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HOUSING ELEMENT 

INTRODUCTION 
 
Since its incorporation in 1959, Union City has undergone dramatic change.  From a small town 
composed of the Alvarado and Decoto neighborhoods, Union City has become a lively, thriving city of 
over 67,000 people.  Over the last 40 years, Union City's housing supply has increased in size more 
dramatically than all but a handful of Bay Area communities. 
 
The cost of housing in Union City, as well as the rest of the Bay Area, has seen dramatic increases in rent 
costs and housing prices, especially in the last five years. Therefore, the City's goal of decent and 
reasonably priced housing in pleasant neighborhoods for all of its residents remains an ongoing challenge. 
 Households, particularly those of low- and moderate-income, must compete in a market characterized by 
few vacancies and a shortage of large rental units.  These conditions provide a challenge to a city 
committed to expanding housing opportunities for all income levels while maintaining its diversity of 
ethnicity, nationalities, age and income groups, and lifestyles.  Consequently, the City must expand 
effective housing programs and pursue and test new approaches to providing necessary housing within 
the context of limited public resources.  
 
The focus of the goals, policies, and programs in this Housing Element is to meet the housing needs of all 
income groups while preserving and enhancing existing neighborhoods, creating standards for high 
quality housing, removing impediments to housing growth, and reducing living expenses that are 
indirectly related to housing, such as transportation costs and energy costs. 
 
OVERVIEW OF STATE REQUIREMENTS 
 
State law recognizes the vital role local governments play in the supply and affordability of housing. Each 
local government in California is required to adopt a comprehensive, long-term general plan for the 
physical development of the city or county. The housing element is one of the seven mandated elements 
of the local general plan. State law requires local governments plan to address the existing and projected 
housing needs of all economic segments of the community through their housing elements. The law 
acknowledges that, in order for the private market to adequately address housing needs and demand, local 
governments must adopt land use plans and regulatory systems that provide opportunities for, and do not 
unduly constrain, housing development. As a result, housing policy in the state rests largely upon the 
effective implementation of local general plans and, in particular, local housing elements. 
 
The purposes of the housing element are to identify the community's housing needs, to state the 
community's goals and objectives with regard to housing production, rehabilitation, and conservation to 
meet those needs, and to define the policies and programs that the community will implement to achieve 
the stated goals and objectives. 
 
State law requires cities and counties to address the needs of all income groups in their housing elements. 
The official definition of these needs is provided by the Association of Bay Area Governments (ABAG) 
for each city and county within its geographic jurisdiction. Beyond these income-based housing needs, 
the housing element must also address special needs groups such as persons with disabilities and 
homeless persons. 
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GOALS, POLICIES, AND IMPLEMENTATION PROGRAMS 
 
Under California law, the housing element must include the community's goals, policies, quantified 
objectives, and housing programs for the maintenance, improvement, and development of housing.  
 
This Housing Element includes eight goal statements. Under each goal statement, the element sets out 
policies that amplify the goal statement. Implementation programs are listed at the end of each 
sub-section and describe briefly the proposed action, the City agencies or departments with primary 
responsibility for carrying out the program, and the time frame for accomplishing the program. Several of 
the implementation programs also have quantified objectives listed. 
 
The following definitions describe the nature of the statements of goals, policies, implementation 
programs, and quantified objectives as they are used in the Housing Element Policy Document: 
 

Goal: Ultimate purpose of an effort stated in a way that is general in nature and immeasurable. 
 

Policy: Specific statement guiding action and implying clear commitment. 
 

Implementation Program: An action, procedure, program, or technique that carries out policy. 
Implementation programs also specify primary responsibility for carrying out the action and an 
estimated timeframe for its accomplishment. The timeframe indicates the calendar year in which 
the activity is scheduled to be completed. These timeframes are general guidelines and may be 
adjusted based on City staffing and budgetary considerations. Quantified objectives (where 
applicable to individual implementation programs) are the number of housing units that the City 
expects to be constructed, conserved, or rehabilitated. 

 
Quantified Objective: the number of housing units that the City expects to be constructed, 
conserved, or rehabilitated, .and the number of households the City expects will be assisted 
through Housing Element programs based on general market conditions during the time frame of 
the Housing Element. 

 
The housing element law recognizes that in developing housing policy and programs, identified housing 
needs may exceed available resources and the community's ability to satisfy these needs.  The quantified 
objectives of the housing element, therefore, need not be identical to the identified housing need but 
should establish the maximum number of housing units that can be constructed, rehabilitated, and 
conserved over a five-year time frame. 
 
RELATIONSHIP TO OTHER GENERAL PLAN ELEMENTS 
 
The 2001 Union City Housing Element Update was developed in conjunction with the City's General 
Plan Plan Update.  This Housing Element was revised to establish consistency and linkages with other 
general plan elements.  The Housing Element is closely linked with the following General Plan elements: 
 Youth, Family, Seniors, and Health (YFSH) Element; Land Use Element; Community Design Element; 
and Public Facilities and Services Element.  The YFSH Element addresses policy solutions for three of 
Union City’s special needs groups: seniors, large families, and the homeless.  The Land Use Element 
seeks to create new high density, mixed-use and transit-oriented development, especially around the 
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Intermodal Station.  The Land Use Element and the Community Design Element seek to provide quality 
residential neighborhoods by encouraging high quality amenities in new residential communities, by 
ensuring compatibility with surrounding land use, and by preserving the character of established 
neighborhoods (i.e., Old Alvarado and Decoto). The Public Facilities and Services Element ensures the 
provision of adequate services (e.g., water, wastewater, and solid waste services, school facilities) to 
support existing and future residential development. 
 
Since there is considerable overlap between the Housing Element and the other elements, several of the 
goals, policies, and programs in the other General Plan elements have been identified in this element.  
The goal, policy, or program have been listed in their entirety with a cross reference identifying its 
original location in the other elements. 
 
PUBLIC PARTICIPATION 
 
State law requires that "the local government shall make a diligent effort to achieve public participation of 
all economic segments of the community in the development of the housing element . . . " (Government 
Code §65583).  In order to satisfy this requirement, the City of Union City conducted a series of 
community meetings and public hearings to receive community input concerning Union City's housing 
goals and policies.  The dates of these meetings are listed below. 
 

Date  Nature of Meeting 
 

8/23/01  Public Workshop — City Staff and the Housing Element Consultants made a 
presentation to the public giving them an overview of the update process, 
outlining State housing law, and describing the required components of the 
Housing Element Background Report and Policy Document.  After the 
presentation, City Staff gave the public an opportunity to identify key housing 
issues in Union City. 

 
10/18/01 and 11/1/01 Planning Commission Workshops (2) — Review of the Public Review Draft 

Housing Element by the Planning Commission to give direction to City Staff and 
the Housing Element Update Consultants before submitting the draft to 
California Department of Housing and Community Development (HCD) for their 
60-day review. 

 
11/13/01 City Council Workshop — Review of the Public Review Draft Housing Element 

by the City Council to give direction to City Staff and the Housing Element 
Update Consultants before submitting the draft to California Department of 
Housing and Community Development (HCD) for their 60-day review. 

 
11/16/01 California Department of Housing and Community Development (HCD) Review 

-- Review of the Draft Housing Element by HCD, as required by State law. 
 
    3/20/02  Planning Commission Public Hearing - Public review of HCD comments on the 

Draft Housing Element, with recommendations to the City Council.  
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    3/26/02  City Council Public Hearing and Adoption - Review of HCD comments and 
Planning Commission recommendations on the Draft Housing Element and 
discussion of necessary revisions.  Adoption of the Housing Element. 

 
A.  FAIR SHARE HOUSING 
 
 
Goal  
HE-A.1 

 
To provide for the City’s regional share of new housing for all income groups in the 
community. 

 
Policies 
 
HE-A.1.1  The City shall ensure that sufficient land is available and zoned at a range of residential 

densities to accommodate the City’s regional share of housing. 
 
HE-A.1.2  The City shall encourage home builders to use multi-family designated land for the  
  highest allowed density housing to provide for the City’s very-low, low, and   
  moderate income housing needs. 
 
HE-A.1.3   The City shall strive to maintain an overall tenure ratio of 70 percent owner-occupied 

units to 30 percent renter-occupied units. 
 
HE-A.1.4 The City shall ensure that a full range of housing opportunity is maintained and that the 

creation of low- and moderate-income housing shall be on scattered sites throughout the 
city where economically feasible. 

 
HE-A.1.5 The City shall continue to promote owner occupancy of both new and existing 

condominium units. 
 
HE-A.1.6 As appropriate, the City shall continue to use redevelopment powers to acquire and 

assemble sites for residential development, while minimizing displacement of existing 
residents. 

 
HE-A.1.7 The City shall continue to provide information to the public and developers on approved 

residential projects and vacant land supply. 
 
HE-A.1.8 The City shall continue to use State and Federal funding assistance, to the extent that 

these subsidies exist and are appropriate to Union City's needs, to develop affordable 
housing.  

 
HE-A.1.9 The City shall continue to require that all new City multi-family revenue bond-supported 

housing projects make at least 20 percent of the total number of units available for very 
low- and low-income households either through agreements giving Section 8 certificate 
or voucher holders priority or through control of rents. 
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HE-A.1.10 The City shall support the Alameda County Housing Authority in securing additional 
units of publicly-owned housing in Union City, as appropriate.  The City should review 
the benefit of expanding the City's Article 34 authority to allow the acquisition or 
development of more publicly-owned housing in Union City. 

 
HE-A.1.11 The City shall support the continued use of Section 8 rent certificates and vouchers by 

Union City residents. 
 
HE-A.1.12 The City shall continue to promote the expeditious processing and approval of residential 

projects that meet General Plan policies and City regulatory requirements. 
 
HE-A.1.13 The City shall continue to ensure that their policies, regulations, and procedures do not 

add unnecessarily to the costs of producing housing while assuring the attainment of 
other City objectives. 

 
HE-A.1.14 In accordance with the provisions of State law, the City shall grant density bonuses of at 

least 25 percent for qualifying projects as an incentive for the development of 
lower-income and senior citizen housing. 

 
HE-A.1.15 As required by State Redevelopment law, the City shall ensure that overall private 

housing development in all of the redevelopment areas will include 15 percent low- and 
moderate-income housing, 40 percent of which will be made available to 
very-low-income households.    

 
HE-A.1.16 As required by State Redevelopment law, the City shall ensure that at least 30 percent of 

all new or rehabilitated units developed by the Redevelopment Agency within 
redevelopment areas will be available and affordable to persons or families of low- or 
moderate-income.  Of this 30 percent, at least 50 percent must be affordable to 
very-low-income households. 
 

HE-A.1.17 If below-market-rate units are included in a project pursuant to the density bonus 
program or other local, state, or federal requirements, the City shall require buyer/renter 
eligibility screening and resale/rent controls for a period of 25 to 55 years, depending on 
the funding source, to maintain affordability of the units to originally targeted income 
groups. 

 
HE-A.1.18 The City shall intersperse those residential units which are required to sell or rent at 

below-market rates and are included within a housing development within the 
development and shall be visually indistinguishable from market-rate units. 

 
HE-A.1.19 The City shall ensure, through conditions of approval, that residential units which are 

required to sell or rent at below-market rates and are included within a housing 
development shall be produced simultaneously with market-rate housing. 

 
HE-A.1.20 As appropriate, the City shall continue the use of redevelopment funds to leverage other 

financial sources to develop affordable housing. 
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HE-A.1.21 As appropriate, the City shall continue to work with local nonprofit organizations and the 

Alameda County Housing Authority to acquire and bank properties for the development 
of affordable housing.  The City shall continue to work with Community Development 
Block Grant funds, redevelopment funds, in-lieu fees, and other financial resources to 
make such acquisitions. 

 
HE-A.1.22 The City shall continue to promote programs that increase opportunity for home 

ownership including pursuing programs for first-time homebuyers. 
   
HE-A.1.23  The City shall give priority to multi-family housing project applications that provide 

affordable housing on-site to ensure that they are expedited. 
 
HE-A.1.24  The City shall continue to implement the affordable housing ordinance. 
 
HE-A.1.25  The City shall ensure that information on assisted living and affordable housing programs 

is readily available throughout the city. 
 
HE-A.1.26 The City shall require all new development to comply with the affordable housing 

requirements of the Housing Element and the Redevelopment Plan. 
 
HE-A.1.27 The City shall support and facilitate the construction of second units on single-family 

designated and zoned parcels as a means of proving affordable housing.  
 
HE-A.1.28. The City shall encourage the consolidation of parcels designated for multi-family 

residential development when it facilitates efficient development of the parcels. 
 
HE-A.1.29 The City shall foster housing development on underutilized sites by giving priority to 

applicants who are developing new units on underutilized sites. 
 
HE-A.1.30 The City shall monitor the status of projects with expiring affordability covenants and 

contact owners concerning their plans to continue or opt out of the programs. 
 
Implementation Measures 
 
HE-A.1  The City shall maintain a current inventory of vacant residentially-zoned parcels and 

associated development potential and a list of recently approved residential projects and 
make this information available to the public and developers.  The City shall update the 
inventory and list at least annually. 

 
Responsibility:  

 Community Development Department 
Time Frame:  

 FY 02-03; ongoing 
Funding: 

 General Fund 
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HE-A.2  As appropriate, the City shall continue to work with local nonprofit organizations and the 

Alameda County Housing Authority to acquire and bank properties for the development 
of affordable housing.  The City shall consider using Community Development Block 
Grant funds, redevelopment funds, in-lieu fees, and other financial resources to make 
such acquisitions. 
 
Responsibility:  

 City Council 
 Community Development Department 
 Redevelopment Agency 

Time Frame:   
 FY 02-03, on-going. 

Funding: 
 Community Development Block Grant 
 Redevelopment set-aside funds  
 In-lieu fees 
 HELP (CHFA) 
 HOME 
 Fannie Mae American Communities FUND (ACF) 

 
HE-A.3  The City shall revise the Union City Zoning Ordinance, as required by State law, to 

provide for either a density bonus of at least 25 percent and at least one other concession 
or incentive or other incentives of equivalent financial value to developers of housing 
developments that reserve at least 20 percent of their units for lower-income households, 
10 percent for very-low income households, or 50 percent for qualifying senior citizens.  
In addition, the developers must ensure the continued affordability of all lower-income 
units for 30 years.  The City shall aggressively encourage developers of all new 
residential projects over five units to take advantage of the density bonus provisions. 

 
Objective:  

 Construction of 40 units for very-low-income households and 60 units for 
low-income households. 

Responsibility:  
 City Council 
 Planning Commission 
 Community Development Department 

Time Frame:  
 FY 03-04 

Funding: 
 General Fund  
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HE-A.4  The City shall continue to directly administer Community Development Block Grant 

funds and continue to give high priority for the expenditure of City Block Grant funds to 
housing rehabilitation. 

 
Objective: 

 Major rehabilitation assistance for 25 very-low- and low-income ownership 
households.  Minor rehabilitation assistance for 200 very-low- and low-income 
households. 

Responsibility: 
 City Council 
 Community Development Department 
 Redevelopment Agency 

Time Frame:  
 FY 01-02; ongoing 

Funding: 
 Community Development Block Grant funds 

 
HE-A.5  The City shall continue to implement existing City guidelines for the reservation of 

affordable units in City bond and other publicly financed projects.  The City shall 
monitor assisted projects which are eligible to terminate affordability controls and 
respond to any Notice of Intent or Plan of Action which may be filed on local projects.  
Within three years prior to the expiration of the owners' set-side obligations, the City 
shall initiate negotiations to extend below-market-rate controls by offering additional 
City-provided incentives as feasible.  The City shall restructure existing regulatory 
agreements, whenever possible, to allow the City or its designee the opportunity to 
purchase the property at the conclusion of the rent restrictions.  Where permanent 
preservation of existing or new subsidized units is not possible, the City shall minimize 
displacement of current tenants by negotiating anti-displacement policy or relocation 
mitigation with the owner, whenever possible.  The City shall strive to preserve as many 
assisted, at-risk units as possible, given the availability of funding. 

 
Objective:  

 Conservation of 15 at-risk rental units for low-income households. 
Responsibility: 

 City Council 
 Community Development Department 

Time Frame:  
 FY 03-04; ongoing 

Funding: 
 Redevelopment set-aside funds  
 In-lieu fees 
 HOME 
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HE-A.6  As appropriate, the City shall continue the ongoing development of new affordable 

housing units in partnership with the Alameda County Housing Authority. 
 

Objective:  
 Assisting in developing 3 vacant lots currently owned by the Alameda County 

Housing Authority to be developed as low income units. 
Responsibility:  

 City Council 
 Community Development Department 
 Alameda County Housing Authority 

Time Frame:  
 FY  02-03; ongoing 

Funding: 
 Redevelopment set-aside funds  
 In-lieu fees 

 
HE-A.7  The City shall apply to the California Housing Finance Agency (CHFA) for funding 

under the Multi-Family Rehabilitation and Infill New Construction Program as 
appropriate; these funds can be used to supplement other City rehabilitation assistance for 
lower-income rental housing. 

 
Objective:  

 Supplemental funding to assist the rehabilitation of 20 very-low-income rental 
units and 10 low-income rental units. 

Responsibility:  
 City Council 
 Community Development Department 
 Redevelopment Agency 

Time Frame:  
 FY 02-03; ongoing 

Funding: 
 California Housing Finance Agency (CHFA) funds 

 
HE-A.8  As appropriate, the City shall continue to participate with the County of Alameda in the 

administration of the Mortgage Credit Certificate (MCC) program.  
 

Objective: 
 Assist 15-20 moderate-income households with home purchases.  For purposes 

of establishing quantified objectives, these are considered affordable units that 
are being conserved for moderate-income households. 

Responsibility:  
 City Council 
 Community Development Department 

Time Frame:  
 FY 02-03; ongoing 

Funding: 
 Redevelopment set-aside funds  
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HE-A.9  The City shall continue to monitor the status of available land owned by Caltrans and 

other public agencies and actively work with developers that may wish to develop such 
properties for housing. 

 
Responsibility:  

 Community Development Department 
Time Frame:  

 FY 02-03; ongoing 
Funding: 

 General Fund 
 
HE-A.10  As appropriate, the City shall continue to use redevelopment funds and other appropriate 

financial resources to acquire in fee larger units as specified in Program HE-F.2.  The 
City shall continue to work with Housing Authority to manage said units as appropriate. 

 
Responsibility:  

 City Council 
 Community Development Department 
 Redevelopment Agency 

Time Frame:  
 FY 03-04 

Funding: 
 Redevelopment set-aside funds 
 HELP (CHFA) 

 
HE-A.11 The City shall continue to support the Alameda County Housing Authority in its 

continuing administration of HUD Section 8 rental certificates and vouchers to assist 
very-low-income Union City households. 

 
Objective:  

 Conservation of affordable rental units for 528 very-low-income households. 
Responsibility:  

 City Council 
 Planning Commission 
 Community Development Department 

Time Frame:  
 FY 02-03; ongoing 

Funding: 
 Redevelopment set-aside funds 

 



City of Union City        Housing Element 
 

 
Policy Document  Adopted March 26, 2002 ΗΕ−11 

HE-A.12 The City shall continue to cooperate with the owners of housing developments with units 
that have been set aside for lower-income households in accordance with the 
requirements of Federal subsidy programs.  Within three years prior to the expiration of 
the owners' Federal set-side obligations, initiate negotiations to extend below-market-rate 
controls by offering City-provided incentives.  

 
Objective:  

 Conservation of affordable rental units for 15 low-income households. 
Responsibility:  

 Community Development Department 
Time Frame:  

 FY 03-04; ongoing 
Funding: 

 Federal funding sources 
 Redevelopment set-aside funds  

 
HE-A.13  As required by State Redevelopment law, the City shall ensure that overall private 

housing development in all of the redevelopment areas will include 15 percent low- and 
moderate-income housing, 40 percent of which will be made available to 
very-low-income households.  Also as required by State law, the City shall ensure that at 
least 30 percent of all new or rehabilitated units developed by the Redevelopment 
Agency within redevelopment areas will be available and affordable to persons or 
families of low- or moderate-income.  Of this 30 percent, at least 50 percent must be 
affordable to very-low-income households. 

 
Objective:  

 Construction of 145 units for very-low-income households. 
Responsibility:  

 City Council 
 Community Development Department 
 Redevelopment Agency 

Time Frame:  
 FY 02-03; ongoing 

Funding: 
 Redevelopment set-aside funds 

 
HE-A.14 As appropriate, the City shall conduct a study of the implications of the City expanding 

its Article 34 authority in order to acquire or develop additional public housing in Union 
City.  

 
Responsibility:  

 City Council 
 Community Development Department 

Time Frame:  
 FY 03-04 

Funding: 
 General Fund 
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HE-A.15 The City shall annually review measures and actions taken to implement the programs in 

this Housing Element and revise as deemed necessary. 
 

Responsibility:  
 Community Development Department 

Time Frame:  
 FY 02-03: Ongoing 

Funding: 
 General Fund 

 
HE-A.16 As appropriate, the City shall award a contract to construct 120 affordable, residential 

units north of Whipple and to construct office, and commercial at the corner of Whipple 
Road and Mission Boulevard and Tamarack Drive and Mission Boulevard.  

 
Responsibility:  

 Community Redevelopment Agency  
Time Frame:      

 FY 02-03, 03-04 
Funding: 

 Redevelopment set-aside funds  
 
HE-A.17   As appropriate, the City shall create a partnership with the Alameda County Housing 

Authority to build affordable family housing on scattered sites throughout the community 
to implement the affordable housing ordinance. 

 
Responsibility:   

 Community Development Department    
Time Frame:       

 FY 02-03 
Funding: 

 Redevelopment set-aside funds  
 
HE-A.18   The City shall continue to implement the affordable housing ordinance. 
 

Objective:  
 Construction of 72 very-low income units, 104 low income units, and 90 

moderate income units.  
Responsibility: 

 City Council 
 Planning Commission   
 Community Development Department    

Time Frame:       
 Ongoing 

Funding: 
 General Fund 
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HE-A.19   The City shall revise its Zoning Code to include provisions that will encourage the 

creation of second units in single-family neighborhoods in two ways: 1) provide an 
established process with standards by which interested residents can construct such units; 
and 2) provide a process by which units created prior to the adoption of the ordinance, 
without the appropriate permits, can be brought into compliance with City standards. 

 
Responsibility: 

 City Council 
 Planning Commission   
 Community Development Department    

Time Frame:       
 FY 02-03 

Funding: 
 General Fund 

 
HE-A.20  The City shall monitor the status of projects with expiring affordability covenants and 

contact owners concerning their plans to continue or opt out of the programs.  As 
necessary, the City will identify potential buyers and possible sources of City funding, 
for example housing set-aside funds, to supplement primary sources, such as the low 
income tax credits.  The City will refer to HCD's Internet site (www.hcd.ca.gov) for the 
listing of individuals and organizations interested in the first-right-of-refusal program. 

 
Responsibility: 

 Community Development Department    
Time Frame:       

 FY 02-03, Ongoing 
Funding: 

 General Fund 
 
B.  QUALITY RESIDENTIAL DEVELOPMENT 
 
 
Goal  
HE-B.1 

 
To promote quality residential development. 

 
Policies 
 
HE-B.1.1  The City shall ensure that residential communities are designed with high-quality 

amenities by: 
 

a. Taking advantage of proximity to those resources to enhance public access and 
understanding of the natural environments where not detrimental to the natural 
resources; 

 
b. Planning to minimize residents' exposure to nuisances from noise, odors, heavy 

traffic, and unappealing views; 
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c. Encouraging enhanced educational opportunities by locating school facilities 
near resources or sites that offer unique learning experiences, such as proximate 
to an outdoor nature laboratory, a wildlife sanctuary, etc.; and 

 
d. Providing neighborhood parks of sufficient size to adequately meet the 

recreational needs of residents. 
 
HE-B.1.2  The City shall continue to require the planting of street trees in all new residential 

developments to enhance the quality of life and character of the neighborhoods.  
 
HE-B.1.3  The City shall require that new residential development in the Decoto and Old Alvarado 

neighborhoods be designed consistent with the architectural style of existing homes in the 
immediate area of the development.  

 
HE-B.1.4  The City shall landscape and beautify the entrance to the Decoto neighborhood along 

Whipple Road.  This should include the removal of unsightly structures that detract from 
the neighborhood ambiance. 

 
HE-B.1.5  The City shall provide for landscape buffers along Decoto Road and Whipple roads, and 

along the railroad rights-of-way to increase neighborhood aesthetics. 
 
HE-B.1.6  The City shall emphasize commercial revitalization and development in Old Alvarado 

while retaining its “Old California Town” character. 
 
HE-B.1.7  The City shall preserve the single-family character and historic structures of the Decoto 

and Old Alvarado neighborhoods. 
 
HE-B.1.8  The City shall require residential developments along Mission Boulevard to provide 

entrances into the units/project that are off of Mission Boulevard. The units should have a 
courtyard focus and only be located above the first floor when directly adjacent to 
Mission Boulevard. 

 
HE-B.1.9  The City shall allow development of the Hillside Area according to the Hillside Area 

Plan policies listed in Appendix B. 
 
HE-B.1.10 The City shall encourage development that is visually and functionally compatible with 

the surrounding neighborhoods by: 
 

a. Maintaining a height and density of development that is compatible with adjacent 
developed neighborhoods; 

 
b. Accenting entrances to new neighborhoods with varied landscaping, hardscaping, 

and signage treatment; 
 

c. Providing various points where residents can enter the wetland/baylands and 
access the internal bicycle and pedestrian circulation systems; and 
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HE-B.1.11 The City shall ensure that the design of all new residential development achieves a sense 
of visual integration and orderliness, but shall promote diversity in terms of specific 
design solutions. 

 
HE-B.1.12 While linear elements such as roads, utility corridors, and rail lines create physical 

boundaries for neighborhoods, the City should make every effort to identify and 
implement design solutions that will, physically and emotionally link new neighborhoods 
with other residential neighborhoods and make neighborhood residents feel a part of the 
larger Union City community. 

 
HE-B.1.13 The City shall strive to require that entrances to new neighborhoods be accented with 

different landscaping, pavement, and signage treatments. 
 
HE-B.1.14 The City shall strive to provide a social, recreational center of focus to enhance 

neighborhood identity and function. 
 
HE-B.1.15 The City shall design residential communities so that they avoid becoming isolated 

walled enclaves. Gated communities shall be specifically discouraged. 
 
HE-B.1.16 The City shall require adequate spacing or insulation between buildings so that residents 

have separation from neighbors and adequate privacy. 
 
HE-B.1.17  The City shall strive to locate affordable housing throughout the city and not concentrate 

it in selected neighborhoods. 
 
HE-B.1.18 The City shall require that all new development proposals include detailed plans for 

integrating new construction and uses with existing and planned uses on adjoining sites.  
In particular, residential development proposals shall include measures to ensure that new 
development is compatible with existing industrial uses.  New residential development 
shall be designed to include buffering between new and existing uses. Existing industrial 
uses shall not be required to participate in such buffering or otherwise be adversely 
affected by the addition of residential uses.  However, should existing industrial uses 
choose to expand, they shall comply with the normal design and site development review 
requirements of the City. 
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Implementation Programs 
 
HE-B.1 The City shall explore creative ways of developing low- and moderate-income housing that 

integrate, where feasible, innovative uses of varied design and construction techniques.  The 
City shall review successful projects and programs in other communities and utilize practical 
techniques for all housing development, where appropriate. 

 
Responsibility:  

 City Council 
 Planning Commission 
 Community Development Department 
 Redevelopment Agency 

Time Frame:  
 FY 02-03; ongoing 

Funding: 
 General Fund 

 
C.  NEIGHBORHOOD PRESERVATION 
 
 
Goal  
HE-C.1 

 
To conserve and enhance existing residential neighborhoods. 

 
Policies 
 
HE-C.1.1  The City shall continue to encourage private reinvestment in older residential 

neighborhoods and private rehabilitation of housing. 
 
HE-C.1.2  As appropriate, the City shall use State and Federal funding assistance to the fullest 

extent these subsidies exist to rehabilitate housing.  The City shall continue to give 
housing rehabilitation efforts high priority in the use of Community Development Block 
Grant funds.  

HE-C.1.3  As appropriate, the City shall maintain housing rehabilitation as a high priority for use of 
redevelopment funds and resources. 

 
HE-C.1.4  The City shall continue to give priority in City and Redevelopment Agency housing 

rehabilitation programs to the Alvarado and Decoto areas while also encouraging use of 
the programs for eligible households citywide. 

 
HE-C.1.5  The City shall encourage that the sales value of infill development in older 

neighborhoods, other than low- or moderate-income housing, is at least 10 percent higher 
than the values of the surrounding development calculated on a per square foot basis. 

 
HE-C.1.6  The City shall continue to support the revitalization of older neighborhoods by keeping 

streets, sidewalks, and other municipal systems in good repair.  The City shall continue 
to work cooperatively with other agencies and utilities concerning the maintenance of 
their properties and equipment in Union City. 

HE-C.1.7  The City shall use City and Redevelopment Agency rehabilitation and other programs as 
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appropriate to arrest the deterioration of newer housing and neighborhoods that are 
already showing signs of deterioration before repair costs become excessive. 

 
HE-C.1.8  In areas affected by poor building design and disproportionately high levels of criminal 

activity, the City shall continue to work with property owners to add security devices, 
strengthen fences, and redesign building elements to reduce crime problems. 

 
HE-C.1.9  The City shall continue to promote the maintenance of existing mobilehome parks. 
 
HE-C.1.10 As appropriate and required by law, the City shall continue the abatement of unsafe 

structures, giving property owners ample opportunities to correct deficiencies and 
assuring that residents displaced by such abatement are given relocation assistance. 

 
HE-C.1.11 The City shall strive to minimize the demolition of existing multi-family housing unless 

the unit is found to be substandard and unsuitable for rehabilitation. 
 
HE-C.1.12 The City shall continue to promote the maintenance of rental housing consistent with 

City housing and building codes. 
 
HE-C.1.13 The City shall strive to raise and enforce current standards on all rental properties in the 

community.   
 
HE-C.1.14 The City shall design street patterns, community facilities, and open areas which are 

easily observable and promotes lawful and wholesome activities in neighborhoods. 
 
HE-C.1.15 The City shall promote crime prevention through neighborhood and residential design.    

   
HE-C.1.16 The City shall allow for recreational uses, educational uses, faith organizations, and 

daycare and congregate living facilities in residentially-designated areas when they meet 
the standards for development that protect neighborhood character. 

 
HE-C.1.17 To maintain the affordable housing stock, the City shall target its efforts to upgrade rental 

properties in the Decoto and Old Alvarado neighborhoods.  
 
HE-C.1.18 The City should continue to preserve historic structures, conserve and protect the existing 

housing stock, provide adequate new housing, and avoid incompatible land uses in the 
Decoto and Old Alvarado neighborhoods. 

 
HE-C.1.19 The City shall continue to solicit active neighborhood participation in addressing 

neighborhood problems such as graffiti, vandalism, and poor property maintenance.  
 
HE-C.1.20 The City shall seek to eliminate incompatible land uses or blighting influences from 

residential neighborhoods through targeted code enforcement and other available 
regulatory measures.  

 
HE-C.1.21 The City shall maintain and improve neighborhoods through the use of systematic code 

enforcement, regulatory measures, cooperative neighborhood improvement programs and 
other available incentives. The City shall focus on neighborhoods identified as high 
priority.   
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HE-C.1.22 To allow for new commercial and residential opportunities along Mission Boulevard, the 

City shall facilitate the relocation of the mobile home park.  
 
HE-C.1.23 The City shall design open space areas, bicycle and pedestrian systems, and housing 

projects so that there is as much informal surveillance by people as possible to deter 
crime. 

 
HE-C.1.24 Whenever possible and appropriate, the City shall avoid backing residences onto trails or 

recreational facilities to deter crime.  
 

HE-C.1.25 The City shall review lighting and landscaping plans to ensure that they respond to public 
safety concerns.  

 
HE-C.1.26  The City shall discourage the use of sound walls and gated communities in the Station 

District, while recognizing that safety and security will need to be addressed. 
 
HE-C.1.27   The City shall require that multi-family housing be designed for the safety and security of 

children, and provide amenities for children, such as playgrounds, within the complex.   
 
Implementation Programs 
 
HE-C.1 The City shall continue programs that work with property owners in areas affected by poor 

building design and disproportionately high levels of criminal activity to add security devices, 
strengthen fences, and redesign building elements to reduce crime problems. 

 
Responsibility:  

 City Council 
 Redevelopment Agency 
 Community Development Department 
 Union City Police Department 

Time Frame:  
 FY 02-03; ongoing    

Funding: 
 General Fund 
 Redevelopment set-aside funds 
 Community Development Block Grant funds 
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HE-C.2  As appropriate, the City shall continue capital improvement and housing rehabilitation 

programs to upgrade circulation and housing in the Decoto and Old Alvarado neighborhoods. 
 

Responsibility:  
 City Council 
 Community Development Department 
 Redevelopment Agency  

Time Frame:   
 Ongoing 

Funding: 
 Redevelopment set-aside funds 
 Community Development Block Grant funds 

 
HE-C.3  As appropriate, the City shall target neglected residential properties through the Neighborhood 

Preservation and Housing Rehabilitation Programs.  The City shall work with the property 
owners to bring these properties into compliance with City codes. 

 
Responsibility:   

 Community Development Department  
Time Frame:  

 On going 
Funding: 

 Redevelopment set-aside funds 
 Community Development Block Grant funds 

 
D. SERVICES TO SUPPORT RESIDENTIAL DEVELOPMENT 
 
 
Goal  
HE-D.1 

 
To ensure the provision of adequate services to support existing and future residential 
development. 

 
Policies 
 
HE-D.1.1 The City shall support the efforts of the Alameda County Water District and the Union Sanitary 

District to expand their facilities as appropriate, to ensure adequate water and sewer 
services in Union City. 

 
HE-D.1.2 As appropriate, the City shall support the use of redevelopment funds for the upgrading of 

streets, sidewalks, and other public improvements in the Decoto and Alvarado Areas.  
 
HE-D.1.3 The City shall ensure that housing developments pay their fair share in terms of financing 

public facilities and services. 
 
HE-D.1.4 The City Police Department should strive to increase its staffing ratio to be consistent with the 

current average of cities within Alameda County.  Staffing levels for 2001 are 2.1 (1.4 
sworn officers and .7 non-sworn support staff) per 1,000 population. 
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HE-D.1.5  The City Fire Department should strive to increase its staffing ratio to 1 full-time 

equivalent personnel per 1,000 population to be consistent with urban/suburban fire 
department staffing levels. 

 
HE-D.1.6  The City should provide fire facilities (including engines, and other vehicles, necessary 

equipment, and support personnel) sufficient to maintain the above service standards and 
using new fire protection technologies. 

 
HE-D.1.7  The City shall continue to support local school districts in their efforts to provide quality 

education facilities that will accommodate projected changes in student enrollment. 
 
HE-D.1.8  The City shall work cooperatively with the NHUSD in monitoring housing, population, 

and school enrollment trends.  
 
Implementation Programs 
 
HE.D.1 As required by State law, the City shall conduct an annual review of the Capital Improvement 

Projects Budget and of projects proposed by other local agencies in Union City to ensure that 
the provision of local services/facilities is consistent with projected growth. 

 
Responsibility:  

 City Council 
 Planning Commission 
 Community Development Department 
 Public Works Department 

Time Frame:  
 FY 02-03; annually thereafter 

Funding: 
 General Fund 

 
E.  EQUAL OPPORTUNITY 
 

 
Goal  
HE-E.1 

 
To promote equal opportunity to secure safe, sanitary, and affordable housing for 
everyone in the community regardless of age, religion, race, sex, marital status, national 
origin, disability, and other arbitrary factors. 

 
Policies 
 
HE-E.1.1  As appropriate, the City shall continue to support fair housing programs through the 

City's Community Development Block Grant Program. 
 
HE-E.1.2  The City shall continue to promote the enforcement of the State Fair Employment and 

Housing Commission. 
 
HE-E.1.3  The City shall promote housing opportunities for all persons regardless of age, race, 

religion, sex, marital status, national origin, color, disability, or other barriers that prevent 
choice in housing.  
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HE-E.1.4  The City shall increase public awareness of affordable housing in the community.   
 
Implementation Programs 
 
HE-E.1  The City shall continue to provide funds and support for the operation of its fair housing 

counseling services.  The City shall post information at Union City City Hall on the 
enforcement program of the State Fair Employment and Housing Commission and cooperate 
with the Southern Alameda County Association of Realtors to distribute such information to 
prospective home sellers and buyers. 

 
Responsibility:  

 City Council 
 Community Development Department 

Time Frame:  
 FY 02-03; ongoing 

Funding: 
 General Fund 
 Community Development Block Grant funds 

 
HE-E.2  The City shall study the feasibility of developing rent review standards and policies that ensure 

that rents are consistent with the market and that rental units are meeting current code 
requirements. 

 
Responsibility:  

 City Council 
 Community Development Department 

Time Frame:  
 FY 02-03; ongoing 

Funding: 
 General Fund 

 
HE-E.3  The City shall develop a public outreach program to inform community residents on the need 

for and the role of affordable housing in Union City.  The City shall place information 
regarding affordable housing on the City website, in the City newsletter, and at City Hall. 

 
Responsibility:  

 City Council 
 Community Development Department 

Time Frame:  
 FY 02-03; ongoing 

Funding: 
 General Fund 
 Community Development Block Grant funds 
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F.  SPECIAL NEEDS  
 
 
Goal  
HE-F.1 

 
To provide a range of housing services to meet the needs of households with special 
needs within the City. 

 
Policies 
 
HE-F.1.1  The City shall continue to give special attention in housing programs to the needs of 

special groups, including the disabled, large families, the elderly, and families with low 
incomes.  

 
HE-F.1.2  The City shall continue to support efforts at the regional and subregional levels to 

provide housing for the homeless and those in need of emergency shelter. 
 
HE-F.1.3  The City shall strive to ensure that there is a reasonable inclusion of housing that is 

adaptable and accessible to the disabled. 
 
HE-F.1.4  The City shall monitor the demand for senior housing to ensure that their needs are being 

met on an ongoing basis. 
 
HE.F.1.5  The City shall continue to promote the development of larger units, both ownership and 

rental, to accommodate the housing needs of Union City's larger average family sizes.  
The City shall encourage the development of 5-bedroom single-family units and 3- and 
4-bedroom multi-family units. 

 
HE-F.1.6  The City shall encourage the development of housing for elderly, disabled, and 

low-income households where compatible with surrounding land uses and where site 
conditions and service capabilities permit.  Sites considered especially appropriate for 
these uses are those accessible to transit, commercial, and medical services. 

 
HE-F.1.7  The City shall implement the provisions of the affordable housing ordinance and support 

affordable housing for families, seniors, and the disabled. 
 
HE-F.1.8  The City shall ensure that public transit services are provided at or near senior housing.  
 
HE-F.1.9  The City shall facilitate the development of a range of housing types, including 

affordable housing, independent living and assisted living for Union City seniors. 
 
HE-F.1.10 As appropriate, the City shall establish a partnership with the Alameda County Housing 

Authority in building affordable senior housing on scattered sites throughout the city and 
implement the affordable housing ordinance. 

 
HE-F.1.11 As appropriate, the City shall partner with community and non-profit organizations to 

provide health, housing, educational and other social services. 
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Implementation Programs 
 
HE-F.1  The City shall continue to review present programs to assess their adequacy in meeting the 

special needs of young families, large families, and the elderly (e.g., transit, day care, medical 
facilities). 

 
Responsibility:  

 City Council 
 Community Development Department 

Time Frame:  
 FY 02-03; ongoing 

Funding: 
 General Fund 

 
HE-F.2  The City shall encourage the inclusion of 5-bedroom units in new single-family developments 

and 3- and 4-bedroom units in new multi-family developments. 
 

Objective:  
 Between 5 and 10 percent of new single-family units approved should have 5 bedrooms 

and between 15 and 20 percent of new multi-family units approved should have 3 or 4 
bedrooms. 

Responsibility:  
 City Council 
 Planning Commission 
 Community Development Department 

Time Frame:  
 FY 02-03; Ongoing. 

Funding: 
 General Fund 

 
HE-F.3  The City shall continue to participate with the appropriate homeless agencies in its efforts to 

address the needs of Union City residents in need of emergency shelter or temporary housing. 
 

Objective:  
 Assure the provision of assistance to approximately 50 Union City residents annually. 

Responsibility:  
 City Council 
 Community Development Department 

Time Frame:  
 FY 02-03; ongoing 

Funding: 
 Community Development Block Grant funds 
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HE-F.4  As required by State law, the City shall make sites readily accessible for development of 
emergency shelter and transitional housing by modifying the Zoning Ordinance to identify 
zoning districts under which such facilities will be allowed by right. 

 
Responsibility:  

 City Council 
 Community Development Department 

Time Frame:  
 FY 03-04 

Funding: 
 General Fund 

 
HE-F.5  As appropriate, the City shall create a partnership with the Alameda County Housing Authority 

to build affordable senior housing on scattered sites throughout the community and implement 
the provisions of the affordable housing ordinance.  

 
Responsibility:  

 Community Development Department 
Time Frame:  

 FY 02-03 
Funding: 

 Redevelopment Set-aside funds 
 In-lieu-fees 
 HOME 

 
G.  ENERGY CONSERVATION 
 
 
Goal  
HE-G.1 

 
To encourage energy efficiency in all new and existing housing. 

 
Policies 
 
HE-G.1.1 The City shall continue to promote the use of energy conservation features in the siting and 

design of all new residential structures. 
 
HE-G.1.2 The City shall promote the use of weatherization programs (including programs operated by 

PG&E) for existing residential units especially among low-income households. 
 
HE-G.1.3.  As appropriate, the City shall implement state energy-efficient standards. 
 
HE-G.1.4.  The City should encourage the increased use of renewable energy. 
 
HE-G.1.5.  The City should promote an increase in the energy efficiency of new and existing 

housing beyond minimum state requirements. 
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HE-G.1.6  The City should encourage the use of shade trees in new residential development to 

reduce residential cooling needs associated with the urban heat island effect.  The City 
shall ensure that the location and type of tree are carefully selected so that solar access is 
not compromised.  

 
HE-G.1.7  The City should encourage the use of water efficient landscaping such as xeriscaping. 
 
HE-G.1.8. The City should work with local utility companies to promote energy efficiency. 

 
HE-G.1.9. When feasible, the City should encourage new developments to be sited to respond to 

climatic conditions, such as solar orientation, wind, and shadow patterns. 
 
HE-G.1.10. The City should require the use of energy efficient and energy conserving design and 

construction techniques in all types of projects (including new construction and 
remodeled and rehabilitated structures). 

 
HE-G.1.11. The City should develop design standards to allow energy self-sufficiency and generation 

projects. 
 
HE-G.1.12. The City shall strive to reduce its energy usage by five (5) percent over the base year 

2001.   
HE-G.1.13. The City shall support the use of renewable energy sources, such as solar, in residential, 

commercial and industrial developments and municipal facilities.  
 

Implementation Programs 
 
HE-G.1 The City shall continue to post and distribute information on currently available weatherization 

programs. 
 

Responsibility:  
 Community Development Department 

Time Frame:  
 FY 02-03; ongoing 

Funding: 
 Community Development Block Grant funds 

 
HE-G.2  The City shall continue to enforce State requirements, including Title 24 requirements, for 

energy conservation in residential development and encourage residential developers to 
consider employing additional energy conservation measures with respect to the following: 

 
Street and driveway design 
Lot pattern and configuration 
Siting of buildings 
Landscaping 
Solar access 
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Responsibility:  
 City Council 
 Community Development Department 
 Public Works Department 

Time Frame:  
 FY 02-03; ongoing 

Funding: 
 General Fund 

 
HE-G.3  The City should develop energy efficiency and energy conservation design guidelines to help 

developers and homeowners identify possible options to improve the energy efficiency of their 
projects. The guidelines should be updated annually to ensure they continue to reflect current 
technologies and practices. 

 
Responsibility:  

 Community Development Department 
Time Frame:  

 FY 02-03 
Funding: 

 General Fund 
 
HE-G.4  The City should develop design standards to allow energy self-sufficiency and generation 

projects. The standards should reflect acceptable project impacts by zoning code designation 
and should be updated annually to ensure they continue to reflect current technologies and 
practices. 

 
Responsibility:  

 Community Development Department 
Time Frame:  

 FY 02-03 
Funding: 

 General Fund 
 
HE-G.5  The City shall analyze and implement a program to reduce the City’s energy consumption by 5 

percent over the base year 2001.  
 

Responsibility:  
  Public Works Department, City Council 

Time Frame:   
 FY 01-02 

Funding: 
 General Fund 
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H.  MIXED USE/TRANSIT-ORIENTED DEVELOPMENT  
 

 
Goal  
HE-H.1 

 
To promote mixed use and transit-oriented development, especially around the intermodal 
station, that has good connectivity with the rest of the city while integrating well with the 
surrounding neighborhoods. 

 
Policies 

 
HE-H.1.1  As appropriate, the City shall ensure that residential development occurs concurrently 

with or following other types of development to create a mixed-use district identity and 
infrastructure. 

 
HE-H.1.2  The City shall locate high density/mixed-income residential uses close to the intermodal 

facility.  
 
HE-H.1.3  Where necessary, the City shall provide a transition from existing or planned lower 

density residential uses to new office, light industrial, and service commercial areas 
and/or retail commercial use areas. Land use intensity/density should be highest adjacent 
to the intermodal facility and transition to lower intensity/density land use toward the 
edge of the Station District.   

  
HE-H.1.4  The City shall develop the Mission Boulevard area as a mixed-use commercial and 

residential district. 
 
HE-H.1.5  The City shall encourage a mix of residential densities within the Station District when 

such mix will enhance the opportunities for neighborhood design.  Specific objectives 
include unique streetscapes with a sense of openness, landscaping opportunities, and 
varied building setbacks.  Further, mixed densities should be permitted when this 
approach will allow maximizing open space and recreational opportunities within the 
neighborhood.    

 
HE-H.1.6  The intermodal facility shall be designed and linked to reduce the need for area residents 

to use private automobiles for daily work, shopping and service needs. 
 
HE-H.1.7  The City shall create opportunities for mixed uses within the Station District so that 

people can live close to work, shopping, and service activities. 
 
HE-H.1.8  The City should ensure that Station District land uses are in balance with citywide uses to 

help ensure that Union City will be a complete community, serving the diverse needs of 
its residents. 
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Implementation Programs 
 
HE-H.1  The City shall issue an RFQ to develop a mixed-use residential/commercial project between D 

Street E Street, 2nd Street and Mission Boulevard.  
 

Responsibility:   
 Community Redevelopment Agency 

Time Frame:  
 FY 02-03 

Funding: 
 Redevelopment Set-aside funds 
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QUANTIFIED OBJECTIVES 
 
Table HE-1 summarizes the quantified objectives for each implementation program expected to 
contribute to the construction, rehabilitation, or conservation of units during the time frame of the 
Housing Element (2001-2006).  These quantified objectives represent a reasonable expectation for the 
new housing units that will be developed and the households that will be assisted based on the policies 
and programs outlined in this Housing Element and general market conditions.  Table HE-1 also 
indicates ABAG's net new construction need for Union City by income group. 
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TABLE HE-1 

 
SUMMARY OF QUANTIFIED OBJECTIVES 

 
 

Objective Category/Program 
 

Very Low 
 

Low 
 

Moderate 

 
Above-Mo

derate 
 

Total 
 
New Construction 
 
A.3 

 
Revision of Density Bonus Provisions 
and encouragement of Application 

40 60 -- 
 

-- 100 

 
A.6 

 
Partnership with Alameda County 
Housing Authority 

-- 3 -- 
 

-- 3 

 
A.13 

 
Enforcement of Inclusionary 
Requirements in Redevelopment Area 

145 -- -- 
 

-- 145 

 
A.16 

 
Construction of affordable units north of 
Whipple Road 

16 40 64 
 

-- 120 

 
A.18 

 
Affordable Housing Ordinance 72 104 90 

 
-- 266 

 
TOTAL 273 207 154 

 
0 634 

 
ABAG New Construction Need (2001-2006) 294 189 519 

 
surplus -- 

 
Rehabilitation 
 
A.4 

 
Community Development Block Grant 
Rehabilitation 

117 117 -- 
 

-- 224 

 
A.7 

 
Application for CHFA Rehabilitation 
Programs 

20 10 -- 
 

-- 30 

 
TOTAL 137 127 0 

 
0 264 

 
Conservation 
 
A.5 

 
Affordability Controls in 
City-Subsidized Projects 

-- 15 -- 
 

-- 15 

 
A.8 

 
Continuation of MCC Program -- -- 15-20 

 
-- 15-20 

 
A.11 

 
Continuation of Support for ACHA 
Section * Administration 

528 -- -- 
 

-- 528 

 
A.12 

 
Affordability Controls in 
Federally-Subsidized Projects 

-- 15 -- 
 

-- 15

 
TOTAL 528 30 15-20 

 
0 573-578
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APPENDIX A 
 

HOUSING ELEMENT GLOSSARY 
 
Affordable Housing - Housing capable of being purchased or rented by a household with very low, low, 

or moderate income, based on a household’s ability to make monthly payments necessary to obtain 
housing.  “Affordable to low- and moderate-income households” means that at least 20 percent of the 
units in a development will be sold or rented to lower income households, and the remaining units to 
either lower or moderate income households.  Housing units for lower income households must sell 
or rent for a monthly cost not greater than 30 percent of 60 percent of area median income as 
periodically established by HCD.  Housing units for moderate income must sell or rent for a monthly 
cost not greater than 30 percent of area median income. 

 
Assisted Housing Developments - Multifamily rental housing that receives governmental assistance 

under federal programs listed in subdivision (a) of §65863.10, state and local multifamily revenue 
bond programs, local redevelopment programs, the federal Community Development Block Grant 
Program, or local in-lieu fees.  The term also includes multifamily rental units that were developed 
pursuant to a local inclusionary housing program or used to qualify for a density bonus pursuant to 
§65915. 

 
Below-Market-Rate (BMR) - Any housing unit specifically priced to be sold or rented to low- or 

moderate-income households for an amount less than the fair-market value of the unit.  Both the 
State of California and the U.S. Department of Housing and Urban Development set standards for 
determining which households qualify as “low income” or “moderate income.” The financing of 
housing at less than prevailing interest rates. 

 
Blight - A condition of a site, structure, or area that may cause nearby buildings to decline in 

attractiveness and/or utility. 
 
California Environmental Quality Act (CEQA) - A State law requiring State and local agencies to 

regulate activities with consideration for environmental protection.  If a proposed activity has the 
potential for a significant adverse environmental impact, an environmental impact report (EIR) must 
be prepared and certified as to its adequacy before taking action on the proposed project.  

 
California Housing Finance Agency (CHFA) - A State agency, established by the Housing and Home 

Finance Act of 1975, which is authorized to sell revenue bonds and generate funds for the 
development, rehabilitation, and conservation of low-and moderate-income housing. 

 
City - City with a capital "C" generally refers to the City of Union City government or administration.  

City with a lower case "c" generally refers to the geographical area of the city, both incorporated and 
unincorporated territory (e.g., the city bikeway system). 

 
Community Development Block Grant (CDBG) - A grant program administered by the U.S. 

Department of Housing and Urban Development (HUD) on a formula basis for entitlement 
communities, and by the State Department of Housing and Community Development (HCD) for 
non-entitled jurisdictions. This grant allots money to cities and counties for housing rehabilitation and 
community development, including public facilities and economic development. 

 
Compatible - Capable of existing together without conflict or ill effects. 
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Consistent - Free from variation or contradiction.  Programs in the General Plan are to be consistent, not 
contradictory or preferential.  State law requires consistency between a general plan and 
implementation measures such as the zoning ordinance. 

 
Contract Rent - The monthly rent agreed to, or contracted for regardless of any furnishings, utilities, or 

services that may be included. 
 
Dedication, In lieu of -  Cash payments that may be required of an owner or developer as a substitute for 

a dedication of land, usually calculated in dollars per lot, and referred to as in lieu fees or in lieu 
contributions. 

 
Density, Residential - 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. 
 
Density Bonus - The allocation of development rights that allows a parcel to accommodate additional 

square footage or additional residential units beyond the maximum for which the parcel is zoned. 
Under Government Code Section 65915, a housing development that provides 20 percent of its units 
for lower income households, or ten percent of its units for very low-income households, or 50 
percent of its units for seniors, is entitled to a density bonus and other concessions. 

 
Developable Land - Land that is suitable as a location for structures and that can be developed free of 

hazards to, and without disruption of, or significant impact on, natural resource areas. 
 
Dwelling Unit - A room or group of rooms (including sleeping, eating, cooking, and sanitation facilities, 

but not more than one kitchen), that constitutes an independent housekeeping unit, occupied or 
intended for occupancy by one household on a long-term basis. 

 
Elderly Housing - Typically one- and two-bedroom apartments or condominiums designed to meet the 

needs of persons 62 years of age and older or, if more than 150 units, persons 55 years of age and 
older, and restricted to occupancy by them. 

 
Encourage, v. - To stimulate or foster a particular condition through direct or indirect action by the 

private sector or government agencies. 
 
Enhance, v. - To improve existing conditions by increasing the quantity or quality of beneficial uses or 

features. 
 
Environmental Impact Report (EIR) - A report that assesses all the environmental characteristics of an 

area and determines what effects or impacts will result if the area is altered or disturbed by a proposed 
action. 

 
Fair Market Rent - The rent, including utility allowances, determined by the United States Department 

of Housing and Urban Development for purposes of administering the Section 8 Existing Housing 
Program. 

 
Family - (1) Two or more persons related by birth, marriage, or adoption [U.S. Bureau of the Census]. (2) 

An individual or a group of persons living together who constitute a bona fide single-family 
housekeeping unit in a dwelling unit, not including a fraternity, sorority, club, or other group of 
persons occupying a hotel, lodging house or institution of any kind [California]. 

 
 
Farmers Home Administration (FmHA) - A federal agency providing loans and grants for 
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improvement projects and low-income housing. 
 
Feasible - Capable of being accomplished in a successful manner within a reasonable period of time, 

taking into account economic, environmental, social, and technological factors. 
 
Goal -The ultimate purpose of an effort stated in a way that is general in nature and immeasurable. 
 
Gross Rent - Contract Rent plus the estimated average monthly cost of utilities (water, electricity, gas) 

and fuels (oil, kerosene, wood, etc.) to the extent that these are paid for by the renter (or paid for by a 
relative, welfare agency, or friend) in addition to the rent. 
 

Household - All those persons -- related or unrelated -- who occupy a single housing unit. 
 
Households, Number of - The count of all year-round housing units occupied by one or more persons. 

The concept of household is important because the formation of new households generates the 
demand for housing. Each new household formed creates the need for one additional housing unit or 
requires that one existing housing unit be shared by two households. Thus, household formation can 
continue to take place even without an increase in population, thereby increasing the demand for 
housing. 

 
Housing and Community Development Department (HCD) -  The State agency that has principal 

responsibility for assessing, planning for, and assisting communities to meet the needs of low- and 
moderate-income households. 

 
Housing and Urban Development, U.S. Department of (HUD) - A cabinet-level department of the 

federal government that administers housing and community development programs. 
 
Housing Authority, Local (LHA) - Local housing agency established in State law, subject to local 

activation and operation. Originally intended to manage certain federal subsidies, but vested with 
broad powers to develop and manage other forms of affordable housing. 

 
Housing Unit - The place of permanent or customary abode of a person or family. A housing unit may be 

a single-family dwelling, a multi-family dwelling, a condominium, a modular home, a mobile home, a 
cooperative, or any other residential unit considered real property under State law. A housing unit 
has, at least, cooking facilities, a bathroom, and a place to sleep. It also is a dwelling that cannot be 
moved without substantial damage or unreasonable cost. 

 
Impact Fee - A fee, also called a development fee, levied on the developer of a project by a city, county, 

or other public agency as compensation for otherwise-unmitigated impacts the project will produce. 
 
Impacted Areas - Census tracts where more than 50 percent of the dwelling units house low- and very 

low-income households. 
 
Inclusionary Zoning - Provisions established by a public agency to require that a specific percentage of 

housing units in a project or development remain affordable to very low-, low-, and moderate-income 
households for a specified period. 

 
Implementation Program - An action, procedures, program, or technique that carries out general plan 

policy.  Implementation programs also specify primary responsibility for carrying out the action and 
a time frame for its accomplishment. 
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Infill Development - Development of vacant land (usually individual lots or left-over properties) within 

areas that are already largely developed. 
 
Jobs/Housing Balance; Jobs/Housing Ratio - The availability of affordable housing for employed 

residents. The jobs/housing ratio divides the number of jobs in an area by the number of employed 
residents. A ratio of 1.0 indicates a balance. A ratio greater than 1.0 indicates a net in-commute; less 
than 1.0 indicates a net out-commute. 

 
Lease - A contractual agreement by which an owner of real property (the lessor) gives the right of 

possession to another (a lessee) for a specified period of time (term) and for a specified consideration 
(rent). 

 
Local Agency Formation Commission (LAFCo) - The countywide commission 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.  LAFCo is empowered 
to approve, disapprove, or conditionally approve such proposals.  

 
Low-income Housing Tax Credits: Tax reductions provided by the federal and State governments for 

investors in housing for low-income households. 
 
Mean - The average of a range of numbers. 
 
Median - The mid-point in a range of numbers. 
 
Mitigate, v. - To ameliorate, alleviate, or avoid to the extent reasonably feasible. 
 
Mixed-use - Properties 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.  A "single site" may include 
contiguous properties. 

 
Mobile Home - A structure, transportable in one or more  sections, built on a permanent chassis and 

designed for use as a single-family dwelling unit and which (1) has a minimum of 400 square feet of 
living space; (2) has a minimum width in excess of 102 inches; (3) is connected to all available 
permanent utilities; and (4) is tied down (a) to a permanent foundation on a lot either owned or leased 
by the homeowner or (b) is set on piers, with wheels removed and skirted, in a mobile home park. 

 
Multi-family Dwelling Unit - A building or portion thereof designed for or occupied by two or more 

families living independently of each other, including duplexes, triplexes, quadplexes, apartments, 
and condominiums.  

 
Overcrowding - Households or occupied housing units with 1.01 or more persons per room. 
 
Parcel - A lot in single ownership or under single control, usually considered a unit for purposes of 

development. 
 
Poverty Level - As used by the U.S. Census, families and unrelated individuals are classified as being 

above or below the poverty level based on a poverty index that provides a range of income cutoffs or 
“poverty thresholds” varying by size of family, number of children, and age of householder. The 
income cutoffs are updated each year to reflect the change in the Consumer Price Index. 
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Quantified Objective - The housing element must include quantified objectives which specify the 

maximum number of housing units that can be constructed, rehabilitated, and conserved by income 
level within a five-year time frame, based on the needs, resources, and constraints identified in the 
housing element (§65583 (b)).  The number of units that can be conserved should include a subtotal 
for the number of existing assisted units subject to conversion to non-low-income households.  
Whenever possible, objectives should be set for each particular housing program, establishing a 
numerical target for the effective period of the program.  Ideally, the sum of the quantified objectives 
will be equal to the identified housing needs.  However, identified needs may exceed available 
resources and limitations imposed by other requirements of state planning law.  Where this is the 
case, the quantified objectives need not equal the identified housing needs, but should establish the 
maximum number of units that can be constructed, rehabilitated, and conserved (including existing 
subsidized units subject to conversion which can be preserved for lower-income use), given the 
constraints.  

 
Redevelop - To demolish existing buildings; or to increase the overall floor area existing on a property; 

or both; irrespective of whether a change occurs in land use. 
 
Regional Housing Needs Plan/Share - A quantification by a COG or by HCD of existing and projected 

housing need, by household income group, for all localities within a region. 
 
Rehabilitation - The repair, preservation, and/or improvement of substandard housing. 
 
Residential, Multiple Family - Usually three or more dwelling units on a single site, which may be in 

the same or separate buildings. 
 
Residential, Single-family - A single dwelling unit on a building site. 
 
Rezoning - An amendment to the map and/or text of a zoning ordinance to effect a change in the nature, 

density, or intensity of uses allowed in a zoning district and/or on a designated parcel or land area. 
 
Second Unit - A self-contained living unit, either attached to or detached from, and in addition to, the 

primary residential unit on a single lot. “Granny Flat” is one type of second unit intended for the 
elderly. 

 
Section 8 Rental Assistance Program - A federal (HUD) rent-subsidy program that is one of the main 

sources of federal housing assistance for low-income households. The program operates by providing 
“housing assistance payments” to owners, developers, and public housing agencies to make up the 
difference between the “Fair Market Rent” of a unit (set by HUD) and the household’s contribution 
toward the rent, which is calculated at 30 percent of the household’s adjusted gross monthly income 
(GMI). Section 8 includes programs for new construction, existing housing, and substantial or 
moderate housing rehabilitation. 

 
Seniors - Persons age 62 and older. 
 
Shall - That which is obligatory or necessary. 
 
Should - Signifies a directive to be honored if at all feasible. 
 
Site - A parcel of land used or intended for one use or a group of uses and having frontage on a public or 

an approved private street. A lot.  
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Sphere of Influence - The probable ultimate physical boundaries and service area of a local agency (City 

or district) as determined by the Local Agency Formation Commission (LAFCo) of the County. 
 
Subdivision - The division of a tract of land into defined lots, either improved or unimproved, which can 

be separately conveyed by sale or lease, and which can be altered or developed.  
 
Subdivision Map Act - Section 66410 et seq. of the California Government Code, this act vests in local 

legislative bodies the regulation and control of the design and improvement of subdivisions, including 
the requirement for tentative and final maps. 

 
Subsidize - To assist by payment of a sum of money or by the granting of terms or favors that reduce the 

need for monetary expenditures. Housing subsidies may take the forms of mortgage interest 
deductions or tax credits from federal and/or state income taxes, sale or lease at less than market value 
of land to be used for the construction of housing, payments to supplement a minimum affordable 
rent, and the like. 

 
Substandard Housing - Residential dwellings that, because of their physical condition, do not provide 

safe and sanitary housing. 
 
Upscale Housing - Single family and multi-family housing units affordable to households with incomes 

of at least 180 percent of the county median income. 
 
Vacant - Lands or buildings that are not actively used for any purpose. 
 
Year-round Housing - All occupied units plus vacant units intended for year-round use, but excluding 

vacant units held for seasonal use or migratory labor. 
 
Zoning - The division of a city or county by legislative regulations into areas, or zones, which specify 

allowable uses for real property and size restrictions for buildings within these areas; a program that 
implements policies of the General Plan. 

 
Zoning, Inclusionary - Regulations that increase housing choice by providing the opportunity to 

construct more diverse and economical housing to meet the needs of low-and moderate-income 
families. Often such regulations require a minimum percentage of housing for low- and 
moderate-income households in new housing developments and in conversions of apartments to 
condominiums. 
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UNION CITY HOUSING AFFORDABILITY LEVELS 
 
 

TABLE C-1 
 

DEFINITIONS OF HOUSING INCOME LIMITS 
 
Very Low-Income Unit is one that is affordable to a household whose combined income is at or lower than 50% of the 
median income for the Oakland PMSA (Alameda and Contra Costa Counties) as established by the U.S. Department of 
Housing and Urban Development (HUD).  A household of four is considered to be very low-income in Union City if its 
combined income is $37,250 or less for the year 2002. 
 
Low-Income Unit is one that is affordable to a household whose combined income is at or between 50% to 80% of the median 
income for the Oakland PMSA as established by HUD. A household of four is considered to be low-income in Union City if its 
combined income is $58,000 or less for the year 2002.  
 
Median Income Unit is one that is affordable to a household whose combined income is at or between 81% to 100% of the 
median income for the Oakland PMSA as established by HUD. A household of four is considered to be median income in 
Union City if its combined income is $74,500 or less for the year 2002.  
 
Moderate-Income Unit is one that is affordable to a household whose combined income is at or between 101% to 120% of the 
median income for the Oakland PMSA as established by HUD. A household of four is considered to be moderate-income in 
Union City if its combined income is $89,400 or less for the year 2002.  
 
Above Moderate-Income Unit is one that is affordable to a household whose combined income is above 120% of the median 
income for the Oakland PMSA as established by HUD. A household of four is considered to be moderate-income in Union 
City if its combined income exceeds $89,400 for the year 2002.  
 
Affordable Units are affordable if households do not spend more than 30% of income on rent (including monthly allowance 
for water, gas, and electricity) or monthly mortgage. Since above moderate-income households do not generally have problems 
locating affordable units, affordable units are frequently defined as those reasonably priced for households that are low- to 
moderate-income. 
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TABLE C-2 
 

ABILITY TO PAY FOR HOUSING FOR 
VERY LOW-, LOW-, AND MODERATE-INCOME HOUSEHOLDS 

City of Union City  
 2002 

 
Very Low-Income Households at 50% of 2002 Median Family Income 

Unit
 

Studio
 

1 Bedroom 2 Bedroom 3 Bedroom 4 Bedroom
 

5 Bedroom 
Number of Persons

 
1

 
2 3 4 5

 
6 

Income Level
 

$26,100
 

$29,800 $33,500 $37,250 $40,250
 

$43,200 
Max. monthly rent (2)

 
$653

 
$745 $839 $931 $1,006

 
$1,080 

Max. purchase price (3)
 

$90,970
 

$103,866 $116,936 $129,832 $140,288
 

$150,570 
Low-Income Households at 80% of 2002 Median Family Income 
Unit

 
Studio

 
1 Bedroom 2 Bedroom 3 Bedroom 4 Bedroom

 
5 Bedroom 

Number of Persons
 

1
 

2 3 4 5
 

6 
Income Level

 
$40,600

 
$46,400 $52,200 $58,000 $62,650

 
$67,300 

Max. monthly rent (2)
 

$1015
 

$1,160 $1,305 $1,450 $1,566
 

$1,683 
Max purchase price (3)

 
$141508

 
$161,724 $181,939 $202,155 $218,362

 
$234,569 

Moderate-Income Households at 100% of 2002 Median Family Income 
Unit

 
Studio

 
1 Bedroom 2 Bedroom 3 Bedroom 4 Bedroom

 
5 Bedroom 

Number of Persons
 

1
 

2 3 4 5
 

6 
Income Level

 
$52,150

 
$59,600 $67,050 $74,500 $80,450

 
$86,400 

Max. monthly rent (2)
 

$1,304
 

$1,490 $1,676 $1,863 $2,011
 

$2,160 
Max. purchase price (3)

 
$181,765

 
$207,731 $233,698 $259,664 $280,402

 
$301,141 

Moderate Income Households at 120% of 2002 Median Family Income 
Unit

 
Studio

 
1 Bedroom 2 Bedroom 3 Bedroom 4 Bedroom

 
5 Bedroom 

Number of Persons
 

1
 

2 3 4 5
 

6 
Income Level

 
$62,600

 
$71,500 $80,450 $89,400 $96,550

 
$103,700 

Max. monthly rent (2)
 

$1,565
 

$1,788 $2,011 $2,235 $2,414
 

$2,593 
Max. purchase price (3)

 
$218,188

 
$249,208 $280,402 $311,597 $336,518

 
$361,439 

(1) Based on the Oakland PMSA (Alameda and Contra Costa Counties);  HUD FY 2001 Income Limits (April 6, 2001) 
(2) 30% of income devoted to maximum monthly rent, including utilities  
(3) 33% of income devoted to mortgage payment and taxes, 95% loan @ 8%, 30-year term 
 
Source: U.S. Department of Housing and Urban Development (HUD); Vernazza Wolfe Associates, Inc.  
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TABLE C-3 
 

FAIR MARKET RENT 
City of Union City 

 2002 
 
 
 

 
Bedrooms in Unit 

 
0 BR 1 BR 2 BR 3 BR 

 
4 BR 

 
Fair Market Rent (FMR 
2002), Oakland PMSA 

 
$819 $991 $1,243 $1,704 

 
$2,025 

 
Fair Market Rent 
("Exception Rents" 
2002, Union City) 

 
$963 $1,189 $1,492 $2,045 

 
$2,442 

 
Notes: 50th percentile of market rents for Fiscal Year 2002 (October 1, 2001) and for Oakland PMSA (Alameda and Contra 
Costa Counties) and "Exception Rents" for Union City effective November 2001. 
 
Source: U.S. Department of Housing and Urban Development (HUD) (24 CFR Part 888) and Housing Authority of Alameda 
County.      

 
 




