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I. Introduction
DIPSA Specific Plan 2006 UPDATE
The Decoto Industrial Park Study Area (DIPSA) Specific Plan (Specific Plan) was adopted in August
1994 by City Council Resolution No. 8386-94. The purpose of the Specific Plan is to promote the
redevelopment of an area of Union City that historically has been occupied by aging industrial uses with a
mix of office, light industrial, retail and residential uses. In the twelve years since the Specific Plan’s
inception, a substantial part of the Specific Plan has been implemented. The lands adjacent to Mission
Boulevard (Subareas 1, 2a, 2b and 2c on Figure 1.) have been redeveloped with single -family homes, a
new park, and an elementary school. The Pacific State Steel Corporation (PSSC) property (Subarea 5)
has been remediated and is being redeveloped with single -family homes and townhouses. A portion of
Subarea 6b along Alvarado-Niles Road has also been redeveloped with housing. Remaining Subareas to
be redeveloped include 4, and portions of 3, 5, 6a, 6b and 7.
Since 1994, much of the Specific Plan’s vision has been incorporated into the City’s planning framework.
The comprehensively updated 2002 General Plan crystallized and furthered much of what had been
established in the original Specific Pla n. The purpose of this 2006 update is to amend the DIPSA Specific
Plan for consistency with the 2002 General Plan, which in many ways solidif ied the Specific Plan’s vision
for the DIPSA. One of the major features that has been incorporated into the updated General Plan is the
mix of land uses and patterns of development envisioned by the Specific Plan. The industrial land uses in
the DIPSA have been retained; the district has been renamed as Research and Development Campus
(RDC) to more clearly articulate the City’s vision. The concept for the mixed-use commercial BART
area described in the 1994 Specific Plan has been further refined by extensive planning efforts with
BART as well as other regional transportation and planning agencies. As a result, a new land use
designation named the Commercial Station Mixed Use (CSMU) District was established in the General
Plan and Zoning Ordinance to provide for mixed use development that reflects the current efforts.
Because the vision and development standards in the 1994 Specific Plan are now largely reflected in the
updated General Plan and Zoning Ordinance, the focus of the 2006 update is to bring the Specific Plan
into conformance with the General Plan while providing an updated financing program for the Plan area.
This update will keep the Specific Plan intact while amending only portions to reflect the updated General
Plan. To avoid future inconsistencies, the Specific Plan does not propose new or different land uses from
those in the General Plan. Specific land use and zoning district references have been deleted throughout
the text. Additionally, sections have been amended to reflect current nomenclature and vision and
outdated text and diagrams have been deleted. For example, the “Commercial BART Area” is now
referred to as the “station district area” and the extension of State Route 84 has been changed to “Local
Roadway Improvement, Option Two” (LRI). Several outdated LRI diagrams have been deleted because
much of the right-of-way has since been acquired. Revisions to the eight sections of the Specific Plan are
as follows:
•

Section I, Introduction, has been modified to include a 2006 update preamble, outlining the
scope of the update and the types of changes that have made throughout the Specific Plan. The
Policy Context section below has been comprehensively updated and the Development Process
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section from Section IV, Action Plan, has been updated and relocated to this section of the
Specific Plan.

A.

•

Section II, The Site and Its Context, has been left largely intact to provide a snapshot of the
Specific Plan area in 1994. Descriptions of the Plan area in 2006 have been inserted in italics
under each Subarea description to summarize how the Specific Plan has been implemented
between 1994 and 2006.

•

Section III, Plan Goals, outlines the vision of the Specific Plan. Some of the goals (i.e., the
construction of a new elementary school in the DIPSA) have been implemented, but remain in
the updated Plan as lasting markers of the DIPSA vision. Text in direct conflict with the General
Plan has been amended.

•

Section IV, Plan Elements, has been comprehensively updated to reflect the conditions in 2006.
This section has been modified to delete goals and standards that are no longer relevant, are in
conflict with the General Plan or are better suited to the Zoning Ordinance. Modifications have
been made as needed to be consistent with the new Capital Improvement and Finance Plan in
Section V.

•

Section V, Finance Plan, has been comprehensively updated to reflect projects and funding
mechanisms envisioned for the DIPSA in 2006 and beyond. Many of the goals outlined in the
1994 Specific Plan have been retained in the updated Finance Plan, but the Finance Plan from
1994 has been replaced.

•

Section VI, Action Plan, has been deleted from the Specific Plan. Much of Section VI was
outdated and inaccurate. Those parts of the Action Plan that were significant and relevant to the
continued application of the Specific Plan were moved to appropriate sections. As noted, the
Development Process part of Section VI has been relocated to Section I. Additionally, the
hazardous materials implementation program has been relocated to the Toxic and Hazardous
Substances element in Section IV. The Financing Plan language in Section VI has been rendered
unnecessary by the inclusion of an Action Plan in the updated Section V.

•

Section VII, DIPSA Infrastructure Financing Technical Report, has been moved to the appendix
as Appendix G. This document is the original fee study for the DIPSA finance plan. A new fee
study is being prepared under separate cover, which will be approved by the City Council prior
to the adoption of a new DIPSA fee.

•

Section VIII, City Council Resolution, has been moved to the appendix as Appendix H.
Resolution number 8386-94, which originally approved the DIPSA Specific Plan, has been
retained as a reference.
PURPOSE AND INTENT OF THE PLAN

The Decoto Industrial Park Study Area (DIPSA) Specific Plan provides for the coordinated
development and reuse of approximately 440 acres of strategically-located land at the base of Union
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City's eastern hillsides. The DIPSA is bounded by Mission Boulevard, Decoto Road, Alvarado-Niles
Road and the Fremont-Union City Boundary, except for approximately 40 acres of the plan area located
at the southwest corner (i.e., adjacent to Quarry Lakes Drive).
The Specific Plan is intended to implement the Union City General Plan. The Specific Plan contains the
integrated land use goals, policies and guidelines that are intended to direct the growth and change of the
area from decaying industrial activities to a vibrant center of commercial and business activity combined
with new residential neighborhoods that contain a range of housing densitie s and supportive uses. The
Specific Plan recognizes the complexity of the fiscal conditions facing local governments in California
and provides implementation strategies that demand both public and private efforts to achieve the vision
that the Specific Plan sets for the DIPSA. Therefore, a fundamental foundation of the Specific Plan is the
continued cooperation between the various individuals, groups, organizations, land owners, businesses
and agencies with critical interests in the DIPSA.
The DIPSA potential is significant. Because of strong transportation links afforded by the existing road
network, the Bay Area Rapid Transit (BART) system, Union Pacific Railroad (UPRR) lines, and the
planned Local Roadway Improvement, Option Two (LRI), the area is well positioned for significant
growth. There has been considerable interest from both commercial and residential developers regarding
the future of the DIPSA-Existing industrial uses also hope to expand in place due to the excellent
locational advantages of the area.
Even though the DIPSA is endowed with significant potential, there are major challenges that either have
been or will need to be addressed by the Specific Plan. The area is broken up into multiple property
ownerships and the BART and rail lines present significant barriers to east-west movement. Furthermore,
the LRI is viewed as essential to facilitate ease of access into and out of the DIPSA. Possibly, the most
significant obstacle has been the site contamination that has resulted from past industrial operations.
The clean-up of the PSSC lands, which account for almost one fourth of the DIPSA land area, has been a
major focus of attention during the work on the Specific Plan. The 1994 Specific Plan recognized the
major progress that has been accomplished by the clean-up effort, and provided for continuing efforts to
ensure that the PSSC lands and other potentially contaminated sites in the DIPSA are cleaned up and
available for new, higher quality land uses to accomplish the objectives of the Specific Plan.
Under California Law (Government Code Sections 65450, et seq.), a jurisdiction may prepare a specific
plan for geographically distinct areas within its jurisdiction. This plan must include detailed regulations,
programs, and legislation, considered necessary to implement the jurisdic tion's general plan for that area.
The following are content requirements of Government Code Sections 65451. A description of how the
DIPSA Specific Plan meets each requirement is shown in italics:
o

The distribution, location, and extent of the uses of land, including open space, within the area
covered by the plan;
The distribution, location and intensity of land uses within the Plan area are as stated in the
General Plan. This Specific Plan does not propose new or different land uses from those in the
General Plan.
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o

The proposed distribution, location and intensity of major components of public and private
transportation, sewage, water, drainage, solid waste disposal, energy, and other essential facilities
proposed to be located within the area covered by the plan and needed to support the land uses
described in the plan;
The Circulation and Utilities Elements in Section IV of the Specific Plan address the existing
infrastructure and anticipated improvements in the Plan area. Section V provides further discussion
of ongoing and future projects in the DIPSA and establishes a financing plan to fund these various
infrastructure improvements.

o

Standards and criteria by which development will proceed, and standards for the conservation,
development, and utilization of natural resources, where applicable;
Many of the original development standards and policies in the 1994 Specific Plan have since been
incorporated into the updated General Plan and updated Zoning Ordinance. Those development
standards and policies that have not been amended into the General Plan are still contained within
the Specific Plan.

o

A program of implementation measures including regulations, programs, public works projects, and
financing measures necessary to carry out the above; and
Implementation measures are included throughout the various section of the Specific Plan where
applicable. Section V, for example, includes an action plan that states the necessary next steps to
appropriately finance projects in the DIPSA. The City’s updated Zoning Ordinance implements the
land use goals and policies in the Specific Plan, including the establishment of the Commercial
Station Mixed Use (CSMU) District and the Research and Development Campus (RDC), which
implement many of the visions contained within the DIPSA Specific Plan.

o

A statement of the relationship of the specific plan to the general plan.
The DIPSA Specific Plan is intended to implement the City’s General Plan. The 2006 update is
intended to bring the Specific Plan back into conformance with the General Plan. The Policy
Context section below further describes the relationship between the Specific Plan and the General
Plan.

B.

POLICY CONTEXT

General Plan
Because a specific plan is a vehicle for implementing the policies and goals contained in a City's general
plan, it can only be adopted or amended if it is consistent with the jurisdiction's general plan (California
Code Section 65454). The 2006 update to the Specific Plan is intended to bring it into conformance with
the City’s updated General Plan. Future amendments to the General Plan may require that the DIPSA
Specific Plan be updated as well to ensure its continued conformance.
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Redevelopment Plan
A redevelopment plan controls general land use policy within areas deemed "blighted" and where local
government intervention would be required to stimulate redevelopment activity. A redevelopment plan
and a specific plan are both required to be consistent with the General Plan.
The DIPSA is within the Union City Redevelopment Plan Area. The 2002 Amended and Restated
Redevelopment Plan specifically states the following with regard to land use consistency (Part V, Section
A):
The permitted land uses, land use standards and other evaluation guidelines of this plan shall
be those set forth in the General Plan, as it now exists or may hereafter be amended.
Thus, if the DIPSA Specific Plan is in conformance with the General Plan, it is also, by definition,
consistent with the Redevelopment Plan.
City Ordinances
Pursuant to Section 65455 of the Government Code, no local public works project, tentative subdivision
map, or zoning ordinance can be adopted or amended for the area regulated by a specific plan unless the
action is consistent with the policies and standards set forth in the specific plan.
Municipal Codes
The development standards set forth in the Specific Plan do not supersede those in the municipal building
or health and safety codes. No permit may be issued for development in DIPSA that does not meet the
requirements of these regulations.
State and Federal Regulations
A number of state and federal regulations and permit requirements are applicable to the DIPSA.
Development activities in the study area must comply with these provisions in addition to those outlined
in the Specific Plan. The following state and federal agencies assert regulatory jurisdiction within the
DIPSA:
o

The U.S. Environmental Protection Agency (EPA), the California Environmental Protection
Agency (Cal EPA), and the California Department of Toxic Substance Control exercise regulatory
authority over the use of hazardous materials, hazardous wastes, and clean-up of contaminated
sites. The Alameda County Health Department has an agreement with the Department of Health
Services to implement regulations with regard to control of hazardous wastes.

o

The California Air Resources Board and the Bay Area Quality Management District administer
programs regulating air quality.
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o

The California Water Resources Board and Regional Water Quality Control Board administer
programs regulating water quality. The Alameda County Water District has an agreement with the
Regional Water Quality Control Board to implement regional standards in the County.

o

The Alameda County Flood Control District regulates and has permit authority with regard to the
flood control system within the DIPSA.
The Public Utilities Commission regulates privately owned electric, telecommunications, natural
gas, water and transportation companies, in addition to household goods movers and rail safety.

o
C.

DEVELOPMENT PROCESS

Application Review Procedure
Any applicant who wishes to undertake development in the DIPSA shall follow the procedures
established in the Zoning Ordinance.
Filing Fee
Applications shall be subject to all applicable fees in effect at the time the application is submitted.
Development Agreements
Government Code Sections 65864, et seq., authorize a local government to enter into an agreement with a
property owner whereby all or selected regulations governing the use of the property at the time the
agreement is executed shall continue to apply to the property unchanged for a specified period of time.
While the law also provides limited exceptions to this provision, its intent is to prevent a local
government from changing land use regulations to restrict development that has previously been planned
by the government and the developer.
The law provides that development agreements may be entered into upon application by the property
owner. Since such agreements are contracts, they cannot be unilaterally imposed by local government.
The City Council has adopted an ordinance enabling the enactment of development agreements pursuant
to Government Code Section 65865. Given the complex arrangements involved, the need for additional
infrastructure, and the protracted history of the DIPSA planning effort, where appropriate, serious
consideration should be given to the execution of a development agreement.
The approval of any subdivision or construction project which occupies more than one acre of land or
which involves more than five dwelling units should, at the request of an applicant, include the execution
of a development agreement between the developer and the City of Union City. A development
agreement will document the commitments each party will make to assure that the development will take
place. The City's commitments may include the construction of off-site improvements, other capital
improvements, property acquisition, etc. The developer/owner's commitments may include the details of
the development project, a firm time schedule for completion of various phases of the project, in-lieu
payments to the City or other public agencies, etc.
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D.

PLAN ORGANIZATION

Plan Overview
The DIPSA Specific Plan is divided into five sections. Section I serves as a general introduction to the
Specific Plan, outlining its legal and historical origins as well as its structure and intent. Sections II and
III define the DIPSA site and its context and set forth the major goals and objectives of the Specific Plan.
Section IV sets forth the basic DIPSA land use patterns and contains the key elements of the Specific
Plan. This section deals with housing, commercial and industrial uses, community design, circulation,
public facilities and services, industrial preservation, and toxic and hazardous substances. Section V
addresses Specific Plan financing.
DIPSA Subareas
For planning purposes, the DIPSA area has been divided into 7 Subareas. These Subareas are numbered
1 through 7 and referred to as Subareas throughout the Specific Plan. Two of the Subareas , i.e., 2 and 6,
have been further divided. Figure 1 shows the Subareas. The Subareas are generally defined by major
roadways or rail lines and by existing predominant land uses. The Subareas are described in greater detail
in Section II of the Specific Plan.
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Figure 1.
DIPSA Subareas
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II. The Site and Its Context
A.

HISTORIC USE OF THE AREA, TRENDS AND ISSUES

Background
Part of an 1840's Mexican land grant, the DIPSA was originally used for agriculture. A 240-acre dairy farm was
established in 1915. Two railroads were constructed across the site in the late 1880s. Industrial uses of the site
began with development of the Pacific States Steel Corporation (PSSC) plant in the late 1930s which was
centered around the northern and central portions of the area. During the 1940s, 1950s and 1960s, industrial uses
replaced the dairy and much of the agricultural activities on the 380 acres known as Decoto Industrial Park.
Many of these industrial uses, established prior to strict regulations, led to contamination of soil and groundwater
due to some activities that involved the handling of hazardous materials.
Construction of the Bay Area Rapid Transit (BART) station in 1973 provided the initial impetus for a change in the
area's character. Commercial uses in the western portions of the project area were established in the late 1970s
and 1980s. Pressures for change and new development in the Decoto Industrial Park intensified after the 1978
closure of the PSSC facility. The 62-acre site of this facility is the largest contiguously held property in the area.
After PSSC attempted to terminate the pension and medical benefits of former employees, federal courts
intervened and appointed a Special Master to take charge of the corporation's assets and devise a reorganization
plan for ensuring payment of employee benefits.
Revitalization and rehabilitation of the PSSC site was among the potential projects identified for the Decoto Project
Subarea in the 1988 Redevelopment Plan. The Redevelopment Plan listed this project in terms of rehabilitation of
the site including removal and clean-up of toxic wastes. The plan also stated that the Redevelopment Agency
would prioritize and fund the listed projects, based on an annual review of the Project Area needs and availability
of funds.
In 1989, a private development group entered into a co-development agreement with PSSC to redevelop lands
within the DIPSA, including the PSSC facility site. A tentative plan was presented to the City. As a result, the City
Council directed that a comprehensive planning project for the DIPSA be undertaken to allow evaluation of
individual development proposals within the context of the entire area and placed a development moratorium on a
portion of the DIPSA (the property along Mission Boulevard). Finally, in July of 1992, the City Council approved
a preferred land use plan for the DIPSA and reached a tentative policy decision that existing industrial operations
in the area should be provided the assurance of a long term future in the Plan area.
The preparation of the Specific Plan proceeded based on the tentative policy and plan decisions reached by the
City Council in 1992. Efforts continued with representatives of existing industrial businesses to structure an
agreement between them and the City to allow these businesses a long term life in the DIPSA, as well as provide
assurances that their operations would be compatible with the new uses attracted to the DIPSA.
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B.

SIGNIFICANT DIPSA RELATIONSHIPS WITH SURROUNDING AREAS AND USES

The DIPSA’s relationship to surrounding areas and transportation uses are summarized below. These relationships
establish a fundamental context for the proposed DIPSA land uses.
1.

Decoto Area Residential Subdivision

The Decoto residential subdivision is located northwest of the DIPSA, across Decoto Road. The houses in this
area, considered moderately priced, were built primarily during the Bay Area’s surge of rapid growth towards the
end of and following World War II. City goals for the area have focused on preserving the single family residential
character and enhancing the physical environment with landscaping and street improvements.
The DIPSA Specific Plan calls for improving the conditions associated with existing industrial land uses to reduce
potential impacts on adjacent residential areas within the DIPSA. Furthermore, the Specific Plan provides for a
new school and fire station along Decoto Road to improve school and fire services for the Decoto residential areas
and to provide a buffer from existing industrial operations.
2.

Hillside Area

The eastern border of the DIPSA is bounded by Route 238 (a.k.a. Mission Boulevard). This route traverses the
western border of the East Bay hills. Nearly half of Union City’s total land area lies within these hills which
remains mostly undeveloped. A Hillside Area Plan was completed in 1995 which envisions primarily high quality,
low density residential uses and open space within the hillside area.
The Specific Plan calls for new, higher density residential uses as well as new commercial and office park
employment generating uses. The characteristics of these uses are defined as being supportive of the basic goals
and objectives sought for the hillsides. In addition, the Specific Plan calls for efforts in the DIPSA to clean up the
PSSC and other abused lands. Such efforts will enhance the visual appearance of the area making hillside views of
the city below much more attractive, thereby increasing the value of any planned hillside housing.
In planning for the proper relationship between growth within the DIPSA and hillside development, careful
consideration should be given to the aesthetic quality of the Mission Boulevard corridor. The Specific Plan
provides for the corridor to be carefully landscaped and all street improvements designed to achieve a graceful link
with integration between the DIPSA and the hillsides.
Under specific conditions, the Specific Plan also provides for opportunities for conversion of existing industrial
uses and areas along Mission Boulevard from industrial to residential. This change in use enhances the quality of
the Mission Boulevard corridor and the relationships between DIPSA lands and the Union City hillsides.
3.

BART, Transit and Potential for Development of Lands Immediately Adjacent to the BART Station

As the Bay Area commute becomes increasingly congested, BART ridership has become a more attractive
transportation option. The current level of ridership has resulted in traffic congestion and parking problems around
the Union City BART station. In developing the DIPSA Specific Plan, careful consideration has been given to the
significant role of BART with respect to the DIPSA’s future, and the opportunities BART provides to encourage
desired forms of development.
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BART has worked in partnership with the City and AC Transit to create an intermodal station district area plan,
which was incorporated into the City’s 2002 General Plan. The station district area plan calls for high-density
mixed-use development around the new intermodal facility. The intermodal facility is planned to include bus,
BART and passenger rail connection in one convenient location. The intermodal facility is conceived to be twosided and allow for a free pedestrian pass-through to link the BART, PG&E and PSSC properties together. The
intermodal facility will help support office park, service commercial, residential and light industrial type use (i.e.,
as defined in this plan) in the area. The City and BART have continued to work closely together and have created
an updated vision for the area based upon the intermodal station district plan.
C.

AGENCIES, JURISDICTIONS, AND PRIVATE PARTIES INVOLVED IN DIPSA PLANNING

The following special interests directly or indirectly affect or are affected by DIPSA plans.
1.

Public Interests

In addition, to the City of Union City, the following public agencies have some level of concern with respect to
DIPSA planning.
California Department of Transportation (Caltrans). Caltrans will be the lead agency in designing and
constructing any improvements to Route 238, i.e., Mission Boulevard.
California Department of Toxic Substance Control. DTSC is the lead regulatory agency overseeing the PSSC
site cleanup and any other hazardous site closeout or site cleanup efforts.
Bay Area Rapid Transit (BART). BART maintains and operates the Union City BART station and the BART
lines.
Regional Water Quality Control Board (RWQCB). RWQCB is the regulatory agency involved in any clean
water issues that might arise at the PSSC site and other potential hazardous sites in the DIPSA.
City of Union City Redevelopment Agency. The Redevelopment Agency acquired the 30-acre PG&E property
in order to construct the new Eleventh Street to provide access to the PSSC lands. The Agency has installed the
roadway and utilities to accommodate high-density, mixed use development on this site. The 30-acre parcel has
been cleaned to residential standards.
East Bay Regional Park District (EBRPD). EBRPD is the agency developing the Quarry Lakes Park project
directly southeast of the DIPSA. The EBRPD desires access to the park from Alvarado-Niles Road. The EBRPD
will also be directly concerned over the final alignment of Quarry Lakes Drive and the Local Roadway
Improvement, Option Two (LRI) right-of-way because of potential impacts on park lands and park access.
Alameda County Transportation Authority (ACTA) / Alameda County Transportation Improvement
Authority (ACTIA). Measure B, Alameda County's half-cent transportation sales tax, was originally approved in
1986 to provide funding for transportation projects. ACTA was created to administer the funds created by
Measure B. Voters reauthorized the half-cent sales tax in November 2000. ACTIA was created to administer these
funds. Mission Boulevard improvements and the LRI are within the Capital Improvement Program and supported
by Measure B funds.
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Alameda County Water District (ACWD). The ACWD is involved in any groundwater contamination issues in
the DIPSA study area (e.g., PSSC and McKesson Chemicals sites).
Alameda County Flood Control District (ACFCD). The ACFCD controls the flood control channels which run
through the DIPSA providing drainage from the hillside areas into the Alameda Creek. Critical concerns include
flooding hazards associated with development both upstream and within the DIPSA, relocation of the channels,
and current flood water capacities which are estimated to only serve the 10-year flood not the 100-year flood as
prescribed by law.
New Haven Unified School District (NHUSD). The NHSUD is the school district for the Decoto area was the
lead agency in developing the Guy Emanuele elementary school site within the DIPSA. As noted previously, the
redevelopment plan calls for a new school to be established in the study area. The school was built in the DIPSA
in 1999, east of the intersection of Seventh Street and Decoto Road.
City of Fremont. Fremont will be involved in the LRI right-of-way designation, at least in terms of the section
from the DIPSA to Highway 880. Also, Fremont will be partially involved in the planning efforts for the PSSC
lands, as a portion of the lands are within the Fremont city limits and access to Fremont is proposed via Krafttile
Road.
Alameda County. Due to potential loss of tax funds to the Redevelopment Agency, Alameda County will, most
likely, carefully monitor all actions of the Agency in planning and financing DIPSA area growth and change.
The Public Utilities Commission. Regulates privately owned electric, telecommunications, natural gas, water
and transportation companies, in addition to household goods movers and rail safety.
2.

Private Interests

In addition to the several smaller land holders, existing business operations, and PSSC(and indirect federal court
involvement), the following major private interests have been identified:
Union Pacific Railroad Company (UPRR). UPRR controls and operates the main rail lines that traverse the
DIPSA as well as spur lines within the area. UPRR will be directly involved in the closing of any spur line or in
possible future efforts to relocate the passenger rail service to the Oakland Subdivision and limit freight traffic to
the Niles Subdivision.
D.

PLANNING SUBAREAS

As noted in Section I, for planning purposes the DIPSA has been divided into Subareas (See Figure 1.). The seven
Subareas and Subarea planning are briefly described below:
Subarea 1
Subarea 1 comprises approximately 37 acres in the northern corner of the DIPSA, at the intersection of Decoto
Road and Mission Boulevard. Land along the roads is in agricultural use. Daggett Avenue and 7th Street intersect
to define the southern corner of the Subarea. Specific uses located in this area included:
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Former McKesson Chemical plant
City of Hayward water pumping plan
Oxford Tire Recycling
Clipper Express
Quality Packaging
This Subarea is planned for single family residential. It also contains the Union City Fire Department’s planned
location for a new fire station, at the corner of Decoto Road and 7th Street, and the New Haven Unified School
District’s proposed location for the new 13+ acre Guy Emanuele Elementary School and Shorty Garcia Park.
As of the 2006 update, Guy Emanuele Elementary School, Shorty Garcia Park and a single family residential
development have been established in Subarea 1. A new fire station is still planned for this Subarea.
Subarea 2a
Subarea 2a is a 400-foot wide, 35 acre strip running adjacent to Mission Boulevard between its intersections with
Dagget Avenue and the PG&E 115kV transmission line. The western boundary of the Subarea is defined by a rail
spur that formerly served the Decoto Industrial Park (Subareas 2b and 3). Historically this area was used for
agricultural purposes and included two residences. Catellus Corporation had significant land holdings in this
Subarea. The LRI would be extended along the southeastern boundary of this Subarea.
As of the 2006 update, Subarea 2a has been built out as a single family residential development with area
reserved for the LRI.
Subarea 2b
Subarea 2b covers approximately 35 acres immediately adjacent to Subarea 2a, and east of 7th Street. Past
industrial uses included Higgins Lumber Co. NorCal Placers, and Cascasde Steel Corporation. The remainder of
the property was either vacant or in agricultural use. Catellus Corporation had significant land holdings in this
Subarea. The LRI would be located along the southern boundary of this Subarea.
As of the 2006 update, Subarea 2a has been built out as a single family residential development and some of the
area has been reserved for the LRI.
Subarea 2c
Subarea 2c covers just under 30 acres bounded by Mission Boulevard, Gregory Avenue, the UPRR Niles
Subdivision main freight line and the eastern city limits. The site was vacant or in agricultural use and contained
one residence. Significant portions of the Subarea were under control of PSSC. The Specific Plan calls for new
special single family, medium density residential uses in this subarea, and recognizes requirements imposed by
LRI right-of-way, flood control improvements and utility line right-of-way.
As of the 2006 update, the area has been built out. Single family residential uses have been established, the
power lines have been relocated, and land has been reserved for the LRI right-of-way.
Subarea 3
Subarea 3 is the largest of the DIPSA subareas covering approximately 90 acres. It is defined by the UPRR Niles
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Subdivision railroad tracks, Decoto Road, 7th Street, and Gregory Lane. Significant uses that existed within the
Subarea at the time of the establishment of the DIPSA Specific Plan included:
Liquid Air Corporation
Phibro-Tech
Conklin Manufacturing
CECO Corporation
Glad-A-Way Gardens
Ambo Concrete
M. Jardin, Incorporated
Bruce Painting
Albion Moving
Jatco, Incorporated

Shin Etsu Polymar
The Plank Company
Pengo Corporation
Williams Brothers Excavating and Paving
Amalco Metals
Theatre Transit
Union City Transit
Interstate Glass and Door
Tri J Trucking

In addition to industrial uses, there are several vacant parcels. Some of these parcels have historically been used
for agricultural uses. PG&E also operates a substation in this Subarea.
The objectives for Subarea 3are to allow the majority of the existing uses to remain and to also permit controlled
expansion of uses and the establishment of new uses that meet the overall objectives of this Plan. The LRI would
be located along the southeastern boundary of this Subarea.
As of the 2006 update, Subarea 3 has been further developed with light industrial and R&D uses as well as the
City’s corporation yard.
Subarea 4
Subarea 4 consists of 30 acres bounded by the UPRR Niles Subdivision railroad line, Decoto Road, the Union
Pacific Oakland Subdivision railroad line/BART line and an ACFCD Line M channel. It is a single parcel that was
historically used by PG&E for the storage of pipe and other utility related products. The General Plan calls for
the redevelopment of this site with high-density, mixed-use development based upon the station district plan.
As of the 2006 update, the former PG&E property has been cleaned and acquired by the Redevelopment Agency.
It will be developed as part of the station district area, consistent with redevelopment goals as outlined in the
General Plan for high-density, mixed-use development.
Subarea 5
Subarea 5 is comprised of the62 acre PSSC site. Historically, four parcels contained scattered abandoned
buildings and other remnants of the former steel mill activities. These features were associated with toxic
contamination. Significant road improvements will be needed in support of new uses, and the LRI right-of-way
traverses this site. The General Plan identifies single family, multi-family and research and development uses for
this Subarea.
As of the 2006 update, Subarea 5 has been capped with oversight from DTSC and developed with single family
residential homes and multi-family townhouses. Slag from the steel mill’s clean up is buried on site; the land is
slated for research and development/light industrial uses.
Subarea 6a
Subarea 6a covers 50 acres defined by Decoto Road, the Union Pacific Oakland Subdivision/BART tracks,
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ACFCD Line M channel and Alvarado-Niles Road. Principal uses are the BART station and parking lot, Union
Square Marketplace, Union Square office park and the Verandas Apartments. The General Plan identifies
significant, high-density development of office and residential adjacent to BART. The BART site and the existing
Union Square office park are identified to be redeveloped with employment generating office uses. The six-acre
site south of BART is identified for high-density residential.
As of the 2006 update, implementation of the station district vision has begun with the reconfiguration of the
BART property and the Union Square office property to allow for the intermodal facility and the future
redevelopment of these lands. High-density residential is expected to be constructed on the 6-acre parcel south of
BART.
Subarea 6b
Subarea 6b is a 36 acre, wedge-shaped area defined by Alvarado-Niles Road, the BART tracks and the ACFCD
channel adjacent to Subarea 6a. Historically, the area contained industrial uses including the Best Blocks site, the
former Union City corporation yard, and the Homer Olsen property. Some of the land is also vacant. The
Specific Plan calls for capturing retail commercial southeast of the LRI right-of-way. The remainder of the
property is identified as a mix of single family and multi-family housing.
As of the 2006 update, Subarea 6b has been built out with a combination of single family and multi-family
residential uses. Right-of-way for the LRI has been reserved and the remaining portions of this Subarea are
occupied by marginal commercial uses that are expected to redevelop once the LRI is constructed.
Subarea 7
Subarea 7 comprises two parcels owned by the State of California totaling approximately 40 acres. It is bordered
by Alvarado-Niles Road, Osprey Drive in the adjacent residential neighborhood, Arroyo Neighborhood Park,
Alameda Creek and the Union City/Fremont City border. It is bisected by Quarry Lakes Drive. The existing lands
are used for agricultural proposed. The General Plan calls for a mix of single family, institutional and open space
uses in this Subarea. Also, a significant portion of the area will be affected by the LRI right-of-way requirements.
As of the 2006 update, Subarea 7 remains vacant under Caltrans ownership.
E.

MARKET CHARACTERISTICS

The market area for the DIPSA is generally defined as southern Alameda County, but the market area for each
type of use varies. The competitive market areas for industrial space and the residential market area includes the
cities of Union City, Hayward, Newark and Fremont. The market area for convenience retail encompasses a three
mile radius from the DIPSA while the market for comparison retail encompasses southern Alameda County.
A detailed evaluation of the DIPSA market characteristics was completed in April, 1992 by Economic & Planning
Systems for the City of Union City. This study, Market Analysis of Retail, Residential, and Industrial Uses
for the Decoto Industrial Park Study Area, reached a number of important conclusions that support the land
use program set forth for the DIPSA Specific Plan. These key conclusions are:
1.

The basic mixed use concept of the planned DIPSA land use program is sound. No single use has adequate
demand to fully utilize the site in a manner that would meet redevelopment objectives. The basic mix of
planned uses and their relative amounts were confirmed by the market analysis.
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2.

There is a general lack of competitive advantage for industrial uses in the DIPSA. It is likely that the vacant
industrial land will take at least 15 years to be absorbed by the market.

3.

There are retail market weaknesses generally related to the recession and weak financial markets. The
analysis also revealed that the previously indicated amount of convenience retail may not be supported by a
combination of net new retail demand and capture of leakage. These factors, in addition to the existing
under-performing retail properties suggest that convenience retail expansion in the DIPSA may be limited to
95,000 square feet. The remaining amount of retail programs will have to be filled with more "comparison
goods" retail. Creating a community scale shopping center in the DIPSA will require careful planning to
utilize existing private investment, internal access improvements, reduction of existing congestion, and
possibly subsidies to comparison goods retailers.

4.

The residential market analysis indicated reasonably strong demand for a variety of multi-family housing
prototypes. It is clear that such land uses will be the primary strength of the DIPSA in its early years.
Increasing multi-family units would improve land values and provide additional support to local retail
businesses.

5.

The physical access provided by the LRI to the DIPSA would be an important general benefit, supporting
the market strength of all of the contemplated uses including industrial, residential, and community serving
retail. Without the LRI extension, it is highly likely that the build out of retail and industrial components
would take considerable longer than with the LRI.

The land use plan set forth in this Specific Plan was finalized in light of the findings of the Market Study and is
responsive to the City’s goal of protecting existing viable industrial operations.
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III. Plan Goals
A.

THE FRAMEWORK FOR PLANNING

The goals set forth in this Section establish the framework for planning that will guide new development
and reuse of lands in the DIPSA Specific Plan Area. The goals are based on careful consideration by the
City Council, staff and a variety of public and private interests of the data in the various background
documents listed in Appendix A of the 1994 Specific Plan. The goals, policies, standards and proposals
in the Specific Plan represent a balancing of interests and the fundamental realization that successful
achievement of plan objectives can only occur through the coordinated effort of all those concerned with
the future of the DIPSA.
Although the following statements are necessarily general, each provides the necessary guidance to the
City's decision-makers, citizens and the development community about how the DIPSA is to be
developed. The goals are directed at achieving the fundamental objectives of the General Plan.
B.

LAND USE

1.

Encourage and support the timely redevelopment of the DIPSA as an area of high quality
residential, commercial, office, R&D, light industrial and service commercial industries and uses,
with appropriate associated uses, such as transportation links, parks, schools, etc.
Objective a. Promote opportunities for consolidation of lands so that preferred land uses can be
developed in the short, rather than long term.
Objective b. Support efforts for the timely development of circulation and other needed
infrastructure improvements that limit opportunities for achieving basic land use objectives. Where
appropriate, e.g., the flood control system, provide for joint recreational use of public utility lands
and areas.
Objective c. Encourage and support the early development of sales tax generating uses.
Objective d. Provide open space and recreational facilities as necessary to balance the pla nned
built environment and meet the needs of the planned population.
Objective e. Support the timely clean-up of contaminated sites.
Objective f. Support the timely development of a new elementary school in the DIPSA.

2.

Encourage a variety of densit ies and types of residential uses in the area to help achieve City
housing goals, ensure proper relationships to adjoining lands, and to support existing and future
commercial uses within and nearby the DIPSA.
Objective a. Medium to high density residential uses should be located close to the BART
station, and, where necessary, provide a transition from existing or planned lower density
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residential uses to new office, light industrial and service commercial areas and/or retail
commercial areas.
Objective b. Low to medium density residential uses should be considered for lands adjacent
to the Mission Boulevard corridor, and as a transition from the more intense development
contemplated along the BART and other rail lines to the very low density development
anticipated for the hillside areas. In particular, unified planning of lands in Subareas 1, 2a and
2b should promote low density single family residential uses and related accessory uses.
Objective c. Housing development should provide sufficient variety to accommodate different
family sizes including sufficient number of rental and for sale units for larger families.
3.

Provide, or ensure the provision of, affordable housing in concert with the goals, policies and
standards of the adopted Union City Housing Element and Redevelopment Area requirements.
Objective a. All residential development in the DIPSA shall demonstrate conformance with
the Union City General Plan Housing Element as well as the housing requirements of the
Revised and Restated Redevelopment Plan.

4.

Guide all new development in the DIPSA in such a way as to ensure harmony with existing and
potential uses both within the DIPSA and on the periphery of the area.
Objective a. Where appropriate, every effort should be made to integrate new development
with adjoining uses and minimize the separation that results from the road corridors, rail lines,
flood control channels, etc. in the Plan area. However, there should be distinct visual
separation, noise buffering, etc., between new residential uses and existing industrial uses that
are preserved by the Specific Plan.
Objective b. Landscaping, urban design elements, a walkway system and other programs and
efforts should be developed and implemented, as appropriate, to integrate new uses with
existing uses, including commercial, civic center and other nearby uses so that cohesiveness is
established and unity created for the greater area. In particular, a safe pedestrian link should be
developed between the new school and the Decoto Residential Area northwest of Decoto Road.
Objective c. Require that all new development proposals include detailed plans for integration
of 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. The intent being that the residential development shall
carry the burden of buffering between new and existing uses, and 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 design and development review procedures of the City.
Objective d. Where determined appropriate, the City shall provide for development agreements
or other agreements with existing industrial uses in Subarea 3 to provide for the assurances set
forth in Objective c. of this goal.

5.

Balance land uses so as to achieve a high quality of life for the community and minimize
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adverse environmental and economic impacts.
Objective a. Capture the opportunities afforded by the presence of the BART commuter
service and the passenger rail lines to reduce the need for area residences to use private
automobiles for daily work, shopping and service needs.
Objective b. Create opportunities for mixed uses within the DIPSA so that people can live
close to work, shopping and service activities.
6.

Support the continued development and up-grading of the station district area as the
"downtown" of the City.
Objective a. Encourage timely residential growth in areas within and immediately adjoining
the station district area to enhance the market base for goods and services available in the
station district area.
Objective b. Allow for mixed retail, office and residential uses within and adjacent to the
station district area to enhance the market base and create activity and vitality in the area on a
more than 8 hour a day basis.
Objective c. Encourage expansion of commercial uses along Alvarado-Niles Road and Decoto
Road, but keep the commercial areas compact, and, to the greatest extent possible, integrated
with existing commercial uses. Design control shall be carefully exercised to avoid the
impression of "strip-commercial" development.

7.

Maximize commercial opportunities provided by the Local Roadway Improvement, Option
Two (LRI).
Objective a. Locate commercial development in the northeast quadrant of the intersection of
the LRI and Alvarado-Niles Road.
Objective b. Provide a consolidated area of sufficient size for commercial development in the
northwest quadrant of Mission Boulevard and the LRI. Development should pursue a design
and use consistent with a community commercial form of development. A "strip" form of
commercial development shall be avoided.

8.

Establish landscape and other buffer zones between potentially incompatible uses.
Objective a. Design and implement improvements to the Mission Boulevard corridor to
enhance the aesthetic qualities and ‘City entry’ character, and to minimize the impression that
this roadway is a dividing line in the City.
Objective b. Design and implement improvements to the Seventh Street corridor with
recognition that the street should be retained as an industrial service connection to the LRI.
Circulation for any new residential development adjacent to the Seventh Street corridor should
be directed to Mission Boulevard and then to the LRI or Decoto Road. New residential uses
should not be directed to Seventh Street.
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Objective c. Design and implement improvements to the Eleventh Street corridor so that it has
a residential neighborhood boulevard character as opposed to an expressway condition.
Objective d. Ensure that there is sufficient right-of-way provided with all new road extensions
to provide for appropriate landscaping (along the roadsides and, where appropriate, within
median strips), pedestrian ways and other amenities that reduce the impression of the roadway
simply being an asphalt band through the area.
C.

DESIGN GUIDELINES

9.

The design of all new development shall ensure high quality of appearance, and harmony
between existing and new uses, while avoiding monotony in style, height, mass, etc.
Objective a. DIPSA street frontages shall be unified through consistent design of landscaping,
sidewalks, pedestrian street crossings, lighting, etc.
Objective b. The design of all new residential uses should achieve a sense of visual integration
and orderliness, but there should also be diversity in terms of specific design solutions.
Objective c. The design of commercial, office and similar non-residential uses permitted by
the DIPSA land use plan should ensure overall visual integration of site improvements, but
allow for structural diversity that will result in an attractive and vibrant environment.
Objective d. Review all developments to ensure that they have sited structures for response to
climatic conditions, such as solar orientation, wind, and shadow patterns.
Objective e. All new projects should be designed to achieve visual harmony and quality within
the DIPSA and in views to and from the hill area, and to promote a graceful transition at
Mission Boulevard from the flatlands to the hillsides.
Objective f. Promote safe and attractive pedestrian access to BART and connections
throughout the DIPSA and between the DIPSA and nearby neighborhoods.

10.

Create new residential neighborhoods with unique qualities and characteristics that make them
distinctly identifiable from other existing (both old and new) neighborhoods in areas adjacent to
the DIPSA.
Objective a. Encourage a mix of densities within new residential neighborhoods when such
mix will enhance the opportunities for neighborhood design. Specific objectives include
unique streetscapes with a sense of openness, landscaping opportunities, varied building
setbacks, and minimum use of garages facing streets. Further, mixed densities should be
permitted when this approach will allow maximizing open space and recreational opportunities
within the neighborhood.
Objective b. While roads, utility corridors, rail lines, etc. will create physical boundaries to
neighborhoods, every effort should be made to identify and implement design solutions that
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will, to the greatest extent possible, physically and emotionally link the new neighborhood with
other residential neighborhoods and make neighborhood residents feel a part of the Union City
community.
Objective c. Link individual neighborhoods with open space corridors and bicycle and
pedestrian paths.
Objective d. Locate recreational facilities within convenient walking or bicycling distance
from all residential areas.
Objective e. Use different landscaping themes to help accent and distinguish different
neighborhoods, as well as to signal transitions from public areas to private areas.
Objective f. Whenever possible, avoid road alignments that result in long stretches, which
encourage speeding by motorists and are visually monotonous.
Objective g. Accent entrances to neighborhoods in the DIPSA with different landscaping,
pavement and signage treatments.
11.

Allow only new commercial, office and similar development that is of high quality design and
that includes uses that will not adversely impact other uses in the DIPSA.
Objective a. Establish design guidelines for commercial, office and other business uses that
enhance the sense of the DIPSA being a special place. Provide for the integration of new uses
from site to site and in terms of links to mass transit facilities.
Objective b. Where appropriate, taller buildings should be encouraged in order to help provide
identity to the area. In particular, taller buildings should be provided adjacent to the BART
facilities and these buildings should be designed to provide a landmark image for the area.
However, in allowing for taller buildings, care should be taken to avoid blocking of significant
views from adjoining existing and planned uses.
Objective c. Visual excitement within individual projects should result not only from building
design, but the way all components of the project are assembled on the site. Massing of
structures and arrangement of spaces should add interest, provide separation between public
and private areas, and offer relief from parking areas and access streets.

12.

Encourage site design that is sensitive to residents' and businesses' needs for privacy, security,
and buffering from other uses and activities.
Objective a. Require adequate spacing between buildings so that residents have separation
from neighbors and adequate privacy.
Objective b. Design open space areas, bicycle and pedestrian systems, and housing clusters so
that there is as much informal surveillance by people as possible to deter opportunities for
crime.
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Objective c. Whenever possible, avoid backing residences onto trails or recreational facilities
to reduce opportunities to commit crime.
Objective d. Review lighting and landscaping plans to ensure that they respond to public
safety concerns.
Objective e. Implement provisions of the City's Security Ordinance.
D.

CIRCULATION

13.

Develop an efficient circulation system to accommodate both locally generated and regional
traffic along attractive travel routes.
Objective a. Support the timely construction of the LRI as a partially depressed and at-grade
expressway through the DIPSA to Mission Boulevard in order to resolve current circulation
deficiencies, improve the site's regional access and visibility and stimulate the market for
region-serving retail, light industrial/service commercial, and office uses.
Objective b. Ensure that the design of the LRI is completed in such a manner that the
industrial uses in Subareas 1, 2a, 2b and 3 can gain direct access to the facility with minimum
disturbance to other uses in the area.
Objective c. Develop contingency plans for an east-west link through the DIPSA should the
LRI construction be delayed.
Objective d. Control the number of direct access points to the LRI, Mission Boulevard,
Decoto Road and Alvarado-Niles Road to maintain traffic flow and minimize potential for
accidents.
Objective e. Design internal circulation for all residential areas to minimize through traffic,
but provide for needed emergency access.
Objective f. Minimize the impacts of traffic, including traffic noise, on existing and new
residential uses, commercial and other, more sensitive, business uses.
Objective g. Eliminate the barriers to internal circulation created by the tracks of the two
railroads, and BART which effectively split the areas of potential development.
Objective h. Support the efforts for new commuter rail service and other efforts that could
ultimately lead to railroad track consolidation.

14.

Encourage the location of a passenger rail station within the DIPSA as part of an intermodal
transportation hub linked directly with BART and other transit services.
Objective a. Continue to work with Caltrans, Capitol Corridor, Dumbarton Rail, A.C. Transit,
BART, the Metropolitan Transportation Commission and other agencies to implement the new
passenger rail station adjacent to the BART station.
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Objective b. Enhance access, local transit links to, and parking opportunities near the BART
station to increase the area's attractiveness as a transportation hub and implement the station
district plan.
15.

Develop a safe, convenient bicycle and pedestrian circulation system, offering easy access to
schools, recreational facilities, shopping and work areas, and to the citywide and regional trail
systems.
Objective a. Require development of a bicycle and pedestrian system that is part of an
integrated circulation system.
Objective b. To the greatest extent possible, use the flood control levees and the utility line
rights-of-way as part of the bicycle and pedestrian system.
Objective c. Link the local bicycle and pedestrian circulation system with the citywide and
regional trail systems, and provide for connections to the future hillside trails system.

E.

INFRASTRUCTURE IMPROVEMENTS

16.

Encourage timely, cost effective construction of all necessary public improvements.
Objective a. Develop feasible financing mechanisms for capital improvements, so that future
non-residential uses and residents of the DIPSA pay their fair share but are not subjected to
burdensome fees, taxes, or other charges to pay for those improvements.
Objective b. Require all new utility lines serving development in the DIPSA to be installed
underground.
Objective c. Plan development so that it minimizes disruption of existing utility lines and
easements. However, where utility line relocation is needed, require that this be completed as
part of the development project, and that the cost for relocation be the burden of the project.
Objective d. Coordinate installation of roadway, sewer, water, storm drainage, and gas and
electricity service to minimize the costs of servicing new development
Objective e. Phase development so that the public services needed to serve new development
are available.
Objective f. Existing Fire Station No. 3 in the Decoto Neighborhood shall be replaced by a
new Fire Station on Seventh Street as soon as possible. There is currently a significant need for
a new facility.

17.

Provide for necessary flood protection while at the same time, eliminating the obstacles to
efficient patterns of land use and circulation created by the ACFCD channels.
Objective a. Provide the necessary facilities to address the flood hazard that exists within the
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DIPSA while ensuring that facilities cause minimal disruption to the desired land use pattern.
Objective b. Design flood improvement projects to be part of the open space system of the
DIPSA. The public trail system should be located along the flood control channel right-of-way
system.
F.

ENVIRONMENTAL MANAGEMENT

18.

Review development to ensure that adequate measures have been taken to minimize threats to
public safety and property damage from natural hazards.
Objective a. Require structures to be protected from inundation from a 100-year flood.
Objective b. To the maximum extent possible, require structures and utility lines to be
designed to avoid failure during groundshaking from an earthquake.
Objective c. Provide adequate site drainage to minimize localized problems of ponding.

19.

Permit development only where it will not adversely affect ecologically sensitive resources.
Objective a. Plan land uses to minimize adverse impacts on wetlands, endangered species
habitats and other sensitive resources.
Objective b. Ensure that any work necessary within the earthen flood control channels for the
DIPSA complies with the regulatory authority of both the California Department of Fish and
Game and the United States Army Corps of Engineers. Provide adequate time for compliance
with the requirements of these agencies.

G.

ENHANCE THE RETAIL/BUSINESS OPPORTUNITIES AND
CULTURAL VITALITY OF THE COMMUNITY CENTER

20.

Encourage commercial uses that will serve the neighborhoods of the planning area,
immediately adjacent areas and the community at large.
Objective a. Promote the controlled expansion of the existing commercial retail core to ensure
that, over time, the retail center will evolve to a community-scale retail facility.
Objective b. Expand the station district area to attract community and region-serving retail
uses.

21.

Attract local-serving businesses to the area to support and balance residential uses in the
DIPSA.
Objective a. Promote local serving businesses as a component of commercial expansion in the
DIPSA so that all residents have choices to satisfy their daily shopping needs.
Objective b. Support the intermixing of local and larger market area uses to increase the
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potential vitality and economic viability of DIPSA retail uses.
22.

Encourage office park, R&D, and light industrial/service commercial type uses that can benefit
from close proximity to BART and from new transportation links resulting from improvements
to Mission Boulevard and construction of the new LRI.

H.

PROTECT EXISTING JOBS AND INDUSTRIAL USES

23.

Retain existing and accommodate new light industrial uses that are compatible with City
objectives for safety, environmental quality, visual quality, revenue enhancement, and the
market conditions for new land uses.
Objective a. Execute agreements, where possible, with existing industrial businesses in
Subarea 3 to allow for the businesses to remain, expand and be competitive, but ensure that the
activities do not pose undue risk or hazard to other existing or planned uses.
Objective b. Where an existing use is found to have characteristics that are undesirable or in
conflict with basic objectives of the Specific Plan, the City shall attempt to work with the
business operators to achieve use modifications so that the conflict can be eliminated.
Objective c. In those instances where an existing use cannot be modified to eliminate
characteristics that conflict with existing or planned DIPSA uses, the City should, if possible,
support relocation of the business.

24.

Increase and diversify local employment opportunities.
Objective a. Existing industrial businesses should be viewed as part of the mixed use program
that is essential for growth and development envisioned in this plan.
Objective b. Work with leaders of the DIPSA business community to establish and implement
a program for achieving appropriate business diversity and providing for the long term support
of successful and compatible business activities.

I.

CLEAN-UP TOXIC CONTAMINATED AREAS

25.

Encourage timely removal of any existing industrial operations that cause significant risk to
existing or planned land uses.
Objective. High priority should be given to using redevelopment funds where needed to
remove undesirable activities.

26.

Encourage, and when necessary financially support, timely clean-up of sites contaminated by
wastes from previous hazardous materials users.
Objective. Every effort should be made, within the provisions of current federal and state
regulations, to compel operators and/or property owners to clean-up their own sites to
acceptable levels of safety. Public funds should be used only when other financial support is
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not available and when it is determined that timely redevelopment of the area cannot proceed
without public investment.
J.

PUBLIC AND PRIVATE ACTIONS

27.

Take an active role in bringing the various public and private interests together in order to
ensure effective and achievable redevelopment objectives. Cooperative agreements will be
entered into when necessary and appropriate to achieve compatible objectives.

28.

Balance the plans for change in the DIPSA with plans for development of other areas of the
City. The goals for other developing areas should be kept in mind at all times.
Objective a. Every reasonable effort should be made to ensure positive land use, economic,
and other relationships of new land uses within the DIPSA and development throughout the rest
of the City.
Objective b. DIPSA land uses should be in balance with citywide uses to help ensure that
Union City will be a complete community, serving the diverse needs of its residents in concert
with the fundamental goals and objectives of the General Plan.
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IV. Plan Elements
The policies, guidelines and standards that will guide public and private development in the DIPSA are
set forth in this Section in 6 plan elements:

A.

•

The Land Use Element specifies permitted uses and their locations.

•

The Community Design Element sets forth the design criteria provisions for the functional and
aesthetic relationships between uses within the DIPSA and between the DIPSA and adjacent
areas.

•

The Circulation and Utilities Elements address the infrastructure requirements of the proposed
land uses.

•

The Housing Element requires consistency with the General Plan and redevelopment plan.

•

The Industrial Preservation Element sets forth the framework for protecting existing industrial
uses and obligations of the uses to ensure land use compatibility.

•

The Toxic and Hazardous Substances Element address the clean-up of contaminated sites, and
provides for the management of existing and new industrial and other uses within the DIPSA to
control or eliminate problems with toxic and hazardous substances.
LAND USE

The Land Use Element establishes the provisions governing the type, location and intensity of land uses
proposed for the DIPSA. The Specific Plan does not propose to modify or amend the land uses outlined in
the General Plan. The policies and other provisions set forth below ensure that all public and private
development will occur in an orderly and integrated fashion, and that the community's needs for public
facilities, services and recreational and open space opportunities will be met.
General Po licies
1.

The DIPSA shall be a place of mixed uses, including residential of varying densities and designs,
both local and regional serving commercial, business offices, special industrial and major
transportation facilities. These uses shall be supported by necessary services and facilities,
including recreation, schools and open space areas.

2.

All new development within the DIPSA shall be of high quality and integrated with existing and
anticipated development so that the area has cohesiveness and its significant land use potential is
achieved.
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3.

Planning for all new development in and around the commercial center of the DIPSA shall
include provision for physical and emotional links to the Union City Civic Center. Pedestrian
paths, murals , graphics, and other design elements should remind shoppers, office workers,
BART patrons, etc. of the relationship of the DIPSA to the Civic Center and reinforce the Union
City image and community identity.

4.

Every effort shall be made to design projects that eradicate the harmful effects of past land uses
and retain and integrate only those existing structures that add value to the immediate community
and the City at large.

5.

All new residential development, whether single family detached or multi-family units, should be
designed to the highest quality standards and the design of units as well as site planning should be
oriented to achieve a sense of neighborhood and enhance the place of the development in the
greater Union City community.

6.

The design of all new commercial development should not only be attractive, but also flexible so
that the development can effectively respond to changing market conditions.

7.

The DIPSA should be promoted as an excellent location for commercial retail, office and R&D
uses. Land should be reserved for such development with the understanding that it may take a
relatively long time for absorption.

8.

Public utilities and facilities should, where appropriate, be used for combined activities, e.g.,
flood control facilities should be used for recreational activities such as a public trails system.

9.

Public facilities such as schools and parks should be conveniently located to assure convenient
access for residents of the DIPSA.

10.

All new development shall be designed and constructed with careful attention to maximizing
security, and safety from natural hazards.

Specific Policies and Standards by Use
Specific development policies and standards for each category of use are described below. Development
densities and intensities shall conform with the standards set forth in the General Plan.
Residential
New residential development, in one form or another, has been proposed for Subareas 1, 2a, 2b, 2c, 4, 5,
6a, 6b and 7. The descriptions set forth below specifically identify the guidelines and policies that apply
to DIPSA residential land uses. Residential development shall occur according to the following specific
policies and standards:
1.

Housing types will vary according to Subarea. Multi-family housing should be located in those
Subareas closest to BART and within the station district area. Single family residential uses should
be located farther away from the commercial/business center of the DIPSA. The General Plan
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identifies the location of single family and multi-family distribution in the DIPSA.
2.

All new residential development shall be constructed of high-quality materials and include features
and amenities typically associated with hig her end residential development such as:
o
o
o
o
o
o
o
o

3.

Tile or similar Class A fire rating roofs.
Varied roof lines and building forms.
High quality exterior materials and finishes, including stucco and solid wood tongue and
groove siding, and masonry fireplaces and chimneys.
High quality windows and skylights.
Consistent architectural styling and details (i.e., architectural details from different styles
should not be mixed on one house, but styles could be mixed in a larger project).
Spacious interiors that include design elements emphasizing light and openness.
High quality interior finishes, cabinets, appliances, etc.
Multiple car garages in the lower density single family areas.

Building permits should be issued for new housing only in amounts which can be supported by
available public services at the time of issuance. Nothing in this policy shall conflict with the
requirements of Utility Policy 7.

Commercial Retail and Office
DIPSA retail and office development is planned in Subareas 4, 6a and 6b.
The plan envisions that over time, through careful control of development and site plans and improvement
of public transportation facilities, including the LRI, BART and the passenger rail station, Subareas 4
and 6a will be integrated into a vital, subregional mixed-use center. Office and residential uses will
contribute to the vitality and importance of the retail activities. Further, these combined Subareas are
planned to become the "downtown" of Union City. Retail development in these areas shall occur
according to the following specific policies and standards:
1.

Every effort shall be made to physically integrate all new and existing uses so that, ultimately, the
station district area has a sense of unity and cohesiveness. Linking of Subareas 4 and 6a shall be
based on the concepts set forth in the General Plan’s land use goals and policies for the Station
District.

2.

All new development shall conform with the design standards set forth in the Community Design
Element of this plan.

3.

All new development should be of high quality design and materials, and should include adequate
landscaping and exterior amenities, attractive and safe pedestrian circulation and maintain a human
scale. To encourage pedestrian oriented developments, buildings shall be located close to roadway
frontages with the parking areas "behind" the buildings , off-site, or encapsulated within structures
and away from the frontages. Good pedestrian access shall be provided between buildings and
between buildings and parking areas.

4.

There should be a variety of retail and commercial uses within the DIPSA to ensure attracting a
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broad shopping market and maximize the opportunity for long term economic success.
5.

The mix of retail and commercial uses in the DIPSA should provide an "elastic" revenue stream to
the City. Specifically, the mix of uses should be such that given changing economic times, the
income to the City and the area can stay relatively constant, including fulfilling reasonable
expectations with regard to income growth.

The commercial area in Subarea 6b is intended to allow for a variety of uses to take advantage of
commercial opportunities provided by the LRI. Commercial development shall occur according to the
following specific policies and standards:
6.

Linking of Subareas 6a and 6b will require cooperation of several public and private interests,
including the ACFCD. Roadway and pedestrian crossings of the flood control channel will be
necessary. Further, landscaping and development of a pathway system adjacent to or on top of the
flood control facilities should be considered to help eliminate the barrier that the channel creates in
the area.

7.

Access shall only be provided from Alvarado-Niles Road. Access shall be discouraged from the
LRI unless approval is received from Caltrans.

8.

All new development shall conform with the design standards set forth in the Community Design
Element of this plan.

9.

All new development should be of high quality design and materials, and should include adequate
landscaping and exterior amenities, attractive and safe pedestrian circulation and maintain a human
scale.

Industrial
The industrial uses in Subarea 3 are based on the objective of preserving existing industrial operations
and retaining land for future employment growth. However, they also are intended to provide for
elimination, over time, of certain aspects of existing industrial operations that are incompatible with the
other objectives of this plan.
Typical prototypes envisioned for new growth in Subarea 3 would be "flex" space that can be adapted to
a variety of office, research and development, and service/distribution uses. In addition, existing
warehouse and manufacturing uses will continue until private market forces encourage their conversion to
the higher-end prototype. New, large scale warehouse operations are not seen as a component of the long
term prototypes for this area.
Existing uses may continue within Subarea 3, and not be classified as non-conforming uses, only if a
written agreement has been established between the City Council of Union City and the individuals
and/or entity responsible for the use pursuant to the Industrial Preservation provisions of this Specific
Plan.
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Public Facilities
Public utilities are described in the Utilities Element of this Specific Plan. In addition, the DIPSA
Specific Plan has provided for the following public facilities:
1.

A 4 acre site accommodating the needed buildings for the elementary school shall be provided in
Subarea 1. The site shall be buffered from all adjoining uses through landscaping, fencing, and,
where necessary sound walls. Further, a safe pedestrian connection shall be provided from the new
school to the Decoto neighborhood to the north, across Decoto Road. The City shall cooperate with
the New Haven school District for timely development of this school.

2.

The City's Corporation Yard should be relocated from Subarea 6b to Subarea 3.

3.

Land dedications and/or in lieu fees shall be required as a condition of approval of a final
subdivision or parcel map. Parkland dedications and/or in lieu fees are anticipated for all
residential subdivisions. Within each neighborhood park, the recreational needs of all age groups
should be satisfied by providing active and passive play areas. Refer to the City’s adopted fees for
DIPSA park land dedication information.

4.

The DIPSA flood control facilities should be developed as an integral part of the DIPSA recreation
and open space system. The flood facilities rights-of-way should be used for trail links in the
system.

5.

The park in Subarea 7 should provide access to Old Alameda Creek provided that further
improvements should be sited to minimize potential disturbance to the creek. To the greatest extent
possible, all park improvements should be located outside the limits of riparian vegetation. Where
possible, the park shall enhance wildlife habitat value near the creek through the planting of native
riparian and upla nd trees and shrubs.

B.

COMMUNITY DESIGN

The Community Design Element establishes design guidelines for all new development and land uses in
the DIPSA. The guidelines address residential neighborhoods, the station district area as well as corridors
and gateways. The purpose of the guidelines is to provide for high quality, integrated, and visually
appealing development in the Plan area. Further, the guidelines are intended to help foster a sense of place
and community within the DIPSA.
General Policies
1.

Site planning and architectural standards should be established that ensure a high quality of
development and a strong sense of design unity, but that does not unduly restrict individual
creativity or the opportunity for visual excitement.

2.

All uses within the DIPSA should be integrated by an attractive, well landscaped circulation system
that accommodates public transportation facilities, private vehicles and pedestrians. In particular,
the design should encourage pedestrian movement between the retail and office centers and all
residential areas. Further, attractive pedestrian links should be made to adjacent residential areas
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outside of the DIPSA as well as to the Civic Center.
3.

Retail shopping centers, office areas and mixed use developments should have a strong street
presence with pedestrian amenities. Developments may be designed to have buildings clustered
around plaza areas and such plazas should be linked to the public street. Retail buildings should
have good visibility. All buildings within individual projects should be unified by architectural
design, signage, lighting, etc., and, as appropriate, should be in harmony with the design of similar
public facilities, structures and signage. Second story level retail shops should be avoided.

4.

All public facilities and structures, and other features should be unified through common design
characteristics. Landscaping within the public right-of-way, sidewalk design and materials,
crosswalk materials, street lights, bus stops, street and directional signage, etc. should all be
designed in harmony and to establish a special character for the DIPSA area.

5.

Individual site design for office, commercial and high density, high rise residential developments
should refer to the General Plan appendix for the Station District area design guidelines.

6.

Consideration should be given to requiring that special public places be incorporated into each
major commercial or office development project. Small plaza or open space areas with public art
displays, art galleries in building entries for displays of special art and museum type collections,
etc. should be considered. Such features should be used to help reinforce the positive image of the
area and heritage of the City.

7.

All new residential areas should be based on a site design that emphasizes the new neighborhood as
a unique place, but that also helps create a sense of belonging to the greater Union City community.

8.

All roadway corridors in and around the DIPSA area should be improved as landscaped ways that
are attractive to roadway users as well as adjoining properties. Special attention should be paid to
the design of the Mission Boulevard corridor and the Alvarado-Niles Road link to the LRI.

9.

As uses in Subarea 3 change, or as new uses are developed, the overall physical appearance of the
area should be substantially upgraded.

10.

Techniques shall be employed in site planning and building design to deter crime.

11.

All future development should include physical improvements, such as sidewalks, landscaping, bus
shelters, and bicycle parking (non-residential development and station district area only), to provide
incentives for pedestrian, bicycle and transit modes of travel.

Residential Neighborhood Design Policy and Guidelines
1.

The main entrance to each single family residential area, or multi-family project, should have
special design treatments. A special gateway or entrance should be established using landscaping,
stonework and art. Further, lighting, paving, and signage should all contribute to the unique
character of the entry.

2.

A visually attractive and distinct image should be created for each residential neighborhood. This
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should be accomplished through the careful layout of streets, and, where possible, special
treatments for the streetscape that might include:
o
o
o
o
o

Narrowing street rights-of-way,
Separating sidewalks from street pavement with landscape strips that include significant street
trees,
Avoiding long, straight street sections.
Varying building setbacks from the street,
Placing garages to the rear yard, so that they do not dominate the view from the street

3.

Public open space should be provided within each residential development to meet the recreational
needs of the neighborhood. The space should be accessible, a major focal point of the
neighborhood, and provide relief from the surrounding built environment.

4.

Planning and design for residential areas should provide for a balance between privacy and social
contact.

5.

The design of housing units and site plans for residential areas should provide for visual privacy
and protection from unwanted noise and light. Where necessary, screening walls and fencing, dense
landscaping, etc., should be provided to achieve these objectives.

Station District Area Design Policy and Guidelines
1.

All new development in Subarea 6a, and adjacent Subareas 4 and 6b should be integrated with
existing development through site and, as appropriate, building design characteristics.

2.

All new buildings should have high quality materials and varied elevations and roof lines. Taller
buildings should be encouraged where appropriate to create attractive landmarks in the area, but
they should not block significant views from high use public places.

3.

Site design should emphasize openness and landscape features. Parking areas should be softened
with rows and/or islands of trees and other landscaping. There should be a consistent application of
landscape standards throughout the area.

4.

Maximum consideration should be given to public safety in the design of building entry areas and
outside pedestrian ways. Open views should be preserved whereever possible to enhance security.

Corridors and Gateway Design Policy and Guidelines
1.

The Mission Boulevard corridor should be designed as a major gateway to the City and the DIPSA.
Improvement of the corridor should achieve strength and unity through planting of trees, and
landscaping. Signage should be kept to a minimum.

2.

The unified planting plan that has been established for Decoto Road and Alvarado-Niles Road
should continue to be implemented to reduce the harshness of the built environment along these
corridors.
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3.

Each major street corridor, i.e., expressways, collectors and arterials, should be landscaped with
multiple layers of plantings consistent with setback requirements, site lines and security needs.
Further, each corridor should have its own distinct character and this should be kept consistent
throughout the entire length of the street. Similar approaches should be taken in providing
landscaping along local service roads.

4.

Pedestrian pathways, where possible, should be separated from the street surface by landscape
strips for street trees.

5.

Gateways should be designed to help create the desired up-scale image for the City and the DIPSA
area. Major gateways are located on Alvarado-Niles Road at the south end of the DIPSA, and on
Mission Boulevard. Lesser, but important gateways include the Union Square intersections with
Decoto Road and Alvarado-Niles Road, and the new Eleventh Street extension intersection with
Decoto Road. These should be subject to special design requirements that may include special
signage and significant landscape and hardscape features.

6.

Access points from major streets to adjoining properties shall be carefully controlled and designed
so as to protect the landscaped quality of the corridor. Further, parking areas should not dominate
the street frontage areas but be setback behind buildings and away from the street.

Intermodal Station Design Policy and Guidelines
1.

Some transit parking and access facilities should be developed in Subarea 4 as part of the
development of an intermodal transportation hub.

2.

The redesign of the BART property and the BART station/intermodal facility shall be implemented
through close coordination with BART and based on the Station District concept incorporated into
the General Plan.

3.

Every effort shall be made in the station design to provide security and safety for BART patrons.

4.

The BART site shall be attractively landscaped and the landscaping shall be used to integrate the
site with surrounding development.

C.

CIRCULATION

The Circulation Element of the Specific Plan establishes policies and presents standards and descriptions
for the vehicular and pedestrian circulation system for the DIPSA. Four types of streets are identified:
expressway, arterial, collector and residential. Mission Boulevard, Decoto Road and Alvarado-Niles Road
are existing arterial roads. Eleventh Street and the LRI will become arterials when the LRI is complete.
Minor residential and service roads are not shown on the circulation system on Figure 2 but would
include cul-de-sac, loops, and other local service roads that will be designed by individual applicants and
developers using the standards contained in this element and the Municipal Code.
The Circulation Element also describes the transit portions of the DIPSA circulation system. This
includes the BART facilities and the Union Pacific Railroad (UPRR) lines. In addition, the Circulation
Element provides for the ultimate development of a passenger rail station in Subarea 4 that would be a
key part of the planned intermodal transportation hub.
The policies and descriptions in this element are based on a comprehensive study of DIPSA traffic and
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General Policies
1.

The overall DIPSA circulation system plan should provide adequate access to each Subarea from
points inside and outside of DIPSA. In order to achieve this objective, a program should be set for
overcoming the constraints posed by the railroad and BART tracks.

2.

The DIPSA road system should provide efficient and safe access to all parcels. However, through
traffic should be discouraged in residential neighborhoods.

3.

The road system should provide for linking the DIPSA to the regional road system to facilitate
access to and from the area. The LRI should serve this function.

4.

Mission Boulevard, Decoto Road, and Alvarado-Niles Road should be improved, including
intersection modifications, as necessary to accommodate anticipated traffic flows at DIPSA build
out. Measure B funds should be used for Mission Boulevard improvements. Where Measure B or
other outside funds are not available to complete paving and utility undergrounding, new
development should contribute its fair share for these improvements. Further, new development
should contribute its fair share to other necessary improvements.

5.

Internal circulation should be enhanced through the appropriate extension of new streets and
improvement to existing streets. New DIPSA development should contribute its fair share to pay for
necessary improvements.

6.

BART parking facilities and the BART property should be redesigned to create a more efficient
auto, pedestrian, bicycle and bus circulation system that will allow BART to redevelop their
property in the future.

7.

The Union City and AC transit systems should continue to be enhanced to facilitate access to
BART and community services and facilities and to decrease the need for use of private
automobiles. Transit use should be encouraged by locating bus stops at convenient locations
throughout the DIPSA.

8.

Subarea 4 should interface with the planned intermodal facility at BART and a new entry should
be provided to the facility from Eleventh Street. In summary, the concept envisions a joint
passenger rail/BART station. The passenger rail station would be located immediately adjacent to
BART on the existing UPRR Oakland Subdivision track. The Oakland Subdivision track would be
raised to allow a free pedestrian passageway and a common concourse for BART, passenger rail
and bus facilities.

9.

Sufficient on-street parking should be provided in all residential areas. However, on-street parking
of large vehicles, e.g., transport trucks, should be limited to DIPSA Subareas with industrial uses.

10.

All pedestrian and bicycle routes should be linked to the existing and planned City and regional
trail system.

11.

During construction of any east-west crossing of BART or rail lanes, temporary improvements
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should be installed as necessary to ensure that service is not disrupted.
Vehicular Circulation
1.

The roads described below comprise the DIPSA vehicular circulation system. Some are within the
DIPSA, while others are described because they are critical to the service of the Plan area. Table 1
shows the proposed dimensions of each new circulation element described.
Local Roadway Improvement, Option Two (LRI). The LRI should be constructed as a depressed
expressway through the DIPSA. There would be access to the LRI from Mission Boulevard,
Seventh Street, Eleventh Street, and at Alvarado-Niles Road. The LRI would be a grade-separated
roadway that would go under the UPRR tracks and the BART tracks. The grade separation would
be between Seventh Street and Alvarado-Niles Road. Measure B funds and other public funding
sources should be used for the LRI improvements. The City and the DIPSA area should not be
responsible for paying any costs for the LRI construction since local match will be achieved by the
provision of adjacent road improvements.
ACTA is currently completing the environmental review of the LRI prior to expected construction
in 2010. Union City has been planning for the LRI and reserving land within the proposed right-ofway so the roadway can be constructed. Refer to ACTA for the most recent layouts and
configurations of the LRI. The configurations anticipated prior to 2006 are included in the traffic
and circulation Study in Appendix C of the 1994 Specific Plan. These configurations are
conceptually consistent with the most recent alignments; however, specific details have changed
since 1994.
Decoto Road. Decoto Road is a four-lane divided arterial roadway which forms the northern border
of the DIPSA. Decoto Road becomes State Route (SR) 84 west of I-880. The posted speed limit is
35 mph. To the east, Decoto Road connects to Mission Boulevard. There are bike lanes in both
directions. Decoto Road is also a designated truck route.
Mission Boulevard. Mission Boulevard (SR 238) is a four-lane divided arterial that forms the
eastern border of the DIPSA. There are bike lanes in both directions. The posted speed limit on
Mission Boulevard within the Plan area is 50 mph.
Caltrans should widen Mission Boulevard to six lanes from Mowry Boulevard in Fremont to
Industrial Parkway in Hayward. A portion of this project is included in the ACTA Capital
Improvement Program for funding through Measure B revenues and local matching funds. If
widening is not anticipated to be accomplished by Caltrans, appropriate paving and undergrounding
improvements along the frontages of DIPSA development should be completed in concert with new
development to address potential safety, aesthetic and drainage issues.
Alvarado-Niles Road. Alvarado-Niles Road is a four-lane divided arterial roadway which bounds
the DIPSA on the west. Alvarado-Niles Road connects to I-880 to the west and becomes Niles
Boulevard at the Union City-Fremont City limits. There are bike lanes in both directions. The
posted speed limit is 45 mph at the I-880 ramps and decreases to 35 mph from Sherman Street to
the Union City-Fremont boundary.
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An upgrade of the Alvarado-Niles Road/I-880 interchange is included in the ACTA Capital
Improvement Program. The upgrade will include a reconfiguration of the interchange to a partial
cloverleaf design, a widening of the bridge to accommodate eight lanes on I-880 and other
improvements.
Revised LRI plans include an at-grade intersection with Alvarado-Niles Road which will facilitate
access to the station district area. The new intersection would be signalized.
Eleventh Street Extension. This new roadway would extend south from Decoto Road from the
existing Eleventh Street to the LRI. A sub-grade intersection is proposed with the LRI. The new
intersection at Decoto Road would be signalized. The extension should provide access to the BART
station and to development in Subareas 4 and 5. A roadway connection from Eleventh Street could
provide access to Fremont through Subarea 5.
Decoto Connector. This new public access road will provide a new entrance to the BART
station/intermodal facility in Subarea 6a. The roadway will allow autos and buses to circulate more
freely through the BART property and thus relieve congestion on Union Square. The Decoto
Connector is an identified improvement in the Station District plan and is incorporated into the
BART reconfiguration project that will begin implementation of the intermodal facility.
BART Reconfiguration. As part of the General Plan vision for the station district area, BART’s
property would be reconfigured to accommodate future development and improve auto, bus,
bicycle and pedestrian circulation. The reconfiguration would provide for two points of access off
of Union Square and a new access from Decoto Road, via the Decoto Connector. The BART
property is solely controlled by BART. The new circulation system on BART property would not
be public right-of-way.
Seventh Street. Seventh Street is a two-lane roadway providing access to industrial land uses
within the DIPSA site. Because of the industrial orientation of land uses, Seventh Street handles a
substantial amount of truck traffic. It also serves as an alternative route for emergency vehicles if
Mission Boulevard or Decoto Road becomes obstructed. The posted speed limit on Seventh Street
is 25 mph.
It is intended that Seventh Street should maintain its current two lane configuration to serve
Subarea 3. When residential development occurs in Subareas 2a and 2b, Seventh Street shall
contain a landscaped buffer on the east side. When Subareas 2a and 2b convert to residential use,
residential traffic should be directed away from 7th Street, and the street used primarily for
industrial traffic and trucks.
Seventh Street's intersection with the LRI should be signalized and at-grade. Some realignment of
Seventh Street should be required to form the intersection. The south leg of the intersection should
be formed by an access road into Subarea 2c.
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TABLE 1
STREET DIMENSIONS

Improvement

Total ROW
width
(feet)

Curb-tocurb Width
(feet)

No. of
Travel
Lanes

Parking?

Median?

68
60

48
40

2
2

Yes
Yes

No1
No

4,300

1122

922

4

Yes

No

1,000

60

40

2

Yes

No

Length
(feet)

7th St. Ext./Improvements (Industrial Buildout)
A. 7th Street
4,300
B. Access Road south of LRI
1,000
11th St. Ext. thru Subareas 4&5
A. Extension – Decoto Road to
LRI
B. Access Road south of LRI
1
2

Left turn lanes at intersections.
Includes two 5 foot bicycle lanes.
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FIGURE 2
DIPSA Circulation System
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Daggett Avenue . Daggett Avenue is a two-lane collector street with on-street parking connecting
Seventh Street with Mission Boulevard. Daggett Avenue's intersection with Mission Boulevard is a
signalized T.
Whipple Road. Whipple Road is a two-lane collector street that provides access to area residences
and some manufacturing and industrial sites. Whipple Road is not a designated truck route between
Central Avenue and Mission Boulevard. Its posted speed limit is 25 mph north of Mission
Boulevard.
Widening of Whipple Road between Central Avenue and Mission Boulevard from two to four lanes
has been identified by Union City in its General Plan as a desired long range improvement.
Union Square . Union Square is a two-lane collector street with on-street parking, running roughly
east from Decoto Road, then curving south to intersect with Alvarado-Niles Road, where it
becomes Mann Avenue. Union Square bounds the Union Square Marketplace to the south and west.
It also provides access to smaller commercial facilities, apartments near the Marketplace and the
Union City BART Station.
O'Connell Lane . O'Connell lane is a two-lane local street that serves a residential subdivision. The
intersection of O'Connell Lane with Mission Boulevard is a signalized T. O'Connell Lane is a
possible access location for potential Hillside development.
Appian Way. Appian Way is a two-lane collector street. Condominiums and a small commercial/
retail area are located at its intersection with Mission Boulevard. The west leg at this intersection is
Seventh Street.
2.

The following critical intersections should be improved to accommodate the anticipated AM and
PM peak hour traffic volumes at Specific Plan build out:
Alvarado-Niles Road/Decoto Road. Adding left-turn lanes for dual left-turn movements on the
north-bound, southbound, and eastbound approaches, plus a right-turn lane on the westbound
approach, would enable this intersection to operate at LOS D during the AM and PM peak hours.
These improvements would require an additional 12 feet of right-of-way in each direction for a
distance of 150 feet from the intersection.
Union Square/Decoto Road. If BART parking is not relocated to Subarea 4, then restriping
and/or widening the northbound approach to accommodate one left-turn lane, one left-through lane,
and two right-turn lanes which would require an additional 14 feet of right-of-way for a distance of
150 feet. In addition, restriping and/or widening the eastbound approach to accommodate two
through lanes and one right-turn lane, which would require an additional 26 feet of right-of-way for
a distance of 150 feet. These improvements would enable this intersection to operate at LOS D
during the PM peak hour. During the AM peak hour, it would operate at LOS B. This intersection’s
operation will be improved in the near term by the construction of the Decoto Connector.
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Union Square/Alvarado Niles Road. As part of the redevelopment of lands accessed from Union
Square, this intersection would need to be restriped to accommodate bicycles lanes.
880 NB/Alvarado-Niles Road and 880 SB/Alvarado-Niles Road. Caltrans should implement its
improvements for these intersections. Improvements could include a partial cloverleaf design. It is
expected that these improvements would improve operations at these intersections.
3.

Extension of the new 4-lane collector street from Eleventh Street at Decoto Road to the new
intersection with the LRI should be in place prior to development of Subarea 5. In addition, prior
to development of this Subarea, the LRI should be completed, or adequate provisions for its
construction should be provided. Also prior to any development at the southern end of Subarea 5,
a full or emergency connection should be established with Krafttile Road in Fremont.

4.

Vehicular-pedestrian conflict points should be kept to a minimum. Intersections should be designed
to protect the safety of pedestrians, bicyclists, and motorists, while accommodating anticipated
traffic volumes.

5.

The single -family residential neighborhood street system should be designed on a standard of 46
foot right-of-way width and 36 foot curb-to-curb width to accommodate relatively low volumes of
traffic to discourage excessive speed and to allow for residential amenities by employing
curvilinear alignment and street discontinuities.

6.

On-street parking should be provided on all residential streets, with proper prohibitions at
intersections and near curb returns. Off-street parking should also be provided jointly within
developments.

7.

Completion of the Decoto Connector should be done prior to the BART property reconfiguration.

Transportation Demand Management (TDM), Transportation Systems Management (TSM) and
Corridor Studies
The vehicular circulation system above identifies intersection improvements at Alvarado-Niles
Road/Decoto Road, Union Square/Decoto Road and Union Square/Alvarado-Niles Road. Most of the
impacted segments and intersections will continue to degrade regardless of the implementation of the
DIPSA Specific Plan because of the intensity of development that is planned for this transit-oriented area
around the BART station. The Specific Plan makes funding provisions for some improvements as
identified in Section V. The following policies are included in the Specific Plan to address ongoing traffic
concerns:
1.

The City of Union City shall participate with the communities of Hayward, Fremont, and Newark
to develop an appropriate corridor management program for the Mission Boulevard and Decoto
Road corridors to address anticipated future subregional traffic impacts.

2.

In lieu of or part of a corridor management program, the City of Union City should:
a. Implement TSM and spot intersection improvements to improve efficiency of the existing
transportation system.
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b. Implement TDM strategies to reduce vehicular demand of the area's roads. One possible
strategy is to assist employers in the DIPSA to form a Transportation Management Association
(TMA) to encourage the use of alternate transportation modes. The TMA would be responsible
for all employer functions and requirements of Regulation 13 of the Bay Area Air Quality
Management District's Rules and Regulations.
Transit Systems and Railroad Operations
1.

BART/Intermodal Facility. The DIPSA site is served by the Union City BART Station located in
the northwest quadrant of the BART property on the southwest side of the BART tracks. The
nearest major intersection is Alvarado-Niles Road/Decoto Road. Regional access to the BART
station is provided by Decoto Road and Alvarado-Niles Road via Union Square. Union Square
(which provides the only access to the current BART station parking lots) intersects these streets at
signalized intersections. Existing access to the station parking lots from Union Square is provided
by two driveways, one serving inbound traffic and the other outbound traffic. These driveways are
unsignalized. Currently, the parking lot contains approximately 1,126 parking spaces, nine bus
bays, and a "kiss-and-ride" designated area parallel to the bus bays near BART. The flow of
vehicles in the parking area is directional by time of day, inbound in the morning and outbound in
the evening. Vehicles arriving after the parking lot is full may park off-site on adjacent streets,
primarily on Decoto Road in the bike lanes, Union Square, Meyers Drive, Alvarado-Niles Road and
commercial area parking lots.
The City, BART and AC Transit prepared the Intermodal Station District and Transit Facility Plan
in 2002, which was then incorporated into the General Plan. The Station District Plan identified a
high density, mixed-use land use plan that is well integrated with regional transit at the BART
station. The new intermodal facility envisions several public improvements necessary to integrate
land uses with transit and the community, and provide improved access to transit. These elements
include:
1)
2)
3)
4)
5)
6)
7)
8)
9)
10)
11)

3.

Integrated bus facility that provides easy and direct access to BART and rail,
A free pedestrian underpass that will connect the east and west sides of BART,
A passenger rail station located immediately adjacent to the BART station,
A community center and plaza,
A pedestrian connection through the former PG&E property to the UPRR Niles Subdivision,
A pedestrian overpass/underpass across the UPRR Niles Subdivision to Subarea 3,
The Decoto Connector to provide a new access to the BART/intermodal facility,
New points of access from Union Square,
A public parking garage,
Enhanced bicycle and pedestrian connections to transit, and
A new front door/drop off accessed from 11th Street on the east side of the intermodal facility.

AC Transit. AC Transit bus service to the DIPSA site is routed on Decoto Road, Alvarado-Niles
Road, and Union Square. All of the routes stop at the Union City BART Station.
As of 2006, there are currently 10 bus lines that serve the Union City BART station. These lines
include the 97 Hesperian, 99 Mission, 211 Centerville, 214 Stevenson, 218 Thornton, 231 Blacow,
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232 Ardenwood, 332 Ardenwood Weekend Service, 801 Night Service, MA San Mateo Bridge to
Oracle Service and the DB Dumbarton Express service. Since the inception of the Specific Plan,
AC Transit service has continued to grow at the Union City BART station. AC Transit is one of the
Station District project sponsors and is a contributor to the reconfiguration of the BART property
and new bus transit facility for the intermodal station expansion. AC Transit expects to continue to
increase the bus service as the intermodal station expands and develops.
From time-to-time AC Transit updates and modifies its bus schedules and routing. An update is
planned for the summer of 2006. Updated schedules are provided on AC Transit’s web site.
4.

Union City Transit. Union City Transit provides five local routes:
1A & 1B-Alvarado-Niles
2-Whipple
3-Almaden
4-Seven Hills
As of 2006, each route terminates at the Union City BART. All routes inbound to the BART station
travel along Decoto Road. Currently the 2-Whipple and 4-Seven Hills routes travel within the
DIPSA. The 4-Seven Hills route serves existing businesses along Seventh Street. Routes should be
expanded in conjunction with planned DIPSA development to serve both residential and business
uses.

5.

Union City Paratransit. As a fixed-route transit operator, Union City is required by the
Americans with Disabilities Act (ADA) to operate a complementary paratransit program. The
service provides demand-responsive, curb-to-curb service to individuals who, because of a
disability, are unable to use fixed-route transit services within Union City. The program operates
with accessible vehicles during the same hours of operation as Union City Transit. Union City
Paratransit also offers limited service to the neighboring Cities of Fremont, Newark and Hayward.

6.

East Bay Paratransit. East Bay Paratransit is the ADA paratransit operator on behalf of BART
and AC Transit. The service provides demand responsive, curb-to-curb service to individuals who,
because of a disability, are unable to use fixed-route transit services. Their service area is anywhere
within ¾ a mile of a BART station or an AC Transit bus route.

7.

Railroad Operations . DIPSA is transected by two main rail lines that are owned by UPRR.
The track known as the Niles Subdivision is the easterly line. This is a single track line protected by
automatic block signals at Decoto Road. Recent track upgrading in connection with passenger train
operations permit speeds of up to 79 mph in certain areas depending on track geometry and local
restrictions. Every effort should be made to minimize the impacts on DIPSA land uses that would
result from increased train speed.
This is one of two routes between Oakland and San Jose. The other line, commonly called the
"Mulford Line", runs closer to the Bay through the Alvarado district and Newark. On the north end,
the two lines join at Elmhurst and become a single line to Oakland. To the south, the UPRR Niles
Subdivision continues through Niles, Warm Springs and Milpitas to San Jose, while the Mulford
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Line runs via Alviso community and Santa Clara. The two lines are connected laterally between
Niles and Newark by a line which continues across the San Francisco Bay to Redwood City. The
rail bridge across the Bay is where the Dumbarton Rail will operate.
The number of passenger trains is projected to increase in future years, both in connection with
Capitol Corridor service between San Jose and the Sacramento area, and the Dumbarton Rail
commuter service between the East Bay and the Peninsula.
The other main rail line through the area is located directly adjacent to BART and known as the
Oakland Subdivision. It also has automatic block signals at Decoto Road. It is part of the
transcontinental route running from the Bay Area to Omaha via Sacramento and Salt Lake, though
UPRR mostly uses the line to serve local industry and runs limited freight on it. The maximum
permitted speed is 60 mph. There are no industrial switching tracks served by UPRR in the study
area. UPRR has indicated that the Oakland Subdivision line is for sale from Oakland to Fremont.
Passenger Rail Station. The intermodal facility is planned to include a passenger rail station that
would allow passenger trains to connect directly to BART. Capitol Corridor has committed to
stopping at BART once the rail improvements and a station have been completed. Dumbarton Rail
is also planned to begin and end at the Union City BART station. Funds have been allocated
through Regional Measure II via Dumbarton Rail for the passenger rail station and improvements.
Additional funds will be needed to completely integrate BART with the new passenger rail station.
Pedestrian and Bicycle Paths
1.

Design of the pedestrian and bicycle system should:
o
o
o
o
o
o

maximize safety of children playing in their neighborhoods,
protect children walking or bicycling to and from school,
provide convenient and safe access for adults to walk or bike to and from transit stops,
provide convenient and safe bicycle and pedestrian access to and from shopping and
employment centers, the BART station and recreational areas,
provide for separation between pedestrian and bicycle ways and vehicular flows,
discourage use by motorized vehicles.

2.

The main pedestrian and bicycle routes should be provided along all arterial streets and within the
flood control district rights-of-way. All new subdivision roads should provide links to the main
routes.

D.

UTILITIES

This Element of the Specific Plan establishes the provisions for the design and location of utilities needed
to serve the planned land uses in the DIPSA. The availability and appropriate sizing and distribution of
these services are essential to the development of the DIPSA and, in some cases will have significant
impacts on cost of development. In many cases the scope of utilities can be anticipated at this time and
costs projected. In other cases, more detailed planning efforts will be needed to accommodate specific
development proposals. In addition to standard utilities, this element also addresses the storm water
drainage and flood control requirements of the DIPSA.
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The policies, standards and descriptions set forth in this Element area based on analysis and projections
contained in Appendix D, "Utilities, Hydrology and Hydraulics", of the 1994 DIPSA Specific Plan.

General Policies
1.

Utilities should be developed in orderly phases to accommodate the development anticipated in
each phase.

2.

The installation of utilities should be coordinated with construction of roads to reduce costs of
development.

3.

The costs of designing and constructing the utility services should generally be borne by the private
developers or benefited properties. Also, costs for major flood control improvements should be
fairly shared by development in the DIPSA and development in the hillsides that contribute to flood
problems in the DIPSA.

4.

All utilities serving the DIPSA should be installed underground, including Mission Boulevard.

5.

To the greatest extent possible, water, wastewater and storm drains should be designed for gravity
flow to increase reliability and to reduce energy costs.

6.

Utility sizing and points of connection to existing facilities shall be in accordance with standards
established by the individual utility district, agency or company or City standards.

7.

Building permits for new development shall only be issued when all utilities are available for the
project.

Water Service
1.

Water distribution systems should be designed to the standards required by the Alameda County
Water District (ACWD). In particular, distribution systems should be designed as a loop to provide
reliability of service and minimize service interruption if a break should occur.

2.

Water distribution line sizing should be based on the average demand rate for the proposed DIPSA
uses as set forth by ACWD.

3.

The water supply system should be sized to accommodate the demands of the proposed uses as well
as fire protection demands. Design should also meet all Union City Fire Department Standards.

Waste Water Collection and Treatment
1.

The wastewater collection systems should be designed in accordance with the standards of the
Union Sanitary District (USD).

2.

DIPSA wastewater systems should connect to the trunk main located on the eastern boundary of the
area. This main flows to the west within Alvarado-Niles Boulevard to the USD treatment plant
facilities. The close proximity of the trunk main to the DIPSA and topographic characteristics of the
area will allow flexibility for planning and designing new sewer facilities.
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Cable Television and Telephone Service
1.

All new development within the DIPSA shall be provided with facilities necessary to connect to the
cable television system. These facilities shall be constructed according to the standards of the cable
company which serves the area, and to City standards.

2.

All cable television lines shall be installed underground.

3.

Telephone service shall be extended according to standards established by the telephone company,
and to City standards. An existing underground conduit can accommodate proposed new facilities
for future services.

Gas Service and Electric Service
1.

Extension of natural gas service shall be underground and to the standards established by the
Pacific Gas and Electric Company. The close proximity of PG&E's 8-inch gas line located in
Alvarado-Niles Boulevard, will assure convenient access for future service within the DIPSA.

2.

Extension of electric service shall be underground and to the standards established by the Pacific
Gas and Electric Company, and to City standards.

Storm Water Drainage/Flood Control System
The Alameda County Flood Control District (ACFCD), Zone 5, controls a network of open channels,
culverts, and conduits known as the Line M System (Figure 3.). As the primary flood control system for
the DIPSA, the Line M system conveys flows that originate both inside and outside of the area, eventually
discharging to the Alameda Creek Flood Control Channel. In conformance with orig inal ACFCD
requirements (now outdated), the Line M facilities were designed to convey the entire peak 15-year flood
flow. Since that time, the ACFCD has revised its design standards to require that new flood control
facilities within areas covered under the Federal Emergency Management Agency (FEMA) Flood
Insurance Program contain the 100-year flood. Any new development of sites traversed by primary water
courses in the ACFCD system must provide improvements to contain or convey the 100-year flood onsite. Table 2. summarizes the pertinent features of the Line M facilities and Figure 3. depicts their
locations.
The City of Union City oversees a second drainage system, consisting of small storm drain lines, catch
basins, and inlets. This system collects surface drainage from existing streets in the DIPSA and conveys
the flows into the Line M system. Although it is operated and maintained by the City, the storm drain
system is subject to design standards of the ACFCD, which requires that secondary drainage facilities
convey the total runoff from the 10-year storm.
The primary flooding problem within the DIPSA is related to an undersized culvert at the SPRR crossing
of Line M (Figure 3.). Flood waters accumulate upstream of this structure and inundate over 60 acres of
overbank area. This structure also serves as a throttle that limits flow rates downstream of the SPRR.
Even so, significant portions of Line M between the SPRR and Alvarado-Niles Boulevard also lack
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adequate capacity to convey the 100-year flow rate within channel banks under existing conditions. A
Line M bypass is proposed from the Line M flood channel to the Old Alameda Creek. The bypass will be
constructed concurrently with the LRI and will provide added stormwater capacity for the DIPSA .
Federal Emergency Management Agency (FEMA) Flood Insurance Maps for the City of Union City,
published in 2000, indicates those portions of the DIPSA that are subject to flooding during the 100-year
storm event. For the purpose of establishing flood insurance rates, FEMA has classified the 100-year
flood plain as Zone A5, an area of special flood hazard that is inundated by the 100-year flood. Properties
within the 100-year flood plain require mandatory flood insurance coverage.
In order to ensure proper storm water discharge and to address the identified system deficiencies the
following policies and standards are established:
1.

Future development on sites subject to 100-year flooding shall provide flood control improvements
in order to satisfy the ACFCD requirement of 100-year flood containment.

2.

Development within the DIPSA shall take place such that no increase occurs in the peak 100-year
flow rate at the point where the Line M discharges from the DIPSA.

3.

A 13 foot by 7 foot box culvert to Old Alameda Creek shall be provided to reduce inflows to the
culvert to its maximum fully-channelized capacity. As presented in Table 2. a correction of this
flooding problem leads to a net reduction in the peak off-site flow rate at Alvarado-Niles Road, so
no additional detention will be required to protect areas downstream of the DIPSA. Figure 3. shows
the proposed location for the culvert.

4.

All new development contiguous to its flood control facilities must provide improvements to
contain or convey the 100-year flooding on-site pursuant to ACFCD policy. Therefore, the
undersized portions of the Line M channel between the S.P.R.R. and Alvarado-Niles Road may
require construction of 3-foot flood walls to provide 100-year conveyance.

5.

Additionally, culverts sufficient to pass the 100-year flow rate of 475 cfs at the proposed LRI
crossing of Line M must be provided.

6.

Plans to modify flood control channels or the Old Alameda Creek corridor should be designed to
minimize disturbance to riparian habitat and provide for re-establishment of emergent vegetation.
To the extent possible, uses of culverts and lined channels shall be avoided.

7.

Any proposed channel modifications shall be coordinated with representatives of the California
Department of Fish and Game, the U.S. Army Corps of Engineers and the Regional Water Quality
Control Board.
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FIGURE 3
Existing and Proposed Flood Control Facilities
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Flood Control Improvement and Regulatory Issues
1.

Wetlands Designation. Wetland areas of the unlined, earthen flood control channels in the DIPSA
are subject to the regulatory authority of both the California Department of Fish and Game and the
United States Army Corps of Engineers. The Department of Fish and Game has jurisdiction over
designated wetlands as provided by Sections 1601 through 1603 of the California Fish and Game
Code. The Department exercises this authority by requiring a Streambed Alteration Agreement
between the Department and the developer before any channel realignment, relocation or other
alteration can occur. Such agreements are based on principles of the Department's Wetlands
Resources Policy, which states that the Fish and Game Commission "opposes, consistent with its
legal authority, any development or conversion which would result in a reduction of wetland
acreage or wetland habitat values."
Additionally, any development with negative impacts on more than one acre of existing wetland
generally requires a permit from the U.S. Army Corps of Engineers under Section 404 of the
federal Clean Water Act, which regulates the discharge of fill to Waters of the United States.
Because the permitting process under Section 404 is often long and arduous, planning for flood
control improvements along open channels of the Line M system must recognize that wetlands
issues can potentially become a major design constraint. Corps of Engineers permitting
requirements are often much less stringent, however, if the area is an isolated, non-tidal wetland
occupying less than 1 acre. Such an area may be included, at the discretion of the Corps, under
Nationwide Permit #26, which requires no mitigation for filled wetlands.

2.

Additional Department of Fish and Game Channel Recommendations . The California
Department of Fish and Game also recommends that improved portions of the flood control channel
be oversized to allow planting of riparian vegetation on one or both of the channel banks. For
hydraulic analyses of proposed channel designs, the channel friction factor (Manning's "n") must be
suitably chosen to reflect the increased channel roughness of any proposed vegetation on channel
banks. Furthermore, the Department recommends minimum 100-foot buffer zones, measured from
the top of each bank, be set aside for riparian vegetation and trails alongside realigned or relocated
sections of the flood control channel. Since the interbank width of the current channel is
approximately 50 feet, a total width of approximately 150 feet would be necessary to provide this
buffer zone on one bank and 250 feet on both banks. The width of the ACFCD right of way along
Line M ranges from 50 to 70 feet. Where practically possible, these buffers should be provided.
However, this specific plan recognizes that the widths of the buffers will have to be reduced in
order to accommodate existing uses and satisfy other plan objectives.

3.

Joint Use of Flood Control Right of Way. The City of Union City has established a joint use
agreement with the ACFCD which licenses the city to establish and maintain trails and associated
recreational facilities within designated portions of the flood control right of way. The Line M right
of way within the DIPSA is included in the licensing agreement, but has not yet been developed for
joint use. According to the City of Union City Leisure Services Department, the City will also seek
to add additional areas to the trail system that will link the DIPSA with Quarry Lakes and Arroyo
Park. The location of the additional joint use routes will not be determined until the final alignment
for both the LRI and the Line M channels have been established.
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E.

HOUSING

The Housing Element of the DIPSA Specific plan is intended to ensure conformance with the Union
City General Plan Housing Element and the requirements of the City's redevelopment plan.
Policies and Standards
1.

All residential development in the DIPSA shall demonstrate conformance with the Union City
General Plan Housing Element as well as the housing requirements of the revised and restated
redevelopment plan.

F.

INDUSTRIAL PRESERVATION

The Industrial Preservation Element provides for the preservation of certain existing industrial uses
within the DIPSA subject to specific policies and standards. The purpose of this element is to provide
assurances to certain existing uses that they can continue operation, including reasonable opportunities to
expand and stay competitive, while at the same time not jeopardizing the fundamental objectives of the
Specific Plan. The following specific policies and standards shall govern industrial preservation in the
DIPSA.
Policies and Standards
1.

With the exception of Liquid Air Corporation, uses existing in Subarea 3 that would otherwise be
non-conforming with the General Plan may remain and expand pursuant to a specific agreement
with the City Council. Under the agreement the City would guarantee the right to exist for a
specified period of time and also establish provisions for expansion of the use within the specified
time period. The City has entered into several 30-year agreements with existing industrial users in
Subarea 3.

2.

Existing industrial uses in Subareas 1 and 2b shall be offered the opportunity to relocate in
Subarea 3 or other areas in Union City before relocating is considered outside the community.

G.

TOXIC AND HAZARDOUS SUBSTANCES

The purpose of this Toxic and Hazardous Substances Element is to ensure that all lands within the
DIPSA that have been contaminated by previous uses are cleaned to the point that they will support the
uses proposed in this plan. Further, it is the purpose of this element to establish those policies and
standards that ensure that existing uses and new uses will pose no undue risk from toxic or hazardous
substances or operations.
An extensive review of the DIPSA hazardous materials conditions was completed as part of the DIPSA
Specific Plan "Task 1, Land Use Alternatives Report" dated January 1992. The report concluded that the
identified DIPSA hazardous materials problems do not preclude any of the land uses being considered,
but that the presence of hazardous materials does "...impact the cost, and perhaps timing of new
development."
Planning for the DIPSA has been complicated by a number of critical conditions. The most significant is
the existence of sites contaminated by hazardous materials used in previous industrial and agricultural
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operations. The second related issue is the hazardous conditions that remain with existing industrial
operations. Programs are in place to clean-up much of the contaminated lands and the successful
implementation of these programs will allow the land use program set forth in the specific plan to proceed
within acceptable levels of risk for new residents and occupants of new commercial and business uses.
The Union City Fire Department has in place hazardous material management plan programs to control
risk associated with existing operations. It is essential that existing industrial operations and any new
industrial or other uses fully comply with the existing regulations to ensure that risk is properly
controlled.
In 1994, only two industrial uses, Phibro-Tech and Liquid Air Corporation were identified as having
operations that potentially pose more significant threat, in the event of an accident, to surrounding uses.
As of 2006, Phibro-Tech has been closed and the property cleaned.
Policies and Standards
1.

The City will support the timely clean-up of the Pacific States Steel Corporation site within
Subarea 5. Rapid clean-up is deemed essential to achieving the full development potential
identified in this Specific Plan.

2.

Prior to any dedication of contaminated land to the City of Union City or the Community
Redevelopment Agency of Union City, appropriate legal instruments shall be in place to hold the
City harmless from any potential exposure and near and long-term liability.

3.

The City will cooperate with land owners and public agencies charged with overseeing the clean-up
of contaminated lands, in addition to the PSSC lands, in the DIPSA.

4.

New development within the DIPSA shall be prohibited from drilling water wells in the area for
any purpose.

5.

Prior to any new development, or expansion of existing development, within the DIPSA a complete
review of any potential hazardous materials project site contamination should be completed under
the direction of the Union City Fire Department. The investigation should include sampling,
groundwater monitoring, vapor studies or any other studies requested by CalEPA, the Alameda
County Water District, Alameda County Health Department and/or the Union City Fire
Department. The studies should be accepted by the requesting agency and all recommendations
incorporated into the proposed project.

6.

The City shall participate with representatives of Liquid Air Corporation to complete risk
assessment of their existing operations. The results of this risk assessment shall be considered in
determining if this use should be allowed to remain in the DIPSA. The City will identify specific
modeling and presentation techniques to help explain the findings.

7.

All existing and new DIPSA industrial uses shall comply with City, State and Federal regulations
controlling the transport of hazardous materials.
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Implementation Strategy
While the sites that have been, or will be cleaned of hazardous materials, will be safe for development and
normal residential and other uses, the tapping of groundwater for domestic uses, including irrigation of
gardens or croplands should be prohibited. Further, the City should require that a notice running with the
land be recorded to such effect as an integral part of the covenants, conditions, and restrictions, or other
language incorporated into the record title of each parcel created by any approved development in the
DIPSA.
With regard to existing industrial uses, the Fire Chief or his/her representative should regularly inspect the
operations to ensure that all provisions of the City's hazardous materials management regulations,
including specific HMMP provisions, are being rigorously followed.
The findings of the risk assessment on the Liquid Air Corporation facility should be evaluated. The
company should be encouraged to implement all recommended actions for reducing risk to acceptable
levels implemented prior to allowing any sensitive uses to locate near the Liquid Air facility.
H.

ENVIRONMENTAL

A variety of potential environmental resources and constraints are located within the DIPSA area.
Development of the DIPSA must be conducted in a manner which is responsive to these environmental
issues, as addressed in the Specific Plan's Environmental Impact Report.
1.

Site-specific geotechnical studies shall be conducted prior to issuance of building permits for
individual projects. The studies should address seismically induced ground shaking, ground lurch,
lateral spreading and expansive soils.

2.

All new development shall comply with the provisions of Title 21 (Grading and Erosion and
Sedimentation Control) of the Municipal Code. In addition construction sites should be watered
twice a day to reduce dust emissions. On particularly windy days, sites should be watered more
frequently, as needed. Further:
a.
b.
c.
d.
e.
f.

Stockpiles of soil, sand and other such materials should be covered when not being used;
A 15 mile per hour speed limit should be enforced on unpaved surfaces;
Trucks hauling debris, construction materials or earth should be covered;
Streets surrounding construction sites should be swept at least once daily; and
Contractors should appoint a dust control monitor to oversee implementation of these
measures.
Other dust control measures shall be applied as determined by the City.

3.

Non-residential uses shall comply with the Alameda County Urban Runoff Clean Water program.

4.

If implementation of specific development projects on vacant parcels with grassland or ruderal
cover would occur during the months of April through August, it is required that a qualified
biologist conduct site-specific surveys for burrowing owls. If nests are encountered, an appropriate
buffer zone shall be established, and construction activities shall be prohibited within this zone
during the nesting season (typically April through July). Representatives of the California
Department of Fish and Game shall be consulted to determine whether the nest burrow should be
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protected and permanent buffer be established or whether the nest site may be destroyed once the
young have fled. Construction activities within the buffer zone shall not proceed until the qualified
biologist has determined that the owls have fled and the nest can be destroyed or a California
Department of Fish and Game approved relocation plan is successfully implemented.
5.

Noise studies shall be conducted as part of any proposed noise sensitive or noise generating land
uses. The study shall identify means to control outdoor and, for noise sensitive uses, indoor noise
levels consistent with the standards in the General Plan.

6.

As part of any development in Subarea 7:

7.

a.

Subsurface exploration for the presence or absence of important cultural deposits shall be
conducted prior to any grading. This policy shall be implemented consistent with Mitigation
Measure H-1a of the Environmental Impact Report prepared for the DIPSA Specific Pla n.

b.

An architectural historian should be consulted prior to any grading to determine whether the
farm house is a significant historic or architectural resource.

In the event that subsurface cultural deposits or features are encountered during any development
within the DIPSA, work in the immediate vicinity of the find should be halted, a professional
archaeologist should be consulted, and an appropriate course of action should be developed which
is acceptable to all concerned parties. All such procedures should be conducted in conformance
with the cultural resources management requirements of Appendix K of the State CEQA
Guidelines.
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V. Financing Plan
2006 UPDATE
This chapter provides an update to the Financing Plan in the 1994 DIPSA Specific Plan (Specific Plan)
which described how infrastructure and improvements needed to support DIPSA development would be
financed. Many of the financing policies and mechanisms included in the 1994 Specific Plan have been
successfully implemented during the interim between 1994 and this 2006 update. Similar themes recur in
the 2006 update such as assuring adequate funding for the Specific Plan, requiring development to pay its
own way, and utilizing a variety of funding sources at all levels of government to the greatest extent
possible and appropriate. This chapter specifically provides:
•
•
•
•

A restatement of financing policies for the Plan area which will guide how funding for
improvements will be sourced and distributed among the various landowners and public agencies
in the DIPSA;
An overview of the new capital program in the DIPSA including the added project descriptions
and estimated costs;
Descriptions of proposed funding sources and acceptable uses; and
An Action Plan for implementing the updated Financing Plan.

Financing Policies
The following nine policies provide direction for the overall financing of improvements in the DIPSA
which are needed to support both development in the Plan area and City policies on the creation of a high
level of intensity for the area in terms of public transit, employment, and housing.
1. Manage and control public improvement and other public costs .
1.1. Require dedication of land for road improvements and construction of road improvements
consistent with Citywide dedication policies.
2. Assure adequate funding for the public improvements and services necessary to support
continued development of the DIPSA.
2.1. Major development applications should be processed through a City-sponsored Development
Agreement that imposes financial obligations consistent with the Specific Plan. Successful
development projects within the DIPSA are a key to increasing real estate values in the Plan area
and related property tax increments and land-secured debt capacity.
2.2. Require development projects in the Specific Plan to fund over-sizing of facilities if required by
the City, subject to reimbursement from future developments benefiting from the over-sizing.
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2.3. Maximize regional, State and Federal funding available for public facilities to be built in the
DIPSA.
3. Mitigate any impacts of development upon public facilities located throughout the City.
3.1. Development in the DIPSA should be responsible for paying any City-wide impact fees that fund
City-serving community facilities.
3.2. Development within the DIPSA should be responsible for the costs of mitigating adverse
impacts on the City’s existing infrastructure and capital equipment over and above costs covered
by existing impact fees.
4. Provide a basis for “fair share” allocation of costs to benefiting properties and entities.
4.1. The full costs of the on-site and off-site public infrastructure and public services required to
support development in the Specific Plan should be borne by development within the DIPSA,
and from current DIPSA developers/landowners. Costs should be allocated according to the
benefit received, except where specific existing City, County, State or other revenue sources are
available, or financial assistance from the Redevelopment Agency is justified.
5. Obtain and leverage funding from other public agencies to reduce local costs for improvements
within the DIPSA.
5.1. Pursue intergovernmental agreements to further infrastructure development within the DIPSA.
Key entities with which agreements should be sought include Alameda County Transportation
Authority (Local Roadway Improvement, Option 2) and BART (station district area).
6. Provide public funding of improvements serving new development where justified by public
benefits and/or returns on investment.
6.1. Investment of discretionary funding available to the City, such as RDA tax increment financing,
should be prioritized for improvements that provide the broadest community benefit.
6.2. Public funding of infrastructure that benefits specific properties should be limited to that
necessary to achieve desired development patterns and timing.
7. Improve the financial strength and capability of the Union City Redevelopment Agency.
7.1. Use pay-as-you-go financing to the greatest extent possible. Use debt financing when necessary
to provide facilities in a timely manner, or when favorable financial conditions minimize the
costs of debt.
8. Create the institutional framework for the financing of public facilities.
8.1. Adopt Development Agreement guidelines for the DIPSA that establishes a fair share cost
allocation for the public improvements and capital equipment required to serve the development
of the Plan area.
8.2. If development occurs in the Hillside Area, permit adoption of a “Hillside fee benefit area”
ordinance. This ordinance could be designed to reimburse landowners within the DIPSA (or the
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City) for a fair share cost allocation for required off-site transportation and flood control channel
and detention pond improvements that benefit development in the Hillside GPA and are
provided within the DIPSA.
8.3. Implement measures contained in the General Plan’s land use goals and policies for the station
district area.
9. Provide adequate funding for ongoing public services.
9.1. Pursue strategies to maximize sales tax and assessed value increases.
9.2. Require private security at all DIPSA construction sites; assure adequate lighting; and design
projects consistent with the City’s Security Ordinance in order to minimize police costs.
9.3. Consider benefit assessments or special taxes, at the appropriate level, for new residents of the
DIPSA to fund City-wide municipal services such as police and fire protection.
CAPITAL PROGRAM
This Capital Program provides a complete look at DIPSA projects from 1994 through the expected
buildout of the Plan area. As 1994 is considered the “base year” for the Finance Plan, some projects
included here have already been completed or are currently under construction while others have
associated descriptions, cost estimates, and funding sources which are expected to occur while the Plan
area continues to develop. All are included to provide a full portrayal of the Plan area and the
infrastructure which is either now online or in planning. Cost estimates, based on the best data available
to date, are shown below and project descriptions are provided at the end of this section.
COST ESTIMATES
Table 3 provides cost estimates for each of the projects envisioned for the Plan area. As identified in the
table, these costs will be funded by a variety of sources, one of which is the DIPSA Development Fee.
Other funding sources for projects within the Plan area include the Capital Facilities Fee, Redevelopment
Agency funds, development agreements and other local, State and Federal sources. Total costs for
improvements located in the DIPSA are estimated at about $384.5 million. This total includes the capital
program from 1994 in addition to improvements planned by the City to support a regional transportation
hub in the station district area. The estimated costs for Local Roadway Improvement, Option 2 (LRI) and
the intermodal facility compose almost 50 percent of the total improvements in the Plan area.
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Other items which account for a significant amount of the improvement costs are the Decoto Road Grade
separations (the Union Pacific Railroad (UPRR) Niles and Oakland Subdivisions make up 13 and 8
percent, respectively, of the total) and the parking structure, community center, and East Plaza at the
intermodal station (together, 12 percent of the total).
DESCRIPTION OF IMPROVEMENT ITEMS
A DIPSA Capital Program was established as part of the Specific Plan prepared in 1994. The 1994
DIPSA Capital Program has been comprehensively updated and expanded in 2006, retaining original
projects (with updated cost estimates) and adding new projects now considered necessary to complete
buildout of the DIPSA. The following section provides brief descriptions of the projects in the DIPSA
Capital Program.
1. Intermodal Station.
1.1. Intermodal Facility. The intermodal facility is a regional transit facility that will provide
connections among BART, bus and passenger rail at one location. The various modes of transit
will be interconnected with a common concourse at the ground level. A free pedestrian passthrough will also be provided to link the east and west sides of the facility.
1.2. Parking Structure. A public parking structure will support the intermodal station, transit uses
and the surrounding high-density, mixed-use development of the DIPSA.
1.3. East Plaza. A plaza on the east side of the intermodal facility will provide open space in the
high-density intermodal station area and create a new ‘front door’ to the facility. The plaza will
also provide a public open space to support community activities.
1.4. Community Center. A new community center will support the intermodal station area and the
new DIPSA residential neighborhoods. One of the concepts for the community center is a fine
arts facility. Another concept is the Union City branch library. The building will be adjacent to
and integrated with the East Plaza.
2. Parks/Landscaping. Cumulative residential development in the DIPSA is projected to result in an
increased population of about 6,700. Based on the City's current park standard the DIPSA would need
to provide about 20 new acres of park land. It should be noted that a nine-acre joint school
ground/park has already been completed in Subarea 1 and a four-acre “dog” park has been completed
in Subarea 2a. Expansion of Arroyo Park in Subarea 7 is anticipated.
All new park acreage, inside the DIPSA and out, is administered by Union City's Public Works
Department (PWD). The population growth in the DIPSA will place more demand on the nearby
parks, such as Kennedy Park. Landscaping and enhancements would be needed to support the
continued growth in demand.
3. Public Facilities/Capital. To support the DIPSA, new equipment for police, fire, and public works is
needed. In addition, the 1994 DIPSA Capital Program included construction of a new elementary
school.
3.1. Equipment List.
3.1.1. Initial Equipment Program – Fire, Police, Public Works
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3.1.2. Continuing Equipment Program – Fire, Police
3.1.3. Fire Truck, Engine equipment, other related equipment
3.1.4. Fire - Construction of Station #3, Fixtures, and Equipment
3.2. Elementary School. It was anticipated that residential development in the DIPSA would
generate the need for an additional elementary school, to be owned and managed by the New
Haven Unified School District (NHUSD). This school has been constructed and is located at the
intersection of Decoto Road and Seventh Street.
4. Transportation. There are several transportation components that are required to support the DIPSA
Specific Plan. These transportation components include Local and Regional improvements.
4.1. Local. Local improvements include those transportation and roadway infrastructure
improvements that are needed to implement the DIPSA Specific Plan and are for the primary
benefit of the DIPSA. These improvements include:
4.1.1. Eleventh Street Engineering and Construction – Eleventh Street is a four-lane parkway
that connects Decoto Road to the LRI.
4.1.2. Eleventh Street Enhancements – The enhancements to 11th Street will create a distinct
identity for this main commercial and residential street in the DIPSA.
4.1.3. Decoto Road Connector – The Decoto Road connector will provide a new entry to the
intermodal facility off of Decoto Road. This roadway will connect to the BART property
and will facilitate auto and bus circulation movements.
4.1.4. Pedestrian Paseo – The paseo is a pedestrian spine that links the former PG&E property
to the intermodal facility and to properties west of BART. The paseo would also link to a
rail crossing (Shelton Connection) that will connect the research and development and
residential lands located east of the main UPRR freight line to the station district area.
4.1.5. Paving of Mission Boulevard, curbs and gutters – As a major access roadway to the
DIPSA, and one of the boundaries of the DIPSA, these improvements to Mission Blvd.
will serve to benefit the general DIPSA.
4.1.6. Shelton Connection – The Shelton Connection will provide an under or overpass across
the UPRR main freight rail line to facilitate access to the station district area.
4.1.7. Soundwall along Niles subdivision (UPRR main freight line) – The soundwall will buffer
rail noise along Railroad Avenue and in the station district area. The wall will also
provide a safety barrier along Railroad Avenue, a public street.
4.1.8. Union Square Pedestrian Enhancements – Union Square will be enhanced to provide
pedestrian connections to the BART Station/intermodal facility and to create pedestrian
connections to the surrounding neighborhood.
4.1.9. Seventh Street realignment – This project is to align 7th Street to connect to the LRI.
4.2. Regional. Regional improvements include projects that provide a direct benefit to the DIPSA,
but are not necessarily limited to the boundaries of the DIPSA. Many of these improvements are
at the boundary of the DIPSA, or traverse the DIPSA.
The Local Roadway Improvement (LRI), formerly State Route 84, is a "regional" facility
designed to relieve regional congestion and provide improved access from I-880 to Mission
Boulevard. The LRI will provide internal access and also improve access from I-880, which will
be beneficial to the commercial and industrial properties in the DIPSA. The LRI will also
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improve access to the BART station, which is currently the source of significant traffic
congestion on Decoto Road. To accommodate future development called for in the Specific Plan,
the LRI will provide a vital link to service that development. In addition to local support, a
significant portion of the funding would come from Alameda County Measure B.
Other regional improvements include a grade sepa ration at Decoto Road to minimize train/auto
conflicts that will otherwise increase with the establishment of the passenger rail station at
BART on the UPRR Oakland Subdivision. The Niles Subdivision is a major freight line for
UPRR and freight rail traffic is expected to increase over the years.
Development in the DIPSA will increase traffic along Decoto Road, Alvarado-Niles Road, and
Mission Boulevard. To accommodate continued growth in the DIPSA, several intersections will
need improvements.
A full listing of the regional improvements is below.
4.2.1. Decoto Road Grade Separation – UPRR Niles Subdivision
4.2.2. Decoto Road Grade Separation – UPRR Oakland Subdivision
4.2.3. Intersection Improvements - Decoto Road / Alvarado-Niles Road
4.2.4. Intersection Improvements - Union Square / Alvarado-Niles Road
4.2.5. Intersection Improvements - Union Square / Decoto Road
4.2.6. Local Roadway Improvement (LRI) - Estimated Union City Share
4.2.7. Local Roadway Improvement (LRI) – State and other jurisdictions’ share
5. Utilities. Utilities include infrastructure improvements that are necessary to serve the new
development in the DIPSA or provide a direct benefit to the DIPSA. Construction of basic
infrastructure for residential serving utilities such as gas, electric, water, sewer, storm drains, and
street lighting have typically been performed by the property developers as residential tracts are
developed.
5.1. Line M Box Culvert Channel – The culvert is necessary to address safety and flooding and
support the redevelopment of the PSSC and former PG&E properties.
5.2. Line M Bypass and mitigation measures – The bypass is necessary to provide adequate storm
drainage for the DIPSA and will be implemented with the construction of the LRI.
5.3. Landscaping / Maintenance on top of the Line M Box Culvert – These improvements are
necessary to provide swales for clean water discharge into the storm drain system and to provide
a green belt through the station district area.
5.4. Gas, Electric, Telephone, etc. – General utility services necessary to serve the DIPSA.
5.5. Sewer and Water Ma ins – General improvements to serve the DIPSA.
5.6. Storm Drains – General improvements to serve the DIPSA.
5.7. Street Lighting – General improvements to serve the DIPSA.
5.8. Undergrounding of Utilities on Mission Boulevard – Decoto Road to the Fremont border –
Beautification of a primary arterial and major access roadway serving the DIPSA.
5.9. PG&E Tower Relocation for the LRI – the relocation of PG&E towers is necessary for the LRI.
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FINANCING MECHANISMS AND RESOURCES
Since 1994, several funding sources for the Plan area clean-up and improvements have been pursued by
Union City. In order to continue to adequately support DIPSA capital projects, funding for the Plan area
will be made up of a number of sources. The sources expected to make up the preponderance of funding
in the DIPSA are described below.
•

DIPSA Development Fee. A DIPSA development impact fee was adopted as envisioned in the
1994 Specific Plan and has been collected in the Plan area since 1994. This fee will be updated to
reflect the new capital program and updated cost estimates.

•

Other City Fees. In 2004, Union City adopted an updated Capital Facilities Fee (CFF) to fund
projects in the following four categories: Transit Facilities and Improvements; Public Buildings
and Improvements; Public Safety/Public Works Facilities and Equipment; and Parks and
Recreation Facilities and Improvements. These fees are currently charged to all new residential
units. Some items in the DIPSA Capital Program are either partially or wholly funded through
these fees. In additio n to the CFF, the City has adopted impact fees and connection charges for a
variety of public facilities and City costs including fees for traffic, sewer, storm drain, street trees,
and parks.

•

Development Agreement. Since the 1994 Specific Plan, essentia l infrastructure projects such as
internal roads and storm drainage have been constructed as a result of development agreements.
The City will continue to use development agreements, which provide developers with assurances
concerning land use entitlements in exchange for financial commitments beyond those that could
be justified through typical subdivision ordinance dedications and exactions and/or impact fees.

•

Redevelopment Agency. The Redevelopment Agency used tax increment funding and financing
to spearhead toxics remediation and clean-up of the DIPSA, among other improvements, which
enabled development in the Plan area to occur. Tax increment dollars will continue to be used to
support capital projects in the DIPSA.

•

Other Local/State/Federal Sources. The City has in the past received funding for public
facilities from other levels of government, including the State and Federal government. Continued
application to and the securing of outside funding sources are essential to ensuring a fully funded
DIPSA capital program.

•

Mello-Roos Community Facilities District. A Mello-Roos Community Facilities District (CFD
No. 96-1) was established in the DIPSA in 1994 to fund services associated with park and open
space maintenance, police services, and fire suppression and protection services. The City may
choose to apply this existing CFD to newly developing properties or may provide an alternate
mechanism by which landowners will support the services noted above.

ACTION PLAN
In order to ensure that financing for the DIPSA capital program is appropriately funded, the following
actions will need to occur.
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1. Adopt a new impact fee resolution and/or ordinance.
A number of additional projects have been added to the capital program for the DIPSA since the original
impact fee level was adopted. In order to ensure that upcoming projects contribute fairly to these
improvements and capital items, the City will take the appropriate steps to enact a new fee level.
2. Annex selected properties into an appropriate CFD.
Several CFDs are established in Union City. The City, in conjunction with property owners, should
determine which CFD future developments should be annexed into. It is essential that properties provide
the level of funding needed to support public services for new populations and that the administrative
actions required to include properties in the applicable CFDs are minimized.
3. Continue Redevelopment Agency funding of essential DIPSA infrastructure.
The City should determine to what extent it will be able to contribute redevelopment funds to the
financing of new infrastructure in the DIPSA.
4. Seek regional, State, and Federal funding.
The pursuit of funding from sources outside of the City, particularly for transportation projects, should be
prioritized. The completion of several planned projects in the DIPSA, including those which will
contribute to well-functioning railway crossings and better access to BART, have implications for
jurisdictions and agencies outside of Union City. The City has secured funding in the past from these
types of sources and should dedicate sufficient staff resources to ensure competitive funding petitions.

DIPSA Specific Plan

Financing Plan V- 9

