commercial, office, and research and development uses thatwill
serve as an important segional center, while providing strong pedestrian conuections throughout the district, This
zoning district is designed to facilitate the achievement of the follewing objectives,
A, Toereate an environment surroanding the intermodal facility that is mixed use and transit-orisnted
and has good connectivity with the rest of the City;
B, To ensure that the station disivict includes opportunities for research and development; offies;
somimereial; high-density, miged-income residential: ground flaor retail; and community uses;
€. Topromote land uses and urban design that maximize transit use and minimize automobile
dependence;
D, To ensure that the intermode] facility is the nucleus of a vibrant, wansit-oriented mixed use district
that s & community and regional destinations
E.  To provide a pedestrian-friendly atmosphere with devalopment that minimizes parking impacts on
the guality of the sireefscape and the neighborhood;
F. To aftract local-serving businesses to the area to support and balance vesidoatial, office, and research
and development (Rand D) uses in the district;
G.  To guide all new development in the statior district in such 2 way 4s 1o ensure harmony with
existing and potential uses both within the station district and in adjscent netghborhoods.
(Ord, 739-10 5§ 1, 2010; Ord. 670-06 § 3, 2006: Ord. 624-04 § 2, 2004)

18.38.020 Permitted uses,

The following uses shall be permitted: .
A, Commercial Uses as Part of a Mixed Use Project.

1. Apparel and accessory stores, excluding thrift stores;
2. Bakeries with retail sales;
3. Banks/savings and loans, excluding cheok cashing businesses:
4, Business services, such as photocopying services and small printing shops, compuier and data
processing, graphic design, sign shops:,
5. Food stores, up to twenty-five thousand (25,000 square feet, excluding convenience markets;
6. Healih clubs;
7. General meichandise/retail stores, exchuding adult business stoves, vlearance centeg/doline
stores, pawh shiops, secoud hand/theift stores, and retail tobacco stores:
g Healih services, such as medical, dental, optical, physical therapy and pharmacies;
G Professional offices;

http/fgeode.us/codes/unioncity/ view. phpTiopie=18-18_38&showAll=]1 &frames=on 41172613
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C.

16, Restaurants and cafés, in-line only (not as stand-alone buildings),
11, Retail food outlets, such as bagel, coffee, candy amd tea stores {with minimal or no seating), in-
ling only (not as stand-alone buildings);
12, Specislty wine shops.
Civia Uses,
I, Cohuralactivities, such as museums, art galleries and libraries, performing arts;
2. Public buildings and grounds, community centets and cormmunity services; and
3. Public services and administrative offices, such as polive and firg stations, post offives, and
public parking lots and structures.
Axny other use determined by the Dirgetor to be essentially the same or very similar to the sbove

permitted uses. In making this determination, the findings required under Saction 18.52,060 shall be
artdrensed.
{Ord. 765-11 § 2,201 1; Ord, 761-11 § 5, 2011; Ord. 739-10°8 1, 2010: Ord. 72810 § 2, 2010; Oud, 670-06 §73,
2006: Ord. 624-D4 § 2, 2004)

18.38.030 Conditional uses,

The following conditianal uses shall be permitted in the CSMU district upon the granting of ause permit:

A

Approval by Zoning Administrator (refer to Chapter 18,54 for a detailed description of the

administrative use permit process)..

B,

1. Adult and ehild day cars facifities;

2. Educational and instructional uses, such as business, beauty, sormputer, davee, martial arts,
tutorial services;

3. Ineline fast food restawrants;

4, Sidewalk cafés per Ssetion 18.36.190;

5. Exterior sidewalk ATMs (suomated teller machinies), when thers is adequate security snd
lighting and adequate queuing area that does not impeds pedesivlan o vehicular traffic flow {drive-
thru ATMs are not permitted);

6. Ctdoor displays, such as flowers or newspapers, in conjunetion with an éxisting adjacent
business: '

7. Personal servides, such as laundry, dry cleaning, beauty parlor, barbershop, nail salon, massage,
shoe repair, travel agency, tuilor, photography studio, and simit uses; snd

8. All other nses determined by the Zoning Administrator to be essentially the same or very
similar 1o the above permitied uses. In making this determination, the findings required under Section
18.52.060 shall be addrossed.

Approval by City Council (refer to Chapter 18.56 for a detailed description of the use permit

process)..

1. Bars and nightelubs;

Commercial resreation facilities, excluding video arcadés;

2

3. Convenience markets;

4 Farmers® markets, when in cenjunction with the City or the Chamber of Commeres;
5

Mixed use developments;

http://qeode.us/codes/unioncity/view, phpPiopie=18-18_38&showAll=1&frames=on 4111203
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6. Lodging, hotels and motels;
7. Research and development (R and D¥flex space with no nuisance characteristios;
8. Residontal uses:
a.  High-density reésidential development,
b, Senior housing,
c. Liveiwork mrits;
% Teansportation facilities, such as heliports and bus transfer facility.or passenger rail facilities;
and
0. Any other use determined by the Planning Cosimission to be essentinlly the same or very

similardo the sbove penmitted uses. In making this determination, the findings required under Section.
18.52.060 shall be addressed.

(Ord. 765-11 §2, 200 1; Ord. 73910°§ 1, 2010; Ord. 73110 § 2, 2010; Ord. 708.08 § 2, 2008; Ord. 676-06 § 3,
2006: Ord, 624-04 § 2, 2004)

18.38.035 Tobacco products,

The sale, donation, or distribution of tobaceo products, regardtess of flaor area, shall be prohibited within pne
thousand (1,000) feet of “sensitive uses.” Distance shall be measured from. the closest exterior wall of the
structure or portion of the structure in which tobaceo is sold, donated, or distributed 10 the property line of the
“sensitive vse.” (Ord. 739-10 § 1,2010; Ond. 728-10 § 2, 20103

18,38.040 Performance standards,

A, All business, services, and processes shall be conducted entirely within a compietely enclosed
structure, except for off-street parking and loading areas, approved sidewalk cafés, approved outdoor
displays, and approved farmers’ markets,

B.  Other provisions of this chapter notwithstanding, all sterage, handling or other use of hazardous
materials shall be subject to the provisions of Chapter 18,40, Article IV, Use of Hazardous Materials, as
required for the rescarch and development campus (RDC) distrist,

. Additions and modifications to commeseial or residentis] projects, which are subject to the
provisions of Chapter 18,76, Site Development Review, shall be designed to integrate with the existing
project in terms of siting and architectural design. Above-ground utility installations, when permitted
through specific site development review, shall be screened from public view. Roof top equipment, with the
exception of solar energy equipment, shall be screened by architectirally-designed panels which are in
proportion snd svale with the roof tine of the building,

D, Trash and refuse collection facilities and disposal facilities shall be enclosed within the building ar
sereened by a solid wall and not be visible from public streets:
E. All development shall somply with the provisions listed in Chapter 7.04 regarding mauagement of
waste and recyciable materials,
(Ord. 771-12 § 8, 2012; Ord, 739-10 § 1, 2010; Opd. 73110 § 2, 2010; Ord, 670-06 § 3, 2006; Ord. 624-04 § 2,
2004y

4B.38.050 Walls, fences, and hedges.

Walls, fences, or hedges over three {3} feet in height are sublect to teview and approval through the
administrative site development (ASD) review or site development (SD) review process, No walls, fences, ot

hitp:/fqeodeus/codes/unioncity/view. phpTtopic=18-18 _38&showAll=1&frames=on 41172013
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hedges shall exceed six (6) feet unless for the plirposes of screening trash and loading facilitics, or a5 required for
sound attenuation. (Ord, 739-10 § 1, 2010; Ord, 670-06 § 3, 2006; Ord. 624.04 § 2, 2004)

18.38.060 Minimum site aren,

Acpiinimun sitedrea ofhot Jess than twenty thousand (20.060) squate fect shatl be requived. (Ord. 73810 § 1,
2010; Ord. 670-06 § 3, 2006; Ord. 624-04 § 2, 2004)

18.38,070 Site area por dyvelling unit,

Anyinimuem of snty (60) units:per acre and & maxioium of one hundred sixey-five.(165) units peracre Is
; pemfmﬁeé The minimum site ared per dweiimg wnit shall be two hundred sixty-four (264) square feet, ((}rd 765~
11 §2,2011; Od. 739416 § 1, 2010; Ord, 670-06 § 3, 2006, Ord. 624-04 § 2, 2004)

18.38.080 Site floor area ratio,

EBoi all noniesidential uses, the-minimiim floosdeea ratio (FARY shall be 1.0 a0d the maximim shall be 4.0, {(i)rd
7’%9~10§ 1, 2930 Ord. 670-06 § 3, 2006; Ord. 624-04 § 2, 2004)

18.38,080 Frontage, width and depth of site,

Every lot shall have a'minimum street frontage width of at least one hundred (100) feet and a minimum depth of
two hundred (200) feet. (Ord. 738-10 § 1, 2010; Ord. 670-06 § 3, 2006; Ord. 624-04 § 2, 2004)

18.38.100 Lot coverage, |

"The amount of the site area covered by structures shall not be resiricted. (Ord. 736-10 § 1, 2010; Ord. 670-06 §
3, 2006; Ord. 624-04 § 2, 2004)

18,38, 410 Front vard,

Front yard setbacks shall be fifteen (15} feet from the face of the parking curb to ensume a comfortable pedestrian
environment. On Decoto Road, the front yard setback shall be twenty (20) feet from the property line. (Crd. 739-
10§ 1,2010; Ord. 670-06 § 3, 2006; Ord. 624.04 § 2, 2004)

18.38,120 Side yards,

Interior side yard setbacks shall not be required. Street side vard setbacks shadl be fifteon (15) feet from the face
of the parking curb to ensute a comfortable pedestrian envivomment. (Ord. 739-10 § 1, 20140; Ord. 670-06 § 3,
2006; Urd. 624-04 § 2, 2004)

18.38.130 Rear vards,

Rear yards shall not be requived, except that street rear yards shall be fifteen (15) feet fror the face of the
parking curb to ensure a comfortable pedaﬁirsan environment. (Ord. 73910 § 1, 2010; Ord. 676-06 § 3, 2006;
Ord. 624-04 § 2, 2004)

htip:/igeode.ug/codes/unioneity/view. phpZtopic=18-18 38&showAll=1&frames=on A/11/2013
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18,38.140 Height of structures,

The minimom height of baildings shall be three (3 ) stories and the nigsimuny hefght of bulldings shadl be
Lourteen (147 stories or one huadeed sixty feet {160) faet, excluding mechanical penthouses and glevator towers;
provided, that they do not exceed twenty-five percent (25%) of the roof area of the bufldimg. Buildings higher
than five (5) storles or sinty-{ive (65) feet shall require approval of v ase peunit, (Ord. 739-10 § 1, 2010; Ord.
670-06 § 3, 2006; Ord. 624-04 § 2, 2004)

18.38.150 Design criteria,

New developmient, to the inaximum extent feasible, shall comply with the following design gnidelines-as
iltustrated in pages 70 through 74 of the Intermodal Station Distriet and Transit Facility Plan,

A.

General Design Standards for Buildings and Structures, General massing, architectural details,

materials, fenestration, grovnd floor treatment and parking garages comply with the following guidelines:

L.

2,

Street Walls, Buildings along steeets shall;

8. Be continuous along sethack lines and ave reguired at street corners to maintain an active
urban character;

b, Allow variations in the building edge (including arcades and column articulations for

entrances, mid-block pedestrian ways, interior courtyards, amd other design considerations) as
long as the appearance of & continuous built edge s maintained;

. Encourage minor streel wall varistions 1o add architéctural interest and provide pedestrian
sinenities, such as seating and ATMs;

d.  Include muliiple pedestrian entrances for large buildings to increase street activity and
interest;

¢, Keep vehicle entrances and exits o a minimom and the seale minimized to maintain a
pedestrian environment;

f, Have ground floor retail where feasible and maximize window coverage to provide
flexible use as office or retaily

g, Have ground floor retailcommuercial space with at least a twelve (12) foot ceiling height
and a forty (40) foot to fifty (50) foot minimum depth.

Fixterior Material Palette Standards, Exterior materials shall be chosen based on chardotér,

durabiltity, ease of maintenance and context, and shall inclade:

a.  Brick, natural clay colors;
b, Stone:

G, Steel--Poreelain enamel panels, stesl windows, steel exterior doors, steel rails and Fenves,
painted, stainfess or pre-weathered steel are acceptable;

d. Aluminuin—Windows, panels (lueo-bond and alovinem plate), storefront, curtain wall,
doors; aluminum should be natural finish anodized, powder-coated or kynar {no bronze
anpdized); .

3 Glass—Clenr, 1ow-e, nonreflective, solar-bronze or solgr gray glass, shadow boxes and
spancel glass is permitied;

f Pre-cast concrete, glass-fiber reinforced conerete,

& High-guality, cast-in-place conicrete;

h,  Ceramic tile;

http://qeede.ns/codesfunioncity view. phpTtopie=18-18_38&showAll=]&fames=on 4/11/2013
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. i Coment plaster; and
j Wood.

3. Fenestration Standards. Windows and doors on bulidings shall be used to belp define building
character. By establishing the fenestration patterns, the shape, scale, proportion, rhythm, groupings,
relativnships 1o plan, and wsteriuor wall planes should all be taken Into cousideration along with
adjacent buildings, structures and open spaces,

4. Ground Floor Treatments Standards. The ground floor on buildings shall:

A Bedesigned so that the building tmparts a sense of human activity, habitation, snd interest
1o the shiget:

b Notresult in blank, undifferentiated street-Jevel facades;

& Incorporate building lightlng along public sidewalks and othier padestrian walloways that
veflect the design of the overall building and provide a safe envivonment.

5. Projections/Signage Standards.
a.  Projections and signs may project over the sidewalk to indicate and demarcale shop fronts
and increase pedestrian interest, subject to approvals of an encroachment permit by the Public
Works Department and a sign program per £hapter 18,30,
b Novommercial billbosrds, “A” frame signs, and excessive banners are permitted per
Chapter 18.30 of this title.

6. Garage Podiums Standards. Garage podiums shall;
4. Noligclode black walls at the pedostiian level;

b.  Be screaned with retall uses, bullding lobbles, residential entries, or other habitable uses,
ar landscaping; .

¢ Betreated us a design featire fo be seen from eve level and above with open space uses as
the preferved design alternative;

d.  Beengineered and designed with structure adequate to support “gardes-tike” plantings,
magure trees, sheubs, perennial borders, ground cover, and paving materinls balancing planted
andl paved surfaces;

e Beactivaied with common lobbies and/or individual entrles to garden apartments and
fownhouses;

f. Cleatly deinarcate differences between commaon and private open space at the podium
levsl;

g Have direct aceess from grade to the podivm Jevel that is intégrated with the street and
open space neiwork, such as-access from the pedestrian alleys,

7. Parking Design Standards, Parking:
g Isvequired to be structied, unless it is on-street aurbside parking;
b, Lots are not sllowed after the initial phases of development;

¢ Onthe ground floor, should be soreened from the sidewalk by strestoriented uses, such
a5 housing units with street access, refail vses, building eqtrances, lobbies and foyers,
connnunity facilities, or landseape elements:

d.  Entrances and exits for vehicles should be kept to 2 minimum inscale and numbey

&, Ertrances and exits shall be discouraged on Eleventh Steset. Union Square, and Railroad
Awvenue, gnd prohibited on Decoto Rosd;

htpe/fgeode usfeodes/unioneity/view phpZiopie=18-18_38&showAll=1&frames=on 4/11/2013



Chapter 18.38 8TATION MIXED USE COMMERCIAL (CSMUy DISTRICT Page 7 of 11

£ Entrances and exits shall be encouraged on side streets where side street acpess is
available,
B.  Specific Design Standards for Buildings and Structures. Specific design standands for office and
research and development, residential, ground floor service commercial, and parking garages follows:
L. Office/Commercinl/Resoarch and Development (R and 137 Uses.

8. Ground Floor Treannents Standards. Ground floor trestment for office and research and

development buildings shall: '
L Have building entrances, lobbies and accessory public uses oriented to the nearest
public space or street; ,
il.  Have buildings fronting multiple streets to provide multiple public entrances;
iit.  Have buildings that abut & pedestrian alley provide an entrance facing that alley;
iv.  Include windows where office or other private nses are at the street level that provide
visual trapsparency and a sense of interior activity to enliven the street,

b, Service/Loading Entries Standards. Service enivies shall:
L Be located on the side streets and positioned to minimize noise impacts on adjacent
residential vnits and public open Space, and 1o mrinimize pedestrian/vehicle conflints and
traffic congestion;
ii. Have Joading dock dimensions limited to minimum finctional requirements;
i, Have loading docks loaded on the interior of the buildings to fireit their visibility
from the stroet.

2. Residential Uses.

#. Residential Uses Overall Design Standards. Residential development shall:
i Be designed with the safety and security of ehiildren in mind, withoul creating a
“gated community” effect;
il. Incorporate amenities such as play areas and other open spaces within the
development;
. Not inclode sound walls and security fences that isolate or impede pedestrian access
o residential developmerit;
iv.  Encourage balconies on above ground wiits where possible,

b, Ground Floor Treatments Standards. Ground floors of residential development shall:
i. Include multiple entries at the siveet level to erente fine-graied, pedestrian-oriented
sireely;
ii. tnclude residential units with individual eotrances fromiing the street;
i, Promote a pedestrian-friendly environment througly the nse of design features such
as staiss, stoops, porehes, doors and landscaping.

<. Parking Staudards. Parking for residential development should promote a pleasant
pedestrian experience by

i. Limiting muliiple individual garage entrances:
il Interspersing garage entries with “notive uses”™ such ag housing entrivs or ocoupied
Space;

i,  Screening parking from the street.

http://qoode.usfcodes/unioncity/view.phpTopic=18-18 38&showAll=1&frames=on 4/11/2013
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3. Cirounid Floor Servics/Batai],

3,  Indoor/Outdoor Connections Standards. Retail establishments and restaurants/catds shall
have:

1. Strong indoot/putdosy connestions:
it Sliding or removable windows/doots:
iit.  Ounidoor displays and café seating in front of commuréial/retail establishnients that
are designed to increase pedestrinn activity and interest, subject to administrative use
permil approval as identified in the café standards located in Section 18.36.190;
iv.  Low planters with wide seat walls;
v.  Recessed entrances and porticos that incréase the indeor/outdoor quality or allow for
fnereased outdoor seating or digplay;
vi,  Awnings and canopies that may eneroach into the public right-of-way subject to
approval of an encroachment permit by the Public Warks Dapartment;
vii.  Visnally transparent storefronts with clear glass windows and doors that are not
blocked by storage, racks or shelving against glass,
viti.  An entrance on the alley wher buildings abut a pedestrian alley.

b, General Parking Garage Standards. Parking garage design shail:
i Be clean, well lit, and designed Ror the safety and security of ;mtmns while
avoiding excessive Hight spill tnto adiacent residential aveas;
i, Complement adjacent land uses.

e Street Wall Standards. Parking street wall design shall:
i Have a seven (7) foot minkmum setback for landscape elements that screen the
ground floor of parking on stroety that do not have retail frontages (except on Eleventh
Street where a setback is vot allowed at street sormers):
. Complement the fagades of adjacent uses.

d. Ground Floor Treatments Standards. Ground Hloor treatments shall;
i Ertphasize the use of retail and/or camniercial space at the street level to maximize
window coverage;
. Include retail frontages along Eleventh Steeel, the public plaza, and facing the
Intermodal Transit Facility where commersial space should have at Teast w ten (10) foot
ceiling beight and a forty (40) foot to ity (50) Toot depth;
fii.  Bescreened with architeotural and/or landscape elements in locations whers thers is
no ground floor commercial uge,

C. The provisions of Chapter 18,102, Decoto Tndustrial Park Study Arca (DIPSA), including dosign
guidelines and findings, shall apply to all development withie the DIPSA.
{Ord. 739-10 § 1, 2010; Ord. 672-06 § 2, 2006; Ord, 670-06 § 3, 2006: Ord. 624-04 § 2, 20043

48.38.180 Distance betwesn main struchures,

No distance between structures shall be required, (Ord, 739-10 § 1, 2000; Ord, 670-06 § 3, 2006: Ord, 624-04 §
2, 20064)

hitp://geode.us/codes/unioncity/vew phpfiopic=18-18_38&showail=1&frames=on #/11/2013
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18.38.170 Residential open space,

All residential development shall provide residential open space features, such as courtyards, pool and spa areas,
recreation facilities, and picaic and play areas for use by the tenants/owners following approval by the Planning
Commission, (Ord. 73910 § 1, 2010, Ord. 67006 § 3, 2006: Ord. 624-04 § 2, 2004}

18.38.180 Signs, fwarquees, swnings,

All signs, marquees, and awnings shall be subject to the applieable limitations and requirements set forth in
Chapter 1830, A sign program shall be required with each devalopment. Any encroashiments into the public
right=of-way shall require approval of an en¢roachment peemit by the Public Works Department, (Ord. 73910 §
1, 2010; Ord. 670-06 § 3, 2006: Ord. 624-04 § 2, 20043

18,358,190 Of-sbroet parking,

Parking shall be required subject to the following:
A, Residential Use.
1. Porsenial units, provide one and one-balf {1-1/2) covered and enclosed parking stalls per cach
unit, except affordable housing developments may ba parked at 1.3 parking stalls per unit and may not
be enclosed.
2, Forownership units, provide:
a. Oneand one-half (1-1/2) voverad and enclosed parking stalls per sach one (1) bedroom or
afudi unit,
b Two (2) covered and enclosed parking stalls per each ynit with two (2) or mote bedrooms,
3. Parking may be reduced to one (17 parking steil per unit subjsct to & use permit and  parking
in-lieu fiee to contribute to the construetion of a pablic parking structure,
4. A minimutn of one (1) bicyele parking facility shall be provided for every thres {3) units.
Bieycle parking facilities shall be designad and installed in conformance with the design cuiteria
ouilined in Section 18.28,090, The enclosed storage space (per Section 18:38,220) for sach unit may
inearporate spase for the required bicyele parking. Bieyele parking may be sabstituted Tor automobile
parking subject 16 the provisions ouflined in Section 18.28.100 and approval by fhe decision maker.
5 A minimum of one (1) motorized cyele parking stall that is enclosed and weather-protected
shall be provided for svery twenty-five (25) units.

B, Retail Use, Provide avtomobile and bieyele parking at commersial disiriot standards per Section
[8.36.150 (offstreet parking in commertial distrivts), Adtomobile parking demand 1ay be reduced subject
to a-use permit and a parking n-licu fee to contrilte 1o the construotién of & public parking structure,

€. Office and Research and Development (R and ) Use,

I One (1) parking stall per three hundred (300) square feel of office and/or research and
development (R and D) use or parking may be reduced subject t0 2 use permit and a parking in-Heu
fee to contribufe to the constrestion of » public parking structure.

2. Bieycle parking facilities shatl be provided, at a minimum, in-an amount equal to fen percent
{10%) of the required automobile parking demand as determined hy subsection (CX1) of thiz section
except for areas within one-half (1/2) mile of the Intermodal Statlon. For bicyele parking deteand
ratios in these areas, see subsection (C} (3) of this section, Required facilities shali be designed and
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instailed in conformanee with the design criteria outlined in Section 18.28,080. The number of
required bicycle parking facilities may be inorcased by the decision maker fof a specific vse if it is
found that such use shall create a greater demand for these facilities. Bicycle parking may be
substituted for automabile parking subject to the provisions outlined in Section 18.28.100 and
approval by the decision maker,

3. For areas within one-half (1/2) mile of the Infermodal Station, bisycle parking facilities shall be
provided, at & minimum, in an amount equal to twenty pereent (20%) of the required autommobile
parking dersand as detormined by subsection (C)(1) of this seotion. A mirimum of sixty percent
(60%) of the required bicycle parking demand shali be enclosed and secure to sccommodate long-
taem users. Required facilities shall be designed and installed in conformance with the design criteria
outlined in Seetion 18.28.080. The number of required hisyele parking facilities may be increasad by
the decision maker for a specific use if it is found that such use shall create 4 greater demand for these
facitities. Bicyele parking may be substitited for awtomobile parking subjeet to the provisions cutlined
in Section 18.28.100 and approval by the decision maker.

(Ord. 739-10 § 1, 2010; Ord. 719-09 § 2, 2009; Ord, 683-07 § 9, 2007: Ord. £70-06 § 3, 2006: Ord, 624-04 § 2,

2004)

18.38.200 In-lieu parking fees,

Where a public parking fund exists for the purpose of developing public parking, applicants may make an in-leu
payment for construction, maintenance and operation of public off-street parking instead of providing off-street
parking spaces as required by this chapter subject to approval by the City Councll, The fee shall be pursuant to
resolution of the City Council. In-lieu payments under this section shall be used for the purposes set forth in the
ordinanoe establishing public parking funds. (Ord. 739-10°§ 1, 2010; Oxd. 670-06 § 3, 2006: Ord. 62404 § 2,

3004}
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A,

For commercial uses, leading berth requirements shall be evalvated on a project by project basis,

Any requived [oading berths shall comply with the requirements of Section 18.36,140,

B.

For residential uses, loading berth requirements shall be evaluated on a project by projest basis. Any

required loading berths shall comply with the following requirements:

C.

L. Public Right-of-Way. Loading berths shall uot be Jocated i the public right-ofway,

2. Access. Sufficient vehioular scvess shall be provided subject to review and approval by the City
Engineer.

3. Location. Loading berths shall be located away fiom infersections and near slevators.,

4. Size. Subject to review and approval by the Clty Englueer, size shall be in seale with proposed
project but not less than ten (10} feet in width by fwenfy-five (25) fet in length, exclusive of aisle and
manedvering space, A minimum of fourteen (14) feet of vertioal clearance shall be provided.

Loading zones may be provided on side streets {i.¢,, Choeves Way, Berger Way and Galliano Way)

in lisu of loading bertis subject fo use penit appreval.
{Ord. 73810 § £, 2010; Ordl, 67006 § 3, 2006: Ord, 624-04 § 2, 2004)

18.38.220 Residential storage.
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Each residential unit shall have af Jeast two hundred (200] cubic feet of enclosed, weatherproofed and Jockable
private storage space in addition 1o guest, lingn, pantry and clothes closets customarily provided. Such spase may
be provided in any lovation approved by the Bconomiic and Community Development Depariment, but shall not
be divided into two (2} or more locations. (Ord. 739-10 § 1, 2010; O, 670-06 § 3, 2006: Ord, 624-04 § 2, 2004)

18.38.230 Laundry facilities,

Laundry facilities shall be provided to serve all residential dwelling units, Such facilities shal! include washer
and dryer appliances connected o utilities. In developments with commen laundry facilities, the facilities must
be in vasily accessible locations and provide an adequate number of washers and dryars to serve the total number
of units. (Ord. 739-10 § 1, 2010; Ord. 670-06 § 3, 2006: Ord, 624-04 § 2, 2004)

18,38.240 Mix of uses,

Land use densities and mix of uses (residential, rotail, offfce and fight industeial) for the CSMU distriet shall be
consistent with the General Plan. Ground floor retail is permitied throughout the district as part-of any residentia!
or commereial development. _

The existing Unfon Square Office Park at the corner of Decoto Road and Union Square shall be retained for
high-density affice and commercial uses and the Verandas Apartments shall be tetatned for high-density
residential uses. {Ord. 739-10 § 1, 2010; Ord. 670-06 § 3, 2006: Ord. 624-04 § 2, 2004)

48,38, 250 Review,

Through the use permit process established in Chapter 18,56, the approving body may approve additional
buifding height, reduce sethacks for projects, reduce storage reguissments for projects orvary from the design
criteria ostublished in this chapter; provided, that the development offers a high-quality architectural sad
pedesirian environment and amenities. Exeeptions to the following development standards inay alse be approved
Tor affordable hovsing developments: offfsireet loatting, location of bicycle parking, and height of walls, fences,
and hedges. (Grd. 739-10 § 1, 2010; Ord. 719-09 § 2, 2009; Ord. 670-06 § 3, 2006: Ord, 62404 § 2, 2004
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