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CITY OF HAYWARD 
777 B STREET, HAYWARD, CA 94541-5007 

(510) 583-4205 / www.hayward-ca.gov 
LIVE BROADCAST – LOCAL CABLE CHANNEL 15 

 
 

AGENDA 
HAYWARD PLANNING COMMISSION 
Thursday, March 08, 2012 , AT 7:00 PM  

COUNCIL CHAMBERS 
 
 

MEMBERS OF THE AUDIENCE WISHING TO ADDRESS THE PLANNING COMMISSION:   
Obtain a speaker’s identification card, fill in the requested information, and give the card to the Commission Secretary. The 
Secretary will give the card to the Commission Chair who will call on you when the item in which you are interested is being 
considered. When your name is called, walk to the rostrum, state your name and address for the record and proceed with your 
comments. The Chair may, at the beginning of the hearing, limit testimony to three (3) minutes per individual and five (5) 
minutes per an individual representing a group of citizens for organization. Speakers are expected to honor the allotted time. 
 

 
ROLL CALL 
 
SALUTE TO FLAG 
 
PUBLIC COMMENT: (The PUBLIC COMMENTS section provides an opportunity to address 
the Planning Commission on items not listed on the agenda. The Commission welcomes your 
comments and requests that speakers present their remarks in a respectful manner, within 
established time limits and focus on issues which directly affect the City or are within the 
jurisdiction of the City. As the Commission is prohibited by State law from discussing items not 
listed on the agenda, your item will be taken under consideration and may be referred to staff for 
further action). 
 
NON-ACTION ITEMS: (Presentation items are non-action items. Although the Commission 
may discuss or direct staff to follow up on these items, no formal action will be taken. Any 
formal action will be placed on the agenda at a subsequent meeting in the action sections of the 
agenda). 
 
PRESENTATION: 
 
1. Route 238 Corridor Improvement Project – Construction Update 
 
ACTION ITEMS: (The Commission will permit comment as each item is called for Public 
Hearing. Please submit a speaker card to the Secretary if you wish to speak on a public hearing 
item). 
 
PUBLIC HEARINGS: For agenda item No. 2 the decision of the Planning Commission is final 
unless appealed. The appeal period is 10 days from the date of the decision. If appealed, a public 
hearing will be scheduled before the City Council for final decision. 

 

 

Assistance will be provided to persons requiring accommodations for disabilities in compliance with the 
Americans with Disabilities Act of 1990. Persons needing accommodation should contact Sonja Dal Bianco 48 
hours in advance of the meeting at (510) 583-4204, or by using the TDD line for those with speech and hearing 
disabilities at (510) 247-3340. 
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2. Conditional Use Permit Application PL-2011-0132 / Tentative Tract Map Application 
PL-2011-0133 – KB Design and Consulting, Ben Wong (Applicant) / Maple Court 
Homes (Owner) – Request to Construct 44 Residential Condominium Units Within a 
Five-Story Building.  The Project Consists of Four Properties Located at 22471-22491 
Maple Court, West Side Between McKeever Avenue and A Street and is Located Within 
the Central City Commercial (CC-C) District 

 
 Staff Report 
 Attachment I - Site Plan Map 
 Attachment II - Area Map 
 Attachment III - Initial Study and Neg Dec 
 Attachment IV - CUP Findings 
 Attachment V - CUP Conditions of Approval 
 Attachment VI - Tract Findings 
 Attachment VII - Tract Conditions of Approval 
 Attachment VIII - Development Plans 

 
COMMISSION REPORTS: 
 
3. Oral Report on Planning and Zoning Matters 
 
4. Commissioners’ Announcements, Referrals 

 
APPROVAL OF MINUTES 

 
5. December 15, 2011 
 
ADJOURNMENT  
 
 
PLEASE TAKE NOTICE that if you file a lawsuit challenging any final decision on any public hearing 
item listed in this agenda, the issues in the lawsuit may be limited to the issues which were raised at the 
City's public hearing or presented in writing to the City Clerk at or before the public hearing. PLEASE  
TAKE FURTHER NOTICE that the City Council has adopted Resolution No. 87-181 C.S., which 
imposes the 90 day deadline set forth in Code of Civil Procedure section 1094.6 for filing of any lawsuit 
challenging final action on an agenda item which is subject to Code of Civil Procedure section 1094.5. 
 
NOTE: Materials related to an item on this agenda submitted to the Planning Commission after 
distribution of the agenda packet are available for public inspection in the Permit Center, first floor at the 
above address. Copies of staff reports for agenda items are available from the Commission Secretary and 
on the City’s website the Friday before the meeting. 
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DATE: March 8, 2012 
 
TO: Planning Commission  
 
FROM: Tim R. Koonze, Associate Planner 
 
SUBJECT: Conditional Use Permit Application PL-2011-0132 / Tentative Tract Map 

Application PL-2011-0133 – KB Design and Consulting, Ben Wong 
(Applicant) / Maple Court Homes (Owner) – Request to construct 44 
residential condominium units within a five-story building.   

 
 The project consists of four properties located at 22471-22491 Maple Court, 

west side between McKeever Avenue and A Street and is located within the 
Central City Commercial (CC-C) District 

 
RECOMMENDATION 
 
That the Planning Commission 1) adopts the Initial Study and Negative Declaration, 2) approves the 
Conditional Use Permit to allow residential units on the first floor , and 3) approves the tentative 
tract map creating 44 condominium units, pursuant to the attached findings and conditions of 
approval. 
 
SUMMARY 
 
The applicant is requesting to construct 44 condominium units within a five-story building with 
underground parking.  All units meet the minimum private space requirements and the project meets 
the overall group open space requirements.  The Zoning Ordinance allows ground-floor units in the 
Central City Commercial District with an approved conditional use permit.  It would not be feasible 
to put commercial units on the first floor due to the lack of pedestrian shopping traffic along Maple 
Court. 
 
The parking for the project is located in an underground garage and a portion of the first floor.  The 
parking complies with the City’s Off-Street Parking regulations in terms of number of spaces and 
design.   
 
The existing single-family home has a moderate level of historic integrity and is considered a 
significant historic resource, per the California Environmental Quality Act (CEQA).  A condition of 
approval would require that the home be relocated to a site within a neighborhood that supports 
other historically significant homes in Hayward.  By relocating the home, impacts related to historic 
significance would be considered less-than-significant, per CEQA.  Therefore, a Negative 
Declaration has been processed for this project.  On the ground floor at the rear of the building there 
is a large flat wall with no openings that faces the parking lot of the adjacent property.  A condition 
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of approval would require that this wall be designed to discourage graffiti.  The applicant is 
proposing to put  trellises and vines between decorative stucco columns, which would discourage 
graffiti.  The design shall meet the approval of the Planning Director. 
 
BACKGROUND 
 
The proposed project would occupy four contiguous parcels.  There is a parking lot on one, a 
commercial building on another, a vacant paved parcel on the third and a single-family home on the 
remaining parcel.  The home has a high level of historical value due to its well-preserved early-
century bungalow design. 
 
The site is relatively flat and located within a developed urban area.  Commercial uses surround the 
site and, adjacent to the rear of the property, a large parking lot serves the adjacent medical office 
building. 
 
DISCUSSION 
 
Project Description - The applicant proposes to construct 44-condominium units within a five-story 
building over an underground garage.  Each unit has two bedrooms and two bathrooms with the 
exception of one unit that is a one-bedroom unit with one bathroom.  The units range in size from 
804 to 1198 square feet and each has either a private patio or a private balcony that meets the 
minimum private open space requirements.  The units that front along Maple Court all face toward 
the street and each has a raised porch.  The proposed 26-foot-wide driveway serving the project 
provides adequate circulation and meets the Fire Department accessibility requirements. 
 
Architectural Design –The building has a contemporary design with large reliefs that vary from 5 
feet to 12 feet in depth that creates defined shadow lines consistent with the City’s Design 
Guidelines.  The building has a stucco exterior and a tile roof.  The windows are accented with 
heavy trim or balconies.  The paint scheme includes a variety of colors that emphasize the building 
reliefs.  The first-story unit entries along Maple Court include raised porches with arched entryways. 
 
The rear of the building carries a similar design incorporating building offsets.  On the ground floor 
at the rear of the building there is a large wall with no openings that faces the parking lot of the 
adjacent property.  To discourage graffiti and minimize visual negative impacts of such wall, the 
architect proposes to treat this wall with a metal trellis that would support vines situated between 
decorative spaced columns.  The trellis and ivy not only improve aesthetics,but also make it difficult 
to access the wall, discouraging graffiti.  A condition of approval would require that all graffiti be 
removed within 48 hours of notification. 
 
Open Space – The project meets the private and group open space requirements specified in the 
Zoning Ordinance.  This will be achieved by utilizing a combination of private yard areas, private 
balconies and providing a group open space of 1,418-square-feet on the second floor at the front of 
the building.  The open space area would have amenities such as arbors and benches.  A detailed 
amenity plan will be submitted as part of the improvement plans.  The design must meet the 
approval of the City’s Landscape Architect. 
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Conditional Use Permit - The Central City Commercial (CC-C) District allows high-density 
residential use, as a primary use, but only above the first floor of commercial use.  There are no 
other retail stores on Maple Court; therefore, there is very little pedestrian traffic to warrant the 
construction of ground floor commercial units and the applicant is proposing residential units on the 
ground floor.  The zoning district allows residential units on the ground floor when associated with 
the approval of a conditional use permit.  Staff recognizes that pedestrian traffic is almost non-
existent on Maple Court and, therefore, supports the ground floor residential units as described in 
detail below.  The project should, however, create additional pedestrian traffic for the shops along 
the Foothill Boulevard corridor and A Street. 
 
Conditional Use Permit Findings - In order for the Conditional Use Permit Application to be 
approved, the following findings must be made: 
 

A. The proposed use is desirable for the public convenience or welfare. 
 
 The development is compatible with the surrounding structures and uses in that it is 

immediately adjacent to and in the vicinity of other developments of a similar scale, such as 
the adjacent four-story medical office building and as designed creates a harmonious setting 
and is an attractive addition to the Downtown.  Multi-family residential use is desirable for 
the downtown area as specified in the purpose of the Central City-Commercial District as 
defined in the Zoning Ordinance and the Downtown Design Guidelines as it provides a 
resident population in the downtown to support retail establishments and encourage 
downtown activity. 

 
B. The proposed use will not impair the character or integrity of the zoning district and 

surrounding area. 
 

 The development takes into consideration physical and environmental constraints in that the 
five-story building is of a similar size to the adjacent four-story medical office building.  The 
high density residential use is permitted within the zoning district and is a preferred use over 
the existing uses as the proposed multi-family development  provides a resident population 
in the downtown to support retail establishments and encourage downtown activity. 

 
C. The proposed use will not be detrimental to the public health, safety, or general welfare. 
 
 The development will be operated in a manner determined to be acceptable and compatible 

with surrounding development in that as conditioned the property will be managed by a 
homeowner’s association and Conditions, Covenants & Restrictions would be established to 
manage the property.  The City’s Transportation Manager reviewed the proposed project 
and concluded that the vehicle trips generated by the 44 unit development would not have a 
significant impact on Maple Court or A Street. 

 
D. The proposed use is in harmony with applicable City policies and the intent and purpose 

of the zoning district involved. 
 
A condition of approval requires that the historic home be preserved by relocating it to a site 
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within a neighborhood that supports other historically significant homes in Hayward. 
Preservation of historic homes is encouraged by the City’s Historic Preservation Ordinance.  
The proposed project conforms to the Downtown Design Plan with respect to the density 
specified for multi-family residential uses, setbacks, building heights and the purpose of the 
Central City district to promote multi-family housing.  The project also conforms to the 
City’s Design Guidelines in that the architectural design incorporates offsets to break up 
building mass, utilizing recessed balconies, continuous roof around the building and 
accented entry features. 

 
Tentative Tract Map - A tentative tract map is being processed with this proposal to create 
residential condominium units within the proposed structure.  If the tentative map is approved, a 
final map will be processed and recorded, allowing each unit to be sold separately. 

The proposed subdivision creates forty four residential condominium units with underground 
parking in the Central City Commercial District.  Access into the development will be provided via 
a twenty-six foot wide driveway to Maple Court. 

The proposed subdivision is an in-fill development site and there are utilities available to the site 
with adequate capacity to serve the proposed development.  A water meter for each unit would be 
installed along Maple Court street frontage and would be flush with the sidewalk.  An existing 
streetlight will be relocated and replaced with an LED streetlight. 
 
The formation of a Homeowners’ Association (HOA) and the creation of Conditions, Covenants, 
and Restrictions (CC&R's) will be required so that the HOA will be responsible for maintaining the 
driveway, private lightings, private utilities, and other privately owned common areas and facilities 
on the site, including, but not limited to, cleanwater treatment facilities, landscaping, and decorative 
and pervious paving. 
 
In the event that the City determines that a Community Facilities District (CFD) for public services 
is required, based on Chapter 8, Article 17 of the Hayward Municipal Code, as amended by City 
Council Resolution 09-049, the developer shall pay the costs of providing public safety services to 
the project should the project generate the need for additional public safety services.  The developer 
may pay either the net present value of such costs prior to issuance of building permits, or the 
developer may elect to annex into a special tax district formed by the City and pay such costs in the 
form of an annual special tax.  The developer shall post an initial deposit of $20,000 with the City 
prior to or concurrent with the submittal of the final subdivision map and improvement plans to 
offset the City’s cost of analyzing the cost of public safety services to the property and district 
formation, should the developer elect to annex into a special tax district. 
 
Findings for the Tentative Tract Map - In order for a Tentative Tract Map to be approved, the 
Planning Commission must make the following findings: 
 

A. The tentative tract map substantially conforms to the State Subdivision Map Act, the City’s 
Subdivision Regulations, the General Plan, and the City of Hayward Zoning Ordinance. 

B. Upon the completion of remediation recommended by the project Geotechnical Engineer the 
site is physically suitable for the proposed type of development. 
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C. The design of the subdivision and the proposed improvements are not likely to cause 
substantial environmental damage or substantially and avoidably injure fish or wildlife or 
their habitat. 

D. The design of the subdivision and the proposed improvements are not likely to cause serious 
health problems. 

E. Upon completion of the proposed improvements the streets and utilities would be adequate 
to serve the project. 

F. None of the findings set forth in Section 66474 of the Subdivision Map Act for denial of a 
tentative map have been made. 

 
Environmental Review - An Initial Study and Negative Declaration have been prepared for the 
project pursuant to the California Environmental Quality Act (CEQA) (see Attachment III).  No 
significant environmental impacts are expected to result from the project.  The review period for the 
environmental documents ended February 23, 2012.   
 
Staff received a concern from an A Street business owner expressing concern about traffic 
generated from the site creating congestion during peak traffic hours.   The City’s Transportation 
Manager reviewed the proposed project and concluded that the 44 unit development would have 
virtually no impact on Maple Court or A Street.  According to the Institute for Traffic Engineers 
Trip Generation handbook, the project would generate 15 additional trips during the morning peak 
hour (0.34 trips per residential unit) and 17 trips during the evening peak hour (0.38 trips per 
residential unit).  Since all of the turns at Maple Court and A Street will be right turns as a result of 
the Route 238 Corridor Improvement Project, the impact on this intersection’s operations will be 
negligible. 
 
PUBLIC CONTACT 
 
On July 18, 2011, a Referral Notice was mailed to every property owner and occupant within 300 
feet of the subject site, as noted on the latest County Assessor’s records.  Planning staff received no 
responses as a result of that notification. 

 
On February 17, 2012, a Notice of this Public Hearing was published in The Daily Review.  In 
addition, a Referral Notice was mailed to every property owner and occupant within 300 feet of the 
subject site, as noted on the latest County Assessor’s records,  
 
Staff received a comment from a Prospect Avenue resident who supports the development of the 
site, but who indicates commercial spaces should occupy the first floor.  Staff supports allowing 
residential units, versus retail space, on the first floor as the project is not located within the retail 
core of the downtown and because of limited pedestrian traffic on Maple Court.  The City’s 
Economic Development Manager advises that retail space at this location would not be viable.  
Additional downtown residents will support the variety of commercial uses that exist within the 
downtown retail core. 
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The property manager of the adjacent four-story medical office building expressed support of the 
project but asked that the building height be reduced so that it doesn’t have the potential to interrupt 
the signals from the three cell antennas that are located on top of the medical offices building.  The 
proposed building and there is no evidence that there would be any interference to the existing 
antennas signals. 
 
NEXT STEPS 
 
The Planning Commission decision begins a 10-day appeal period.  If no appeal is filed within that 
time period, the applicant may proceed with submitting construction drawings and permit 
applications for the approved use.  If the Commission’s decision is appealed, the application would 
be scheduled for a future public hearing before the City Council. 
 
Prepared by:  Tim R. Koonze, Associate Planner 
 
Recommended by: 
 

 
_____________________________________ 
Richard Patenaude, AICP 
Planning Manager 
 
Approved by: 
 

 
 
_____________________________________ 
David Rizk, AICP 
Development Services Director 
 
 
Attachments: 
 Attachment I  Area Map 
 Attachment II  Site Plan Aerial 
 Attachment III  Initial Study Checklist and Negative Declaration  
 Attachment IV  Findings for Approval for the Conditional Use Permit 
 Attachment V  Conditions of Approval for the Conditional Use Permit 
 Attachment VI  Findings for Approval for the Tentative Tract Map 
 Attachment VII  Conditions of Approval for the Tentative Tract Map 
 Attachment VIII  Development Plans 
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Attachment IV 
 

 
CITY OF HAYWARD 
PLANNING DIVISION 

CONDITIONAL USE PERMIT 

March 8, 2012 

 

Conditional Use Permit Application PL-2011-0132 / Tentative Tract Map Application PL-
2011-0133 – KB Design and Consulting, Ben Wong (Applicant) / Maple Court Homes 
(Owner) – Request to construct 44 residential condominium units within a five-story building.  
The proposal includes allowing residential development on the first floor.  

The project consists of four properties located at 22471-22491 Maple Court, west side between 
McKeever Avenue and A Street (Assessor’s Parcel No’s 428-61-10, 11, 12-2 and 15-2).  The 
property is located within the Central City Commercial (CC-C) District. 

 
FINDINGS FOR APPROVAL 

 
A. The proposed project has been reviewed according to the standards and requirements of the 

California Environmental Quality Act (CEQA) and an Initial Study Environmental 
Evaluation Checklist has been prepared for the proposed project.  The Initial Study has 
determined that the proposed project, with the recommended mitigation measures, could not 
result in significant effects on the environment. 

B. The proposed use is desirable for the public convenience or welfare. 
 
 The development is compatible with the surrounding structures and uses in that it is 

immediately adjacent to and in the vicinity of other developments of a similar scale such 
as the adjacent four-story medical office building and as designed creates a harmonious 
setting and is an attractive addition to the Downtown.  Multi-family residential use is 
desirable for the downtown area as specified in the purpose of the Central City-
Commercial District as defined in the Zoning Ordinance and the Downtown Design 
Guidelines as it provides a resident population in the downtown to support retail 
establishments and encourage downtown activity. 

 
C. The proposed use will not impair the character or integrity of the zoning district and 

surrounding area. 
 

 The development takes into consideration physical and environmental constraints in that 
the five-story building is of a similar size to the adjacent four-story medical office 
building.  The high density residential use is permitted within the zoning district and is a 
preferred use over the underutilized uses as multi-family developments  provides a 
resident population in the downtown to support retail establishments and encourage 
downtown activity. 
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D. The proposed use will not be detrimental to the public health, safety, or general 
welfare. 

 
 The development will be operated in a manner determined to be acceptable and 

compatible with surrounding development in that as conditioned the property will be 
managed by a homeowner’s association and Conditions, Covenants & Restrictions would 
be established to manage the property.  The City’s Transportation Manager reviewed the 
proposed project and concluded that the vehicle trips generated by the 44 unit 
development would not have a significant impact on Maple Court or A Street. 

 
E. The proposed use is in harmony with applicable City policies and the intent and 

purpose of the zoning district involved. 
 
A condition of approval requires that the historic home be preserved by relocating it to a 
site within a neighborhood that supports other historically significant homes in Hayward. 
Preservation of historic homes is encouraged by the City’s Historic Preservation 
Ordinance.  The proposed project conforms to the Downtown Design Plan with respect to 
the density specified for multi-family residential uses, setbacks, building heights and the 
purpose of the Central City district to promote multi-family housing.  The project also 
conforms to the City’s Design Guidelines in that the architectural design incorporates 
offsets to break up building mass, utilizing recessed balconies, continuous roof around 
the building and accented entry features. 
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Attachment V 

 CITY OF HAYWARD 
PLANNING DIVISION 

CONDITIONAL USE PERMIT 

March 8, 2012 

Conditional Use Permit Application PL-2011-0132 / Tentative Tract Map Application PL-
2011-0133 – KB Design and Consulting, Ben Wong (Applicant) / Maple Court Homes 
(Owner) – Request to construct 44 residential condominium units within a five-story building.  
The proposal includes allowing residential development on the first floor.  
 
The project consists of four properties located at 22471-22491 Maple Court, west side between 
McKeever Avenue and A Street (Assessor’s Parcel No’s 428-61-10, 11, 12-2 and 15-2).  The 
property is located within the Central City Commercial (CC-C) District 
 
This permit becomes void three years after the effective date of approval, unless prior to that time 
a building permit application has been submitted and accepted for processing by the Building 
Official, or a time extension of this application is approved.  Prior to final inspection all pertinent 
conditions of approval and all improvements shall be completed to the satisfaction of the 
Planning Director.  A request for an extension, approval of which is not guaranteed, must be 
submitted to the Planning Division at least 15 days prior to March 8, 2015. 

CONDITIONS FOR APPROVAL 
1. The permittee shall assume the defense of and shall pay on behalf of and hold harmless 

the City, its officers, employees, volunteers and agents from and against any or all loss, 
liability, expense, claim costs, suits and damages of every kind, nature and description 
directly or indirectly arising from the performance and action of this permit. 

2. Any proposal for alterations to the proposed site plan and/or design, which does not 
require a variance to any zoning code, must be approved by the Planning Director prior to 
implementation. 

3. The building permit plans shall incorporate the following information: 

a. A copy of these conditions of approval shall be included on a full-sized sheet(s) in the 
plan set. 

b. The plans shall show that pavement at the vehicular driveway and the pedestrian 
entries, shall be enhanced by the use of decorative pavement materials such as 
colored, stamped concrete (bomanite or equal), brick, concrete interlocking pavers or 
other approved materials.  The location, design and materials shall be approved by the 
Planning Director. 

c. A lighting plan prepared by a qualified illumination engineer shall be included to 
show exterior lighting design. Exterior lighting shall be erected and maintained so 
that adequate lighting is provided in all common areas.  The Planning Director shall 
approve the design and location of lighting fixtures, which shall reflect the 
architectural style of the building.  Exterior lighting shall be shielded and deflected 
away from neighboring properties and from windows of the building. 

d. The security gate entry shall be designed to conform to the Security Gate Ordinance. 
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e. Recommendations of the project geotechnical consultants, United Soil Engineering, 
Inc., shall be implemented, including those related to ground-motion parameters for 
use in structural design of buildings. 

4. Prior to issuance of a building permit: 

a. Final colors and materials selection shall be presented to the Planning Director for 
review and approval. 

b. Provide an architectural feature along the flat wall on the ground floor at the rear of 
the building to discourage graffiti such as a metal trellis that would support vines 
situated between decorative spaced columns.  The design shall meet the approval of 
the Planning Director. 

c. Documentation creating a homeowners association and Covenants, Codes and 
Restrictions (CC&R’s) shall be recorded.  Before recordation, the CC&Rs shall be 
submitted to the City Attorney for review and approval. 

d. The developer shall submit a soils investigation report to the satisfaction of the City 
Engineer. 

5. In the event that human remains’, archaeological resources, prehistoric or historic 
artifacts are discovered during construction of excavation, the following procedures shall 
be followed:  Construction and/or excavation activities shall cease immediately and the 
Planning Division shall be notified.  A qualified archaeologist shall be consulted to 
determine whether any such materials are significant prior to resuming groundbreaking 
construction activities.  Standardized procedure for evaluation accidental finds and 
discovery of human remains shall be followed as prescribed in Sections 15064.f and 
151236.4 of the California Environmental Quality Act. 

6. Prior to any construction occurring on the site, the existing single-family home, which 
has a moderate level of historic integrity and historic significance, shall be relocated to a 
site within a neighborhood that supports other historically significant homes in Hayward.  
The site chosen for the relocation shall be approved by the Planning Director. 

7. Prior to Certificate of Occupancy, the applicant shall pay an in-lieu fee of $320,000, 
calculated at a cost of $80,000 per the four affordable units required pursuant to the 
Inclusionary Housing Ordinance. 

8.  The developer shall pay the costs of providing public safety services to the project 
should the project generate the need for additional public safety services. The developer 
may pay either the net present value of such costs prior to issuance of building permits, or 
the developer may elect to annex into a special tax district formed by the City and pay 
such costs in the form of an annual special tax.  The developer shall post an initial deposit 
of $20,000 with the City prior to or concurrent with the submittal of the final subdivision 
map and improvement plans to offset the City’s cost of analyzing the cost of public safety 
services to the property and district formation, should the developer elect to annex into a 
special tax district. 

9.  

10. The applicant or homeowners association shall maintain in good repair all fencing, 
parking surfaces, common landscaping, lighting, trash enclosures, drainage facilities, 
project signs, exterior building elevations, etc.  The CC&Rs shall include provisions as to 
a reasonable time period that the building shall be repainted, the limitations of work 
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(modifications) allowed on the exterior of the buildings, and its power to review changes 
proposed on a building exterior and its color scheme, and the right of the homeowners 
association to have necessary work done and to place a lien upon the property if 
maintenance and repair of the unit is not executed within a specified time frame.  The 
premises shall be kept clean. 

11. The residents shall not use the parking spaces for storage of recreational vehicles, camper 
shells, boats or trailers. These spaces shall be monitored by the homeowners association. 
The homeowners association shall remove vehicles parked contrary to this provision. The 
developer shall include in the CC&Rs authority to tow illegally-parked vehicles. 

12. Utilities, meters, and mechanical equipment when not enclosed in a cabinet, shall be 
screened by either plant materials or decorative screen so that they are not visible from 
the street. Sufficient access for reading must be provided to meters. 

13. Any transformer shall be located underground or screened from view by landscaping and 
shall be located outside any front or side street yard. 

Landscaping: 
14. Prior to the approval of improvement plans, or issuance of a building permit, detailed 

landscaping and irrigation plans shall be prepared by a licensed landscape architect and 
submitted for review and approval by the City. Landscaping and irrigation plans shall 
comply with the City’s Water Efficient Landscape Ordinance. 

a. Provide tree key and legend or a note referring to specific landscape plan for 
landscape information on trees to be removed.  A separate tree removal permit 
shall be required from the City Landscape Architect for all trees that are to be 
removed prior to site demolition work. 

b. Prepare landscape and irrigation plans for each level separately.  Provide bark, 
pre-emergent, and groundcover in all planting beds.  When preparing irrigation 
plan, show point of connections clearly. 

c. Provide overlay of planter and tree locations in relation to structural column and 
light standard locations. 

d. Shrub spacing must be provided on Plant Legend when preparing Construction 
Documents.  All screening shrubs shall be a minimum 5-gallon in size. 

e. Provide details of group open space amenities, such as benches, tables, fencing, 
play equipment and barbecues. 

f. All trees, including Second Floor plantings, shall be planted per City Standard 
SD-122. 

g. Provide a detailed planting and irrigation plan including trees and shrubs for the 
10 foot wide landscaped area along the northerly property line.  Provide details of 
any amenities, such as benches, tables, fencing. 

16. One 24-inch box street tree is required for every 20-40 lineal feet of frontage. Spacing of 
the trees is dependant on the species of trees.  Smaller trees will require closer spacing.  
Trees shall be planted to fill vacancies in the street tree pattern, and to replace any 
declining or dead trees. Trees shall be planted according to the most current City 
Standard Detail SD-122. 

17. All trees shall be planted a minimum of 5 feet from any underground utilities, 15 feet 
from a light standard, and 30 feet from the face of a traffic signal, unless otherwise 
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specified by the City.  Root barriers shall be provided for all trees that are located within 
7 feet of paved edges or structures. 

18. Amend the soil with compost. Refer to www.stopwaste.org and www.bayfriendly.org for 
information.  The courtyard landscape shall use green-roof concepts and shall be utilized 
for bio-filtration, bio-retention and bio-detention. 

19. Landscape areas adjoining the common driveway shall be separated by a 6-inch-high 
class “B” Portland cement concrete curb. 

20. Prior to issuance of a Certificate of Occupancy, all landscape and irrigation shall be 
completed in accordance to the approved plan and accepted by the project landscape 
architect prior to submitting a Certificate of Final Acceptance.  The final acceptance form 
must be submitted prior to requesting an inspection by the City Landscape Architect.  An 
Irrigation Schedule shall be submitted prior to the final inspection and acceptance of 
improvements. 

21. Park in-lieu fee is required for each of the unit in the development.  Park in-lieu fee shall 
be applied at the rate in effect at the time a building permit is issued.  The fee schedule is 
updated annually with new fees taking effect on July 1 of each year.  The current fee for a 
multi-family dwelling is $9,653.  This fee will apply to 44 units.  No credit can be given 
for the existing single family home as it is required to be relocated.  The fee shall be paid 
to the City prior to the date of the final inspection or the date of the certificate of 
occupancy is issued, whichever occurs first. 

Fire Department: 
22. Access 

a. Access requirements for this development shall be in compliance with the 
California Fire Code and Hayward Fire Department Standards. 

b. The driveway located in the south side of the building shall be shall be 26-feet-wide 
to accommodate the need for ladder truck operations.  The driveway shall be 
identified as an Emergency Vehicle Access lane (EVA)including red-painted 
curbing and the installation of fire lane signage as required by the Hayward Fire 
Department. 

c. The EVA shall maintain an unobstructed vertical clearance of 13.5 feet. 
d. The paved EVA shall be designed and engineered to withstand 75,000 lbs. gross 

vehicle weight (GVW) of fire apparatus. 
e. The proposed automated security gate at the entrance shall have a key switch to 

allow fire access.  The design shall be approved by the City Fire Department. 

23. Building Construction 

a. This building is determined to be “high-rise structure” be definition of Hayward 
Fire Code Ordinance No. 10-14. All high-rise requirements will be applicable, 
including a Fire Command Center. 

b. Fire Department connection shall be located on Maple Court within 100 feet to a 
fire hydrant. 

c. Fire hydrants and fire lanes for the development shall be operational and in service 
prior to the start of any combustible construction and/or storage of combustible 
construction materials. 
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d. Prior to issuance of a Certificate of Occupancy, final fire department/hazardous 
materials inspection is required to verify that requirements for fire protection 
facilities have been met, and actual construction of all fire protection equipment has 
been completed in accordance with the approved plan. Please contact the Fire 
Marshal’s Office at (510) 583-4910 at least 24 hours before the desired final 
inspection appointment. 

24. Fire Protection 

a. The building shall have an automatic fire sprinkler system installed per NFPA 13 
Standards. 

b. Design and installation of the Class 1 wet standpipe system shall be in conformance 
with NFPA 14 Standards. 

c. A manual fire alarm system with the occupant in notification is required and shall 
be install in accordance with NFPA 27. 

Solid Waste & Recycling: 
25. A Construction and Demolition Debris Recycling Statement must be submitted with the 

building permit application.  A Construction and Demolition Debris Recycling Summary 
Report must be completed, including weigh tags, at the COMPLETION of the project. 

Utilities: 
26. Each residential condominium must have an individual water meter and sanitary sewer 

lateral. 

27. Show gallon per minute demand on plans to determine proper meter sizes for residential 
and irrigation water use.  A reduced pressure backflow prevention assembly shall be 
installed as per City of Hayward Standard Detail 202 on all domestic and irrigation water 
meters. 

28. The building permit and tract improvement plans shall show the location of proposed 
water meters.  Water meters shall be located a minimum of six feet from sanitary sewer 
lateral as per State Health Code. 

29. Water and sewer service is available subject to standard conditions and fees in effect at 
time of application.  

30. Prior to discharge, additional sewer system capacity to accommodate the volume and 
waste strength of wastewater to be discharged from the site must be purchased at the rates 
in effect at the time of purchase. 

31. Add following notes to the building permit plans: 

(a) Provide keys/access code/automatic gate opener to utilities for all meters enclosed 
by a fence/gate as per Hayward Municipal Code 11-2.02.1. 

(b) Only water distribution personnel shall perform operation of valves on the 
Hayward Water System. 
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CITY OF HAYWARD 
PLANNING DIVISION 

 
TENTATIVE TRACT MAP 8084 

 
March 8, 2012 

 
Conditional Use Permit Application PL-2011-0132 / Tentative Tract Map Application PL-
2011-0133 – KB Design and Consulting, Ben Wong (Applicant) / Maple Court Homes 
(Owner) – Request to construct 44 residential condominium units within a five-story building.  
The proposal includes allowing residential development on the first floor.  
 
The project consists of four properties located at 22471-22491 Maple Court, west side between 
McKeever Avenue and A Street (Assessor’s Parcel No’s 428-61-10, 11, 12-2 and 15-2).  The 
property is located within the Central City Commercial (CC-C) District 
 

FINDINGS FOR APPROVAL 
 
A. The proposed project has been reviewed according to the standards and requirements of the 

California Environmental Quality Act (CEQA) and an Initial Study Environmental Evaluation 
Checklist has been prepared for the proposed project.  The Initial Study has determined that the 
proposed project, with the recommended mitigation measures, could not result in significant 
effects on the environment. 

B. The tentative tract map substantially conforms to the State Subdivision Map Act, the City’s 
Subdivision Regulations, the General Plan, and the City of Hayward Zoning Ordinance. 

C. Upon the completion of remediation recommended by the project Geotechnical Engineer the 
site is physically suitable for the proposed type of development. 

D. The design of the subdivision and the proposed improvements are not likely to cause 
substantial environmental damage or substantially and avoidably injure fish or wildlife or 
their habitat. 

E. The design of the subdivision and the proposed improvements are not likely to cause serious 
health problems. 

F. Upon completion of the proposed improvements the streets and utilities would be adequate to 
serve the project. 

G. None of the findings set forth in Section 66474 of the Subdivision Map Act for denial of a 
tentative map have been made. 
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CITY OF HAYWARD 
PLANNING DIVISION 

TENTATIVE TRACT MAP 8084 

March 8, 2012 

Conditional Use Permit Application PL-2011-0132 / Tentative Tract Map Application PL-
2011-0133 – KB Design and Consulting, Ben Wong (Applicant) / Maple Court Homes 
(Owner) – Request to construct 44 residential condominium units within a five-story building.  
The proposal includes allowing residential development on the first floor.  
 
The project consists of four properties located at 22471-22491 Maple Court, west side between 
McKeever Avenue and A Street (Assessor’s Parcel No’s 428-61-10, 11, 12-2 and 15-2).  The 
property is located within the Central City Commercial (CC-C) District 

Tentative Tract Map Application No. PL-2011-0133 is approved subject to the plans labeled 
Exhibit "A" and the conditions listed below.  This permit becomes void three years after the 
effective date of approval, unless prior to that time a building permit application has been 
submitted and accepted for processing by the Building Official, or a time extension of this 
application is approved.  A request for an extension, approval of which is not guaranteed, must 
be submitted to the Planning Division at least 15 days prior to March 8, 2015. 
 
Any modification to the approved plans or conditions shall require review and approval by the 
Planning Director.  If determined to be necessary for the public safety and general welfare, the City 
may impose additional conditions or restrictions on this permit. 
 
Unless otherwise stated, all necessary easements shall be dedicated, and all improvements shall be 
designed and installed at no cost to the City of Hayward. 
 
All improvements shall be designed and constructed in accordance with the City of Hayward 
Municipal Code – Chapter 10, Article 3, and Standard Specifications and Details – unless otherwise 
indicated hereinafter.  A copy of these approved conditions of approval shall be inscribed on full-
sized sheets in the tract improvement plan sheets. 

CONDITIONS FOR APPROVAL 
1. All construction shall meet the California Building Code (CBC) and all applicable City of 

Hayward Building Department Ordinances (Ordinance #02-13) and amendments.  Design 
and construction of all pertinent life safety and fire protection systems shall meet the 
California Fire Code and all applicable City of Hayward Fire Department Ordinances 
(Ordinance #02-13) and amendments in use by the Hayward Fire Department. 

2. The developer/subdivider’s Professional Engineers registered to practice in the State of 
California shall perform all design work unless otherwise indicated. 

3. Unless other stated, all documents, agreements, required improvement bonds or securities, 
completely signed improvement plans, and signed final map shall be submitted to the City 
for approval prior to presenting to the City Council for approval. 

42



Attachment VII 

2 
 

PRIOR TO APPROVAL OF THE TRACT IMPROVEMENT PLAN 

4. Tract Improvement Plans shall be approved prior to presenting to City Council for approval 
of Final Map.  Submit the following proposed improvement plans with supporting 
documents, reports and studies: 

a) Sixteen full size (22”x34”) sets of Preliminary Tract Improvement Plans including 
Grading and Erosion and Sediment Control Plans prepared by Registered Civil Engineer, 
and Sixteen full size (22”x34”) sets of Landscaping and irrigation plans prepared by a 
State of California Licensed Landscape Architect.  Two sets of plans shall have original 
signatures; 

b) Five sets of Drainage Plan, Hydrology map with supporting calculations and reports; 

c) Five sets of Cleanwater treatment plan with supporting calculations and reports; 

d) Ten sets of Preliminary Final Map with supporting documents and calculations; and, 

e) A complete Development Building Application Information Form consisting of: 1) 
Impervious Material Form and 2) Operation and Maintenance Information Form, which 
is available at Public Works Engineering and Transportation Division. 

TRACT IMPROVEMENTS PLANS 
Tract Improvement Plans, Grading and Erosion Control Plans, Drainage plans and calculations shall 
be reviewed and approved by the City Engineer.  Subject plans shall, in addition to the standard 
improvements, incorporate the following conditions and design requirements: 

Existing Public Streets: Maple Court: 
1. All existing utility poles and overhead utility lines along the project Maple Court frontage 

shall be removed and placed underground.  Location of utility joint trench shall be 
reviewed and approved by the City Engineer. 

2. One Standard LED Streetlight shall be installed along the project Maple Court frontage. 

3. Half width of Maple Court pavement section shall be ground two inches and overlaid with 
new asphalt pavement.  Tie-in pavement shall be seven inches of deep lift asphalt and a 
minimum of four feet wide. 

4. Any broken sidewalk along the property frontage that creates a tripping hazard, as 
determined by the City Engineer, shall be removed and replaced. 

New Common Driveway 
5. Proposed common driveway improvements shall be designed, generally reflective of the 

alignment and width shown on the submitted vesting tentative tract map, and as approved by 
the City Engineer. 

6. The driveway approach shall conform to City Standard Detail SD-110.  All existing driveways 
shall be removed and replaced with standard Portland Cement Concrete curb, gutter and 
sidewalk to match existing improvements. 

7. The common driveway shall have a twenty-six-foot-wide, measured face of curb to face of 
curb, travel lane that shall be constructed to the same standards as a public street. 

8. At least ten feet of decorative pavement section e.g. interlocking pavers or stamped colored 
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concrete, or bands of decorative paving, etc. shall be installed at the driveway entrance from 
the front property line.  One foot concrete band shall be provided around decorative materials.  
The Planning Director shall approve the material, color and design and the City Engineer 
shall approve the pavement section for the decorative paving.  Decorative pavements shall 
be capable of supporting a 75,000 lb. GVW load. 

9. No parking shall be allowed within the common driveway.  “No Parking” signs shall be 
installed and the locations of signs shall be approved by the Fire Chief and City Engineer. 

10. The on-site lighting shall have a decorative design approved by the Planning Director.  The 
locations of the lights shall be shown on the improvement plans and shall be approved by 
the City Engineer.  Such fixtures shall have shields to minimize “spill-over” lighting on 
adjacent properties that are not part of the tract. 

Storm Drainage 
11. The on-site storm drain system shall be a private system owned and maintained by the 

homeowners’ association. 

12. On-site grading shall be done in such a way to prevent surface stormwater runoff 
discharging into the underground garage. 

13. The proposed sump pump and energy dissipator structure shall be carefully designed with 
emergency release should the structure become blocked.  Failure of a pump system could 
result in flooding damage to the development.  The drainage pump system shall have two 
pumps, each individually capable of pumping the design flow rate, and have a standby 
power source.  The City will require a hold harmless document, to be recorded, from the 
property owner for the drainage pump system proposed. 

14. Minimum storm drain pipes in Maple Court shall be 12-inch in diameter RCP pipes and 
shall be located one foot from the face of curb for pipes up to twenty four inches in 
diameter.  The minimum cover over the pipe shall be three feet. 

15. The development shall not block runoff from, or augment runoff to, adjacent properties.  The 
drainage area map developed for the hydrology design shall clearly indicate all areas tributary 
to the project site.  Mitigation measures will be required to mitigate augmented runoff with 
off-site and/or on-site improvements. 

16. The latest edition of the Alameda County Flood Control and Water Conservation District’s 
Hydrology and Hydraulics Criteria Summary shall be used to design the storm drain 
system.  A detailed grading and drainage plan with supporting calculations and a completed 
Drainage Review Checklist shall be submitted, which shall meet the approval of the City 
Engineer, and in case of referral, the Alameda County Flood Control and Water Conservation 
District. 

17. No surface runoff is allowed to flow over the sidewalks and/or driveways.  Area drains shall 
be installed behind the sidewalks to collect all runoff from the project site. 

18. All storm drain inlets must be labeled "No Dumping - Drains to Bay," using City-approved 
methods.  The City does not advocate the use of a manufactured filtration system. 

19. An erosion and sedimentation control plan to prevent soil, dirt, debris and contaminated 
materials from entering the storm drain system, in accordance with the regulations outlined in 
the ABAG Erosion and Sediment Control Handbook shall be approved by the City Engineer 
prior to implementing throughout project construction. 
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 Stormwater Quality Requirements: 
20. The owner shall provide pertinent information for the preparation of a Stormwater 

Treatment Measures Maintenance Agreement by Engineering and Transportation Division 
staff.  The Maintenance Agreement shall be recorded with the Alameda County Recorder’s 
Office to ensure that the maintenance is bound to the property in perpetuity. 

21. The project plans shall include the storm drain design in compliance with post-construction 
stormwater requirements to provide treatment of the stormwater according to the National 
Pollutant Discharge Elimination System (NPDES) permit’s numeric criteria.  The storm drain 
design shall comply with the C.3 established thresholds and shall incorporate measures to 
minimize pollutants to the maximum extent practicable (MEP). 

22. The project plans shall identify Best Management Practices (BMPs) appropriate to the uses 
conducted on-site to effectively prevent the entry of pollutants into storm water runoff.  The 
proposed BMPs shall be designed to comply with the hydraulic sizing criteria listed in 
Provision C.3 of the Alameda County Clean Water Program (ACCWP) NPDES permit (page 
30).  In addition, the California Stormwater Quality Association’s Stormwater Best 
Management Practice Handbook New Development and Redevelopment, Subsection 5.5 on 
pages 5 – 12 has a section titled “BMP Design Criteria for Flow and Volume.”  Those 
materials are available on the internet at www.cabmphandbooks.com for your reference. 

23. The project should be designed to direct runoff to the landscaped yards and treatment facility, 
prior to entering into the underground pipe system.  Unit pavers should also be considered for 
impervious areas such as the driveways, parking areas and fire truck turnarounds.  Roof 
leaders shall discharge into a landscaped area or a grassy swale prior to stormwater runoff 
entering an underground pipe system. 

24. The developer/subdivider is responsible for ensuring that all contractors are aware of all storm 
water quality measures and implement such measures.  Failure to comply with the approved 
construction BMPs will result in the issuance of correction notices, citations or a project stop 
order. 

25. Landscaping shall be designed with efficient irrigation to reduce runoff, promote surface 
infiltration, and minimize the use of fertilizers and pesticides that can contribute to 
stormwater pollution.  Where feasible, as determined by the City Engineer and Landscape 
Architect, landscaping should be designed and operated to treat stormwater runoff.  
Landscaping shall also comply with the City’s “water efficient landscape ordinance.” 

Utilities 

Sanitary Sewer 
26. Sanitary sewer service is available subject to standard conditions and fees in effect at the 

time of application for service.  Sewer Connection fees are due and payable prior to final 
inspection. 

27. The proposed on-site sanitary sewer main shall be a private building court main and shall 
be designed and constructed to the City Standards and Specifications, and approved by the 
City Engineer. 

28. The private on-site sanitary building court sewer main shall have a six-inch diameter.  A 
manhole shall be installed at the change of flow direction, and the beginning and the end of 
each sanitary sewer main.  The sanitary sewer mains shall be located a minimum of 10 feet 
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from the water main.  Minimum horizontal separation between sanitary sewer main and 
storm drain pipe shall be four feet. 

29. Sanitary sewer laterals shall have cleanouts and be constructed per City Standard Detail 
SD-312. 

Water System 

30. Only City of Hayward Water Distribution Personnel shall perform operation of valves on 
the Hayward Water System. 

31. Provide water demand (gallons per minute) on the improvement plans so that proper water 
pipe and meter size may be determined.  Calculations shall be based upon fixture units 
using current California Plumbing Code.  Water meters serving each condominium 
residence shall be sized large enough to serve both domestic and fire sprinkler system. 

32. Water service is available subject to standard conditions and fees in effect at the time of 
application for service. 

33. Each residential unit shall have an individual radio read water meter. 

34. All radio-read water meters shall be placed in Maple Court sidewalk area (per SD-213).  
Water meters can be group together in a single row, supplied by a manifold line, per City 
Standard Detail SD-219. 

35. Water laterals shall be placed at a minimum of five feet from street trees.  Fire services and 
irrigation services must be separate services from domestic services. 

36. Water mains and services, including the meters, shall be located at least 10 feet 
horizontally from and one-foot vertically above any parallel pipeline conveying untreated 
sewage (including sanitary sewer laterals), and at least six feet from and one- foot vertically 
above any parallel pipeline conveying storm drainage, per the current California 
Waterworks Standards, Title 22, Chapter 16, Section 64572.  The minimum horizontal 
separation distances can be reduced by using higher grade piping materials. 

37. Separate irrigation water meters shall be installed for landscaping purposes. 

38. Dedicated private fire lines shall be installed per City Standard Details.  The dedicated fire 
lines can be used for private fire hydrants and for the building sprinkler systems.  
Individual sprinkler for each unit shall be reviewed under building permit application. 

39. The fire service line shall have an above ground Double Check Valve Assembly, per City 
Standards SD-201 and 204. 

40. A reduce pressure backflow preventer shall be installed behind the water meter per City 
Standard Detail SD-202. 

41. Any existing water meters and service lines that cannot be reused shall be removed by the 
City of Hayward Water Distribution Personnel at the owner’s/applicant’s expense. 

42. The 6-inch public water main within Maple Court may need to be upsized to meet fire flow 
demands depending on the type of building construction used.  The ultimate building and 
water flow design shall meet the approval of the Hayward Fire Department and the City 
Engineer. 
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Fire Protection 
43. Water Supply 

a. The number fire hydrants needed to be installed will depend on the type of building 
construction.  The current available fire flow would dictate that the building be a 
Type I construction, (primarily concrete construction).  If the applicant opts for a 
Type VB, the water main between the project site and the water main within A Street 
would have to be upsized to meet a minimum 4,000 gallon per minute (GPM) water 
flow.  A minimum four hydrants with a 400-foot hose lay distance to the building 
shall be required.  The water flow design and the water main upgrade shall meet the 
approval of the Hayward Fire Department and the City Engineer respectively. 

b. New fire hydrants shall be placed 50 feet from the building to be protected, if it is not 
feasible to place them at that distance, they may have to be closer in proximity in 
approved locations, subject to the approval of the Hayward Fire Department.  If fire 
hydrants are located so as to be subject to vehicle impacts as determined by the 
Hayward Fire Department, crash post shall be installed around the fire hydrant(s). 

c. The new fire hydrants shall be Double Steamer Hydrants, Clow Valve Company, 
Model 865 with one 2½-inch outlet and two 4½-inch outlets.  Blue reflector pavement 
markers shall be installed in Maple Court at the fire hydrant locations. 

44. Hazardous Materials 

a. Prior to issuance of Building or Grading Permits a final clearance shall be obtained 
from either the California Regional Water Quality Control Board or Department of 
Toxic Substance Control and submitted to the Hayward Fire Department to ensure 
that the property meets residential development investigation and cleanup standards.  
Allowance may be granted for some grading activities if necessary to ensure 
environmental clearances.  

b. Prior to grading:  Houses, structures and their contents shall be removed or 
demolished under permit in an environmentally sensitive manner.  Proper evaluation, 
analysis and disposal of materials shall be done by appropriate professional(s) to 
ensure hazards posed to development construction workers, the environment, future 
residents and other persons are mitigated. 

c. All wells, septic tank systems and others subsurface structures shall be removed 
properly in order not to pose a threat to the development construction workers, future 
residents or the environment.  These structures shall be documented and removed 
under permit when required. 

d. The Hayward Fire Department’s Hazardous Materials Office shall be notified 
immediately at (510) 583-4910 if hazardous materials or associated structures are 
discovered during demolition or during grading.  These shall include, but shall not be 
limited to:  actual/suspected hazardous materials, underground tanks, or other vessels 
that may have contained hazardous materials. 

e. During construction, hazardous materials used and hazardous waste generated shall 
be properly managed and disposed. 

Other Utilities (PG&E, cable, phone, etc...) 
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45. All service to dwellings shall be an "underground service" designed and installed in 
accordance with the Pacific Gas and Electric Company, AT&T (phone) Company and local 
cable company regulations.  All facilities necessary to provide service to the dwellings, 
including transformers and switchgear, shall also be undergrounded. 

46. All utilities shall be designed in accordance with the requirements of the City and 
applicable public agency standards. 

Homeowners’ Association and Conditions, Covenants and Restrictions 
47. A Homeowners’ Association (HOA) shall be formed and Conditions, Covenants, and 

Restrictions (CC&R's) shall be created so that the HOA will be responsible for maintaining 
the common driveway, private lighting, private utilities, and other privately owned 
common areas and facilities on the site, including, but not limited to Cleanwater treatment 
facilities, landscaping and decorative paving.  For any necessary repairs performed by the 
City in locations under the on-site decorative paved areas, the City shall not be responsible 
for the replacement cost of the decorative paving.  The replacement cost shall be borne by 
the HOA established to maintain the common areas within the association boundary.  The 
common area landscaping includes all areas except the private yards areas.  The CC&R’s 
will also contain a standard condition that if the homeowners’ association fails to maintain 
the common areas; including private streets, lights and utilities, the City of Hayward will 
have the right to enter the subdivision and perform the necessary work to maintain these 
areas and lien the property for their proportionate share of the costs. 

48. The CC&R’s shall describe how the stormwater BMPs associated with privately owned 
improvements and landscaping shall be maintained by the association.  The CC&Rs shall 
include, but are not limited to, the following provisions: 

a. Each unit owner shall automatically become a member of the association and shall be 
subject to a proportionate share of maintenance expenses. 

b. The association shall be managed and maintained by a professional property 
management company. 

c. A reserve fund shall be maintained to cover the costs of improvements and 
landscaping to be maintained by the Association. 

d. The homeowners’ association shall maintain the common area irrigation system and 
maintain the common area landscaping in a healthy, weed–free condition at all times.  
The homeowner’s association representative shall inspect the landscaping on a 
monthly basis and any dead or dying plants (plants that exhibit over 30% die-back) 
shall be replaced within fifteen days of notification. Plants in the common areas shall 
be replaced within two weeks of the inspection.  Trees shall not be severely pruned, 
topped or pollarded. Any trees that are pruned in this manner shall be replaced with a 
tree species selected and size determined by the City Landscape Architect, within the 
timeframe established by the City and pursuant to the Hayward Municipal Code. 

e. A provision that if the homeowners’ association fails to maintain the landscaping and 
irrigation in all common areas for which it is responsible so that owners, their families, 
tenants, or adjacent owners will be impacted in the enjoyment, use or property value of 
the project, the City shall have the right to enter upon the project and to commence and 
complete such work as is necessary to maintain the common areas and private streets, 
after reasonable notice, and lien the properties for their proportionate share of the costs, 
in accordance with Section 10-3.385 of the Hayward Subdivision Ordinance. 
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f. A requirement that the building exteriors and fences shall be maintained free of graffiti.  
A representative of the HOA shall inspect the premises on a weekly basis and any 
graffiti shall be removed within 48 hours of notification. 

g. A tree removal permit is required prior to the removal of any protected tree, in 
accordance with the City’s Tree Preservation Ordinance. 

h. Any future major modification to the approved site plan shall require review and 
approval by the Planning Commission. 

i. On-site lighting shall be owned and maintained by the homeowners association and 
shall have a decorative design approved by the Planning Director and the City 
Engineer. 

j. The private driveway shall be swept at least once a month. 

PRIOR TO FILING OF FINAL MAP 
49. Submit the following documents for review, approval or for project records: 

a. Signed Stormwater Treatment Measures Maintenance Agreement. 
b. Engineer’s estimate of costs, including landscape improvements. 
c. Signed Final Map. 
d. Signed Subdivision Agreement. 
e. Subdivision bonds. 
f. Draft Conditions, Covenants, and Restrictions (CC&R's). 

50. The final map shall be approved by the City Council.  The City Council meeting will be 
scheduled approximately sixty days after the final map is deemed technically correct, and 
Improvement Plans with supporting documents, reports and agreements are approved by the 
City Engineer.  The executed final map shall be returned to the City Public Works 
Department if Final Map has not been filed in the County Recorder’s Office within ninety 
days from the date of City Council’s approval. 

DEDICATIONS, EASEMENTS AND FINAL MAP 
51. The final map shall reflect all easements needed to accommodate the development.  The 

common driveway shall be designated as a Public Utility Easement (PUE), Public Assess 
Easement (PAE), and Emergency Vehicle Access Easement (EVAE). 

52. Prior to the approval of the final map, all documents that need to be recorded with the final 
map shall be approved by appropriate department managers, and any unpaid invoices or other 
outstanding charges accrued to the City for the processing of the subdivision application shall 
be paid. 

 
AGREEMENTS 
53. The developer/subdivider shall execute a subdivision agreement and post bonds with the 

City that shall secure the construction of the public improvements per Section 10-3.332 of 
the Municipal Code: Security for Installation of Improvements.  Insurance shall be 
provided per the terms of the subdivision agreement. 

54. The Stormwater Treatment Measures Maintenance Agreement for the project, prepared by 
Public Works Engineering and Transportation Division staff, shall be signed and recorded 
in concurrence with the Final Map at the Alameda County Recorder’s Office to ensure that 
the maintenance is bound to the property in perpetuity. 
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PRIOR TO GRADING OR SITE CONSTRUCTION 
55. Prior to the issuance of a grading permit and/or the beginning of any construction activity 

on-site, detailed grading, erosion and sediment control measures and drainage plans with 
supporting calculations and a completed Drainage Review Checklist shall be reviewed and 
approved of the City Engineer. 

56. Prior to the issuance of a grading permit and/or the beginning of any construction activity 
on-site, the developer/subdivider’s Engineer shall submit a completed 1) Development and 
Building Application Information: Impervious Surface Form, 2) Operation and 
Maintenance Information for Stormwater Treatment Measures Form, and 3) Information 
Request for Stormwater Treatment Measures Maintenance Agreement Form. 

57. Prior to the issuance of a tree-removal permit, landscape plans including a tree mitigation 
summary shall be submitted to the City Landscape Architect for review and approval.  The 
approved landscape plans and a summary of list of trees to be removed shall be attached to 
the tree removal permit. 

58. Prior to issuance of Building or Grading Permits a final clearance shall be obtained from 
either the California Regional Water Quality Control Board or Department of Toxic 
Substance Control and submitted to the Hayward Fire Department to ensure that the 
property meets residential development investigation and cleanup standards.  Allowance 
may be granted for some grading activities if necessary to ensure environmental clearances. 

59. Prior to grading:  Houses, structures and their contents shall be removed or demolished 
under permit in an environmentally sensitive manner.  Proper evaluation, analysis and 
disposal of materials shall be done by appropriate professional(s) to ensure hazards posed 
to development construction workers, the environment, future residents and other persons 
are mitigated. 

60. All wells, septic tank systems and others subsurface structures shall be removed properly in 
order not to pose a threat to the development construction workers, future residents or the 
environment.  These structures shall be documented and removed under permit when 
required. 

61. The Hayward Fire Department’s Hazardous Materials Office shall be notified immediately 
at (510) 583-4910 if hazardous materials or associated structures are discovered during 
demolition or during grading.  These shall include, but shall not be limited to:  
actual/suspected hazardous materials, underground tanks, or other vessels that may have 
contained hazardous materials. 

62. During construction, hazardous materials used and hazardous waste generated shall be 
properly managed and disposed. 

63. Prior to any construction the final map shall be approved by the City and filed in the County 
Recorder’s Office. 

PRIOR TO CONSTRUCTION WITH COMBUSTIBLE MATERIALS 
64. Fire hydrants and fire lanes for the development shall be operational and in service prior to 

the start of any combustible construction and /or storage of combustible construction 
materials. 

65. Required water system improvements shall be completed and operational prior to the start 
of combustible construction. 
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DURING CONSTRUCTION 
66. The following control measures for construction noise, grading and construction activities 

shall be adhered to, unless otherwise approved by the Planning Director or City Engineer: 

a. Grading and site construction activities shall adhere to the specifications of the Noise 
Limitation portion of the Public Nuisances section of the Public Welfare, Morals and 
Conduct Ordinance unless revised hours and days are authorized by the City Engineer. 

b. Grading and construction equipment shall be properly muffled. 
c. Unnecessary idling of grading and construction equipment is prohibited. 
d. Developer/subdivider shall designate a "noise disturbance coordinator" who will be 

responsible for responding to any local complaints about construction noise. 
e. The developer/subdivider shall participate in the City’s recycling program during 

construction. 
f. Daily clean up of trash and debris shall occur along all peripheral streets and other 

neighborhood streets utilized by construction equipment or vehicles making deliveries. 
g. The site shall be watered twice daily during site grading and earth removal work, or at 

other times as may be needed to control dust emissions. 
h. All grading and earth removal work shall follow remediation plan requirements, if soil 

contamination is found to exist on the site. 
i. All unpaved access roads, parking areas and staging areas at construction sites shall be 

paved, have water applied three times daily, or non-toxic soil stabilizers applied.All 
paved access roads, parking areas and staging areas at construction sites shall be swept 
daily (with water sweepers). 

j. Inactive construction areas (previously graded areas inactive for 10-days or more) shall 
have non-toxic soil stabilizers applied, or shall be hydroseeded. 

k. Exposed stockpiles (dirt, sand, etc.) shall be enclosed, covered, watered twice daily or 
applied with non-toxic soil binders.  

l. Construction debris shall be gathered on a regular basis and placed in a dumpster or 
other container that is emptied or removed on a weekly basis.  When appropriate, tarps 
on the ground are to be used to collect fallen debris or splatters that could contribute to 
storm water pollution. 

m. The sidewalks and public street pavement adjoining the project site shall be broom-
swept on a daily basis.  Caked on mud or dirt shall be scraped from these areas before 
sweeping. 

n. All dirt, gravel, rubbish, refuse and green waste from the sidewalk, street, and storm 
drain system adjoining the project site shall be removed.  During wet weather, driving 
vehicles off paved areas and other outdoor work areas shall be avoided. 

o. No site grading shall occur during the rainy season, between October 15 and April 15, 
unless approved erosion control measures are in place. 

p. Filter materials (such as sandbags, filter fabric, etc.) shall be installed at the storm drain 
inlet nearest the downstream side of the project site prior to: 1) start of the rainy season; 
2) site dewatering activities; 3) street washing activities; or 4) saw cutting asphalt or 
concrete activities, or in order to retain any debris or dirt flowing into the storm drain 
system.  Filter materials shall be maintained and/or replaced as necessary to ensure 
effectiveness and prevent street flooding. Dispose of filter particles shall be properly 
disposed in the trash. 

q. A contained and covered area shall be created on the site for the storage of bags of 
cement, paints, flammables, oils, fertilizers, pesticides or any other materials used on the 
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project site that have the potential for being discharged to the storm drain system 
through being windblown or in the event of a material spill. 

r. Cleaning machinery, tools, brushes, etc., or rinsing containers, into a street, gutter, storm 
drain or stream is prohibited (see City’s "Building Maintenance/Remodeling" flyer for 
more information). 

s. Concrete/gunite supply trucks or concrete/plasters finishing operations shall not 
discharge washwater into street gutters or drains. 

t. The developer/subdivider shall immediately report any soil or water contamination 
noticed during construction to the City Fire Department Hazardous Materials Division, 
the Alameda County Department of Health and the Regional Water Quality Control 
Board. 

67. The developer/subdivider shall be responsible to adhere to all aspects of the approved Storm 
Water Pollution Prevention Plan (SWPPP). 

68. A representative of the project soils engineer shall be on the site during grading operations and 
shall perform such testing as deemed necessary by the City Engineer.  The representative of 
the soils engineer shall observe all grading operations and provide any recommended 
corrective measures to the contractor and the City Engineer. 

69. The minimum soils sampling and testing frequency shall conform to Chapter 8 of the Caltrans 
Construction Manual.  The developer/subdivider shall require the soils engineer to submit 
daily all testing and sampling and reports to the City Engineer or his or her designee. 

70. All common area landscaping, irrigation and other required improvements shall be installed 
according to the approved plans. 

PRIOR TO CONNECTION OF UTILITIES AND ISSUANCE OF CERTIFICATES OF 
OCCUPANCY 

71. The developer/subdivider shall be obligated for the following fees.  The amount of the fee 
shall be in accordance with the fee schedule in effect at the time Vesting Tentative Map was 
accepted as complete, unless otherwise indicated hereinafter: 

a. Supplemental Building Construction and Improvement Tax. 
b. Building Construction and Improvement Tax. 
c. School Impact Fee. 
d. Water Facilities Fee and Sewer Connection Fee for each dwelling unit at the rate in 

effect when the utility service permit for the dwelling unit is issued. 
e. Park dedication in-lieu fees for new dwelling units. 

72. Prior to the sale of any unit, or prior to the acceptance of site improvements, whichever 
first occurs, Conditions, Covenants and Restrictions (CC&R’s) creating a property 
homeowners association shall be reviewed and approved by the Planning Director and City 
Attorney and recorded. 

73. Any broken sidewalk along the property frontage that creates a tripping hazard, as 
determined by the City Engineer, shall be removed and replaced. 

74. Prior to the City installing the water meters, the developer/subdivider shall provide the Public 
Works-Utilities with certified costs covering the installation of the public water mains and 
appurtenances. 

75. All water service meters shall be installed by water distribution personnel at the 
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developer/subdivider's expense.  The application for water services shall be presented to the 
City Inspector. 

76. Final Fire Department/Hazardous Materials inspection is required to verify that requirements 
for fire protection facilities have been met, and actual construction of all fire protection 
equipment has been completed in accordance with the approved plan. Please contact the 
Fire Marshal’s Office at (510) 583-4910 at least 24 hours before the desired final 
inspection appointment. 

PRIOR TO CITY APPROVAL OF THE TRACT IMPROVEMENTS AS BEING 
COMPLETED 

77. All tract improvements, including the complete installation of all improvements relative to 
streets, fencing, sanitary sewer, storm drainage, water system, underground utilities, etc., shall 
be completed and attested to by the City Engineer before approval of occupancy of any unit.  
Where facilities of other agencies are involved, such installation shall be verified as having 
been completed and accepted by those agencies. 

78. All common area landscaping, irrigation and other required improvements shall be installed 
prior to acceptance of tract improvements, or occupancy of 80 percent of the dwelling units, 
whichever first occurs. 

79. The improvements associated with the Pacific Gas and Electric Company, AT&T (phone) 
company and local cable company shall be installed to the satisfaction of the respective 
companies. 

80. The subdivider shall summit an Auto CAD file format (release 2010 or later) in a CD of 
approved final map and ‘as-built’ improvement plans showing lot and utility layouts that can 
be used to update the City’s Base Maps. 

81. The developer/subdivider shall submit an "as built" plans on mylars and in compact disc 
containing files in PDF format, or acceptable formats, containing the following: 

a. All underground facilities, sanitary sewer mains and laterals, water services (including meter 
locations), Pacific Gas and Electric, AT&T (phone) facilities, local cable company, etc. 

b. All the site improvements, except landscaping species, buildings and appurtenant structures. 
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260-5th Street
San Francisco
CA 94103

Office: 415.963.3343
Fax 650.991.1840

SEPT. 22, 2011
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MAPLE COURT CONDOMINIUM
HAYWARD, CALIFORNIA

EXISTING EXTERIOR WALL

EXISTING EXTERIOR WALL TO BE REMOVED

EXISTING INTERIOR WALL

EXISTING INTERIOR WALL TO BE REMOVED

CONCRETE WALL

CONCRETE WALL TO BE REMOVED

NEW EXTERIOR WALL

NEW EXTERIOR WALL - RATED

NEW INTERIOR WALL

NEW INTERIOR WALL - RATED

SECTION KEY

EXTERIOR ELEVATION KEY

INTERIOR ELEVATION KEY

DETAIL KEY

NOTE KEY

DOOR KEY

WINDOW KEY

REVISION

REFERENCE KEY

LEGEND ABBREVIATIONS

INFO. INFORMATION
INSUL. INSULATION
LT. LIGHT
LAM. LAMINATE

MTD. MOUNTED
MTL. METAL
MUL. MULLION

(N) NEW
N.I.C. NOT IN CONTRACT
N.T.S. NOT TO SCALE

O.C. ON CENTER
OPP. OPPOSITE

P.L. PROPERTY LINE
PLAM. PLASTIC LAMINATE
PLBG. PLUMBING
PLYWD. PLYWOOD

R.D. ROOF DRAIN
REF. REFERENCE

REFRIGERATOR
REINF REINFORCED
REQ'D REQUIRED
RM. ROOM
RWD. REDWOOD

DBL. DOUBLE
DET. DETAIL
DN. DOWN
DR. DOOR

EA. EACH
EL, ELEV. ELEVATION
EQ. EQUAL
EQUIP. EQUIPMENT
EXH. EXHAUST
(E) EXISTING
EXP. EXPANSION

EXPOSED
EXT. EXTERIOR

FLR. FLOOR
F.D. FLOOR DRAIN
FDN. FOUNDATION
FTG. FOOTING
FURR. FURRING

G.M. GASMETER
GYPM. GYPSUM

H.B. HOSE BIBB
HDR. HEADER
HDWD. HARDWOOD
HORIZ. HORIZONTAL

& AND
@ AT
# POUND OR NUMBER

A/C AIR CONDITIONING
ACOUS. ACOUSTICAL
ADJ. ADJACENT

ADJUSTABLE
A.F.F. ABOVE FINISH FLOOR
ALUM. ALUMINUM
APPROX. APPROXIMATE
ARCH. ARCHITECTURAL

BD. BOARD
BLDG. BUILDING
BLK. BLOCK
BLKG. BLOCKING
BLW. BELOW
BM. BEAM
BOT. BOTTOM

CAB. CABINET
C.H. CEILING HEIGHT
¢ CL CENTER LINE
CLG. CEILING
COL. COLUMN
CONC. CONCRETE
CONST. CONSTRUCTION

S.A. SUPPLY AIR
SHT. SHEET
SHTG. SHEETING
SPEC. SPECIFCATION
S.S. STAINLESS STEEL
SL. DR. SLIDING DOOR
SKYLT. SKYLIGHT
S.D. SMOKE DETECTOR

T. TREAD
T.A. TREE AREA
T.B. TOWEL BAR
T.C. TOP OF CONCRETE
T.O. TOP OF
TV TELEVISION
TYP. TYPICAL

U.N.O. UNLESS NOTED OTHERWISE
U.O.N. UNLESS OTHERWISE NOTED

V.C.T. VINYL COMPOSITION TILE
VERT. VERTICAL
V.I.F. VERIFY IN FIELD

W/ WITH
W.C. WATER CLOSET
WD. WOOD
W.P. WATERPROOF

WEATHERPROOF
WT. WEIGHT
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ADDRESS: 22471, 22477, 22485, 22491 MAPLE COURT

A.P.N.: 428-0061-01000, 428-0061-01100, 428-0061-01202, 428-0061-01302

ZONING: CC-C CITY CENTRAL COMMERCIAL

TYPE OF CONSTRUCTION: TYPE V-B

FIRE SPRINKLERS: YES

TOTAL LOT SIZE: 25,711 SQ. FT. (0.5788 ARCES)

PROPOSED BUILDING COVERAGE: 19,375 SQ. FT. (75.3% OF LAND COVERAGE)

PROPOSED GROSS FLOOR AREA: 95,221 SQ. FT.

PROPOSED GROSS RESIDENTIAL AREA: 54,427 SQ. FT. (44,976 SQ. FT. LIVING AREA)

TOTAL PRIVATE OPEN SPACE: 5,717 SQ. FT. (MIN. REQUIREMENT 3,080 SQ. FT.)

TOTAL GROUP OPEN SPACE: 1,418 SQ. FT. (MIN. REQUIRMENT 1,320 SQ. FT.)

PROPOSED RESIDENTIAL UNITS: 44 UNITS

PROPOSED PARKING SPACES: TOTAL 63 SPACES
63 SPACES FOR RESIDENT (9 COMPACT, 2 HANDICAPPED)

SCOPE OF WORK

INDEX OF DRAWINGS

PROJECT INFORMATION

APPLICABLE BUILDING CODE

VICINITY MAP

PROJECT SITE

ARCHITECTUAL
A-0.1 COVER PAGE
A-1.0 GENERAL NOTE, VICINITY MAP AND INDEX OF DRAWINGS
A-2.1 PROPOSE SITE PLAN
A-3.1 PROPOSE BASEMENT FLOOR PLAN
A-3.2 PROPOSE FIRST FLOOR PLAN
A-3.3 PROPOSE SECOND FLOOR PLAN
A-3.4 PROPOSE 3RD FLOOR PLAN
A-3.5 PROPOSE 4TH FLOOR PLAN
A-3.6 PROPOSE 5TH FLOOR PLAN
A-3.7 PROPOSE ROOF PLAN
A-4.1 ELEVATIONS
A-4.2 ELEVATIONS
A-5.1 SECTIONS
A-5.2 SECTIONS

LANDSCAPE
L-1.1 FIRST FLOOR CONCEPTUAL LANDSCAPE PLAN
L-1.2 OPEN SPACE CONCEPTUAL LANDSCAPE PLAN
L-1.3 FIRST FLOOR CONCEPTURAL IRRIGATION PLAN
L-1.4 OPEN SPACE CONCEPTURAL IRRIGATION PLAN

1. 2010 CALIFORNIA BUILDING CODE

2. 2010 CALIFORNIA MECHANICAL CODE

3. 2010 CALIFORNIA PLUMBING CODE

4. 2010 CALIFORNIA ELECTRICAL CODE

5. 2010 CALIFORNIA ENERGY CODE 

6. 2010 CALIFORNIA FIRE CODE

260-5th Street
San Francisco
CA 94103

Office: 415.963.3343
Fax 650.991.1840

PROJECT SYNOPSIS

SEPT. 22, 2011

FEB. 7, 2012
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MERGE 4 LOTS (INCLUDING 1- ONE STORY RESIDENTIAL HOUSE, 1- ONE
STORY COMMERCIAL BUILDING AND 2- VACANT PARKING LOTS) AND
CONVERT IT TO FIVE STORIES CONDOMINIUM BUILDING WITH 44 UNITS.

SITE PICTURE

ENGINEER INFORMATION

ARCHITECT: CIVIL:
TAKUO KANNO TUONG XUAN TRAN
KB DESIGN & CONSULTING, LLC TRANVU, LLC
TEL: (415) 963-3343 TEL: (408) 425-4523

LAND SURVEYOR: GEOTECHNICAL:
LEA & BRAZE ENGINEERING, INC. UNITED SOIL ENGINEERING, INC.
TEL: (510) 887-4086 TEL: (408) 988-2990

JULY 28, 2011
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FIRE CONNECTION NOTICE

FIRE APPARATUS ACCESS:

ACCESS #1
MAPLE COURT - LOCATED EAST SIDE OF THE BUILDING

ACCESS #2
26 FOOT WIDE FIRE LANE - LOCATED SOUTH SIDE OF THE BUILDING

FIRE HYDRANT:
ONE NEW FIRE HYDRANT WILL BE INSTALLED AT NORTH SIDE OF THE BUILDING. 
ALSO ONE EXISTING FIRE HYDRANT LOCATE EAST SIDE OF THE BUILDING ACROSS 
MAPLE COURT.

STANDPIPE:
ONE STANDPIPE IS LOCATED NORTH CORNER OF THE BUILDING. FOR EASY FIRE 
HYDRANT CONNECTION.

THIS BUILDING WILL BE FULLY SPARKLER AND FULLY FIRE ALARM

260-5th Street
San Francisco
CA 94103

Office: 415.963.3343
Fax 650.991.1840
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PROPOSED SITE PLAN
SCALE: 1/16" = 1'-0"

SEPT. 22, 2011
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PARKING STALL DATA:

TOTAL PARKING STALL @ FIRST FLOOR: 19

STANDARD 15
COMPACT 3
HANDICAP 1

TOTAL 19
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UNIT INFORMATION:

NO. FLOOR AREA PRIVATE PORCH AREA

101 1115 SQ.FT. 100 SQ.FT.
102 1166 SQ.FT. 115 SQ.FT.
103 1165 SQ.FT. 115 SQ.FT.
104 1198 SQ.FT. 117 SQ.FT.

JULY 28, 2011

FORMULA OF GARBAGE CONTAINER 
CAPACITY:

44 UNITS X1.2 (MOVE IN/OUT FACTOR) 
X 32 (GALLONS PER UNITS) / 200 = 
8.448 CUBIC YARD PER WEEK

PROVIDE (1) 3 CUBIC YARD BIN  FOR 
TRASH (PICK UP TWICE A WEEK) AND 
(1) 3 CUBIC YARD BIN FOR RECYCLE
(PICK UP ONCE A WEEK) TO CREATE 
TOTAL OF 9 CUBIC YARD CONTAINER 
CAPACITY PER WEEK.

GARBAGE COLLECTION METHOD:

RESIDENT OR OCCUPANTS FROM 
2ND TO 5TH FLOOR WILL CARRY 
THEIR GARBAGE AND USE 2ND 
ELEVATOR (NEXT TO GARBAGE 
ENCLOSURE) TO TRAVEL FROM THE 
FLOOR TO THE GARBAGE 
ENCLOSURE, AND SEPARATE 
GARBAGE AND RECYCLE INTO 
GARBAGE COLLECT BIN.
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260-5th Street
San Francisco
CA 94103

Office: 415.963.3343
Fax 650.991.1840

SEPT. 22, 2011

FEB. 7, 2012

PROPOSED SECOND FLOOR PLAN
SCALE: 1/8" = 1'-0"111 A3.3
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UNIT INFORMATION:

NO. FLOOR AREA PRIVATE DECK AREA

201 804 SQ.FT. 258 SQ.FT.
202 957 SQ.FT. 81 SQ.FT. (6'-9" X 14'-0")    (ACCESSIBLE UNIT)
203 1005 SQ.FT. 445 SQ.FT.
204 1090 SQ.FT. 541 SQ.FT.
205 1009 SQ.FT. 160 SQ.FT.
206 1015 SQ.FT. 160 SQ.FT.
207 1098 SQ.FT. 545 SQ.FT.
208 965 SQ.FT. 448 SQ.FT.
209 956 SQ.FT. 80 SQ.FT. (6'-6" X 14'-0")
210 1089 SQ.FT. 258 SQ.FT.

JULY 28, 2011
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UNIT INFORMATION:

NO. FLOOR AREA PRIVATE DECK AREA

301 925 SQ.FT. 77 SQ.FT. (7'-0" X 11'-0")
302 953 SQ.FT. 81 SQ.FT. (6'-8" X 13'-8")         (ACCESSIBLE UNIT)
303 1003 SQ.FT. 87 SQ.FT. (6'-6" X 14'-0")
304 1090 SQ.FT. 87 SQ.FT. (7'-1" X 13'-8")
305 1009 SQ.FT. 83 SQ.FT. (6'-9" X 14'-0")
306 1015 SQ.FT. 83 SQ.FT. (6'-9" X 14'-0")
307 1097 SQ.FT. 87 SQ.FT. (7'-1" X 13'-8")
308 965 SQ.FT. 83 SQ.FT. (6'-6" X 14'-0")
309 957 SQ.FT. 76 SQ.FT. (6'-6" X 13'-6")
310 1089 SQ.FT. 77 SQ.FT. (7'-0" X 11'-0")
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UNIT INFORMATION:

NO. FLOOR AREA PRIVATE DECK AREA

401 925 SQ.FT. 77 SQ.FT. (7'-0" X 11'-0")
402 953 SQ.FT. 81 SQ.FT. (6'-8" X 13'-8")
403 1003 SQ.FT. 87 SQ.FT. (6'-6" X 14'-0")
404 1090 SQ.FT. 87 SQ.FT. (7'-1" X 13'-8")
405 1009 SQ.FT. 83 SQ.FT. (6'-9" X 14'-0")
406 1015 SQ.FT. 83 SQ.FT. (6'-9" X 14'-0")
407 1097 SQ.FT. 87 SQ.FT. (7'-1" X 13'-8")
408 965 SQ.FT. 83 SQ.FT. (6'-6" X 14'-0")
409 957 SQ.FT. 76 SQ.FT. (6'-6" X 13'-6")
410 1089 SQ.FT. 77 SQ.FT. (7'-0" X 11'-0")
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FEB. 7, 2012
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PROPOSED 5 TH FLOOR PLAN

SCALE: 1/8" = 1'-0"
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UNIT INFORMATION:

NO. FLOOR AREA PRIVATE DECK AREA

501 925 SQ.FT. 77 SQ.FT. (7'-0" X 11'-0")
502 953 SQ.FT. 81 SQ.FT. (6'-8" X 13'-8")
503 1003 SQ.FT. 87 SQ.FT. (6'-6" X 14'-0")
504 1090 SQ.FT. 87 SQ.FT. (7'-1" X 13'-8")
505 1009 SQ.FT. 83 SQ.FT. (6'-9" X 14'-0")
506 1015 SQ.FT. 83 SQ.FT. (6'-9" X 14'-0")
507 1097 SQ.FT. 87 SQ.FT. (7'-1" X 13'-8")
508 965 SQ.FT. 83 SQ.FT. (6'-6" X 14'-0")
509 957 SQ.FT. 76 SQ.FT. (6'-6" X 13'-6")
510 1089 SQ.FT. 77 SQ.FT. (7'-0" X 11'-0")
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PROPOSED ROOF PLAN

SCALE: 1/8" = 1'-0"
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NOTES:

- USE OF SOLAR PANEL WILL BE EVALUATED

- COLLECT ALL RAIIN WATER TO FILTERING STATION BELOW
  (SEE CIVIL ENGINEER DRAWING)

- COMPRESSER PLACEMENT MAY VARY
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MINUTES OF THE REGULAR MEETING OF THE 
CITY OF HAYWARD PLANNING COMMISSION 
Council Chambers 
Thursday, December 15, 2011, 7:00 p.m. 
777 B Street, Hayward, CA94541

MEETING 
 
A regular meeting of the Hayward Planning Commission was called to order at 7:00 p.m. by Chair Loché. 
 
ROLL CALL 
 
Present:  COMMISSIONERS: Faria, Lamnin, Lavelle, Márquez, McDermott, Mendall 
 CHAIRPERSON:  Loché 
Absent: COMMISSIONER:   
 
Commissioner McDermott led in the Pledge of Allegiance. 
 
Staff Members Present:  Conneely, Koonze, Philis, Rizk 
 
General Public Present:  4 
 
PUBLIC COMMENTS 
 
Leah Rosenbloom, a Marie Drive resident, said she was distressed about a pending 100 foot communication 
tower to be located in close proximity to Stonebrae Elementary where her son attends school. She said she 
only recently learned about the tower at a November 16 school board meeting and was disappointed to hear it 
was already approved by the Planning Commission in September of 2010. She noted that although the tower 
would greatly impact the 750 children who attend the school, the decision was made without notifying, 
discussing or gathering input from the parent community. Since learning about the tower, Ms. Rosenbloom 
said over 100 signatures had been gathered requesting the relocation of the tower. She said she appreciated 
the Commission’s foresight for attempting to provide cell phone coverage for the area in terms of public 
safety and communication, but said the location of the tower was dangerously close to the school and could 
compromise the health, welfare and quality of life of the children. She pointed out that the health dangers of 
cell phone towers had been documented by the medical community even when radiation levels were far 
below the legal threshold. Understanding the limitations imposed by the 1996 Telecommunications Act, she 
urged the Commission to engage in discussions with Stonebrae LP and Verizon Wireless to renegotiate the 
lease of land for the tower. Ms. Rosenbloom noted that there were suitable locations over one mile away from 
the school that would still provide cell phone coverage to the community and school and those locations were 
mentioned by the Verizon representative at the September meeting. She concluded by saying the families of 
Hayward did not have the “deep pockets” of the wireless industry and real estate developers, but they did 
have public officials, like the Planning Commission, who were charged with the task of ensuring the health, 
safety and quality of life of the residents, especially the children who were the most vulnerable. She urged the 
Commission to do right by the kids in Hayward and join the families who want the tower moved to a safer 
location without compromising cell phone service to the community. Ms. Rosenbloom distributed flyers to all 
the Commissioners. 
 
Chair Loché asked staff how residents were notified about this issue and Director of Development Services 
David Rizk explained that the standard procedure was to notify businesses and residents within 300 foot of 
the proposed project site, and noted he could check the project file and come back to the Commission with a 
more detailed report of who received notification. Ms. Rosenbloom said she was sure the City had done its 
due diligence, but said the City could do better. 
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PUBLIC HEARING 
 
1. Conditional Use Permit Application PL-2011-0305 – Good Hands Massage Therapy, Eva C. Huang 

(Applicant) / Salvatore Marino (Owner) – Request to Operate a Massage Establishment - The Property 
is Located at 22566 Mission Boulevard, Between A and B Streets, in the Central City (CC-C) Zoning 
District 

 
Associate Planner Tim Koonze gave a brief synopsis of the report. 
 
Commissioner Mendall asked why surveillance cameras were not allowed on the outside of the 
establishment. Associate Planner Koonze said he didn’t know, and he when asked the Police Department they 
didn’t know either, but the City’s massage ordinance had that language so that was what staff was adhering 
to. Commissioner Mendall then asked why the Commission should grant the exception that massage 
therapists didn’t need to be certified with the California Massage Therapy Council (CAMTC) and Mr. 
Koonze explained that other establishments in Hayward were operating without the certification and were 
doing just fine. Mr. Koonze noted that technicians still needed a massage therapy technician permit from the 
City, which renewed every two years, and included a minimum of 500 hours of training and an extensive 
background check. Commissioner Mendall asked if the City was asking technicians to eventually become 
certified with the state, and Mr. Koonze said that would be up to the technicians. Commissioner Mendall 
asked if other establishments have similar requirements and Mr. Koonze said all technicians had the same 
requirement of renewing the City permit every two years. 
 
Commissioner Lavelle noted that the report indicated there were five establishments in Hayward that 
provided massage therapy and she asked where they were located. Associate Planner Koonze listed the 
locations. Commissioner Lavelle confirmed with staff that two of the establishments were located in the 
Central City Commercial District. 
 
Commissioner Márquez asked Associate Planner Koonze to explain what the police would be looking for 
when they conducted background checks on the massage technicians. Mr. Koonze explained that police 
would be looking for criminal records, proof of 500 hours of training, and certification with the City, which 
he explained, was similar to the State’s certification but not as extensive. Commissioner Márquez asked if a 
background check would be conducted on the applicant as well as the owner and Associate Planner Koonze 
said that a background check would be conducted on the owner when applying for an establishment permit 
and on anyone doing massage therapy at the establishment. Commissioner Márquez asked if someone with 
the State’s CAMTC certification had to be on-site at all times and Associate Planner Koonze said no, the 
establishment could be staffed with only City-certified technicians, however, he noted that the business 
owner, Ms. Huang, would be working as one of the technicians and she was certified with the state. 
 
Commissioner Lamnin asked for clarification about staff’s proposed amendments to conditions of approval 
number 6.(m) and 6.(o), regarding surveillance cameras. Associate Planner Koonze explained that staff 
wanted to add the word “not” to condition 6.(m), to read “Other surveillance cameras must not be maintained 
or operated…”, which he said came directly out of the zoning ordinance. Commissioner Lamnin asked what 
the rationale was behind condition 6.(o) that added surveillance cameras inside the establishment and Mr. 
Koonze said that by having cameras inside, if there was an incident with one of the patrons, police would 
have something on tape, and also, cameras would provide a record of the activities in the establishment. 
 
Commissioner Lamnin asked if the applicant was aware of fees associated with water and utility hook-ups 
and requirements as listed under condition 11 and Associate Planner Koonze said the eventual cost would be 
depend on the number of stations, the size of the stations, and the amount of water used. Once that was 
determined, he said, utility staff could give Ms. Huang an estimated cost. 
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Commissioner McDermott asked if the CAMTC certification needed to be renewed or was lifetime. 
Associate Planner Koonze said he didn’t know but indicated the applicant could possibly answer. 
 
Commissioner McDermott asked for more information about a letter received that stated the establishment 
would be a detriment to the business community; she asked if there were any specific reasons given. 
Associate Planner Koonze said for the same reasons massage parlors were not allowed under the South 
Hayward BART Form-Based Code was the rationale behind the protest. 
 
Commissioner McDermott asked if the Conditional Use Permit (CUP) could be reviewed every two years, 
rather than every three years from the effective date of approval, so it coincided with the Massage 
Establishment Permit filed with police. She pointed out that if all permits were reviewed at the same time 
every two years, information from the Police Department would be current. Associate Planner Koonze 
explained that if the application was approved that evening, Ms. Huang had three years to open the 
establishment before the CUP became void and she would have to start the process over. He added that once 
the establishment opened, Ms. Huang would not have to get another CUP, but would have to have a Massage 
Establishment Permit in place with police and that permit would have to be renewed every two years. 
 
Commissioner McDermott said the report indicated that technicians were certified not to have any 
communicable or transmittable diseases and she asked how this would be monitored. Associate Planner 
Koonze said technicians must provide a medical form to the Police Department as part of the background 
check. 
 
Regarding the letter of protest, Commissioner Faria asked if any other comments had been received since the 
Public Hearing Notice went out and Associate Planner Koonze said no. 
 
Chair Loché asked if other establishments had similar business hours (daily from 10 a.m.-10 p.m.) and 
Associate Planner Koonze said he didn’t know. Chair Loché asked staff to provide more information about 
the difference between the City’s technician permit and the State’s CAMTC certification and asked if the 
difference was cost or knowledge. Associate Planner Koonze said he didn’t know the level of knowledge and 
technical skill technicians needed for the state certification, but he thought that was one of the biggest 
differences. Mr. Koonze noted that the background checks conducted by both agencies were thorough and if 
a technician had State certification, the Hayward police would not conduct another background check. 
 
Commissioner Lamnin asked how the City would monitor that all massage technicians had permits on file 
with the police. Associate Planner Koonze said the establishment permit required the business to keep 
information current with police as part of the CUP. Technicians, he said, would have to have a permit on file 
with police before they could start working. 
 
Commissioner McDermott noted that the business could be open seven days a week and suggested that be 
made clear under the Conditions of Approval. 
 
Commissioner Faria asked how this business was different from an application that came before the Planning 
Commission earlier in the year for a spa on Jackson Street. Associate Planner Koonze said Lavender Spa, 
located at 97 Jackson Street, went through the same application process. Commissioner Faria asked for 
confirmation that spa and massage businesses fell under the same regulations and Mr. Koonze explained that 
because massage was going to be provided as part of Lavender Spa’s business, they did. 
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Chair Loché opened the Public Hearing at 7:28 p.m. 
 
Jim Hatland, Cheyenne Place in Fremont and representing the applicant, said that he and Ms. Huang, the 
applicant and proposed operator of Good Hands Massage Therapy on Mission Boulevard, had reviewed the 
conditions of the Conditional Use Permit, agreed to them, and would faithfully uphold the requirements. Mr. 
Hatland said Ms. Huang was pleased to be opening her business in the City of Hayward and hoped to be there 
for a number of years with the Planning Commission’s approval. 
 
Based on business hours of 10 a.m. to 10 p.m., Commissioner Márquez asked if there was a specific time 
they would take the last client and Mr. Hatland responded it would have to be before 9 p.m. 
 
Commissioner McDermott asked how often the CAMTC certification needed to be renewed and Mr. Hatland 
said every two years, noting Ms. Huang’s certification would be up for renewal in August. 
 
Commissioner Lavelle asked how the business would be marketed and what kind of customers they hoped to 
attract. Mr. Hatland said Ms. Huang would be marketing to people with back problems, muscle problems due 
to athletics (or lack of), and noted that most clients tend to come back. He pointed out that if they did not feel 
better they would not come back. Mr. Hatland said it was all about service with a smile on an as-needed 
basis. He said most patrons come in once a week or once a month, but it’s all about return business. 
 
Commissioner Faria asked if Ms. Huang was a resident of Hayward and Mr. Hatland said she was resident of 
Castro Valley. Commissioner Faria asked why she chose Hayward to set up her business and Mr. Hatland 
explained that they had looked at over a 100 locations in the last year and a half before this opportunity had 
presented itself back in August. He said they saw it had potential with plenty of available parking, a nice 
location across from Lucky, where she would feel comfortable and her patrons would feel comfortable. Mr. 
Hatland said he’d known Mr. Huang for 16 years and she had been very steady in that aspect of service. 
 
Commissioner McDermott asked what experience Ms. Huang had, if she’d been a business owner before, 
how long she’d been in this business, and if she’d owned a business of this type before and if so, was she just 
expanding. With assistance from Mr. Hatland, Ms. Huang said she had owned businesses in Japan for five 
years and Taiwan for six years. Commissioner McDermott asked if she’d been in the same industry and Ms. 
Huang said no, they had been a different type of business. Commissioner McDermott confirmed that Ms. 
Huang felt confident and comfortable with starting the business with the business experience that she had 
from Japan and Ms. Huang thanked her. 
 
Commissioner Lamnin thanked Ms. Huang for considering Hayward and asked her what she would do to 
save energy and water at her business noting that massage could be water waste intensive business. Mr. 
Hatland said there would be laundry and a personal shower, but said he didn’t think there would be more than 
two loads of laundry a day or about 100 gallons of water at the most, similar to a residence. Regarding power, 
Mr. Hatland said the building was air conditioned and they had no choice but to use it to move the air around. 
He said the air conditioning was one of the nice things about the building noting that in the summer time it 
could get hot but said they would keep it at a “civil” temperature.  
 
Chair Loché asked what the price range would be for the services they offered. Mr. Hatland said $40 an hour, 
$20 for half hour, but Ms. Huang corrected him to $30 for a half hour. Chair Loché asked if any merchandise 
would be sold and Mr. Hatland said none whatsoever, just the service. Chair Loché asked how many 
employees they envisioned having and Mr. Hatland said around six, but noted that some workers might be 
temporary because the business was open seven days a week. He said six day weeks were typical, but some 
might work partial weeks, so he estimated maybe eight employees total including temps, with only four 
working at a time. Chair Loché asked if all eight would be massage therapists and Mr. Hatland said he might 
be a handyman on occasion, but otherwise, no. Chair Loché asked if Ms. Huang was concerned about the 
close proximity of other massage establishments. Mr. Hatland said it was better the farther apart, but 
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reiterated that it would come down to service, providing the proper service that the customer needs, and a 
good value for the money. He noted that they were not offering high end stuff, just a straight forward type of 
business with no frills. He said if people want to go to a high end spa, they should go; they were keeping it 
simple. 
 
Chair Loché closed the Public Hearing at 7:40 p.m. 
 
Salvatore Marino, owner of the building, approached the podium, identified himself and said he’d been in a 
bad accident and was really sick. Mr. Marino said that Mr. Ed Bullock, the manager of the building and his 
representative, had his own agenda, had come in when he was very sick, and “so to speak, gave him the 
bum’s rush.” Mr. Marino said he suffered from a traumatic brain injury and that Mr. Bullock, in his opinion, 
was trying to sell the building. Mr. Marino said he’d told Mr. Bullock that wasn’t what he wanted from the 
very beginning but said Mr. Bullock’s agenda was to keep rents low. Mr. Marino said he received $2,500 a 
month from the UPS Store, had invested over a million dollars into the building, and had received an award 
from the State Assembly. 
 
Chair Loché asked Mr. Marino if he had any comments or concerns about the proposed massage 
establishment and Mr. Marino said he was not happy with the deal Mr. Bullock had made. Mr. Marino said 
Mr. Bullock was working for himself and did not explain the deal properly to him and took a commission that 
was “over paid.” Mr. Marino said the UPS Store next door would pays $1000 more per month and he’d had 
three tenants pay him that much in the past. Mr. Marino said Mr. Bullock was trying to lower the value of the 
building so he could buy it. Mr. Marino apologized for not speaking clearly explaining that he was in the 
hospital for three and half months. He said he felt Mr. Bullock was taking advantage of his condition, had 
someone else in the building without his knowledge, was using the building for personal storage without his 
knowledge, and he said he’d lost trust in him and wasn’t doing what he wanted him to do. He said Mr. 
Bullock was supposed to be managing his building but he wasn’t doing it properly. 
 
Chair Loché indicated to Mr. Marino that his time to speak had expired and asked him to conclude his 
comments. Mr. Marino said he wanted to talk to Ms. Huang because she had money invested and he wanted 
to pay her back. He concluded by saying he was an honest man, hadn’t ever cheated anyone, and he didn’t 
like what his agent did. Mr. Marino said Mr. Bullock hadn’t served him, he had served himself. 
 
Chair Loché thanked Mr. Marino and suggested he speak to Ms. Huang after the meeting. Mr. Marino stated 
that in the meantime, he wanted to put the brakes on the proposal and he apologized to Ms. Huang for the 
inconvenience. Mr. Marino thanked the Commission for listening. 
 
Commissioner Mendall asked staff if was this was new information and Associate Planner Koonze said yes, 
this was the first he’d heard of it. Mr. Koonze pointed out that Mr. Marino had signed the application, or at 
least there was a signature of his name on the application. Mr. Marino acknowledged that he did sign it but 
said he was very ill and that Mr. Bullock didn’t explain certain things to him correctly. 
 
Commissioner Mendall said it was a “difficult situation,” and yielded the floor to the other commissioners. 
 
Commissioner Lamnin asked if the City Attorneys had any thoughts on the issue. Assistant City Attorney 
Conneely said general practice when approving a use permit for property was to have both the consent of the 
owner and the business operator and clearly, she said, they had an owner who was having second thoughts. 
Under the circumstances, Ms. Conneely suggested the matter be continued to give the applicant and the 
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property owner an opportunity to resolve thedisconnect between them and she pointed out that the application 
could always come back to the Commission if they resolved their concerns. 
 
Chair Loché asked staff for confirmation that they would need a motion and a vote to continue the application 
and Assistant City Attorney Conneely said that was correct, and suggested the motion direct staff to work 
with the applicant and owner to a date uncertain so the City would have to renotice the hearing. 
 
Commissioner Faria made a motion to continue the hearing until the Commission had all the information 
necessary to move forward. Commissioner Márquez seconded the motion and Chair Loché asked her if she 
wanted to speak to her second.  
 
Commissioner Márquez said she agreed that the Commission had new information and the situation and 
dynamics of the initial application had changed and it made sense to postpone the matter to a later date. 
 
Commissioner McDermott said she supported the motion stating it was important to the applicant who 
wanted to establish a continuous business and not have this issue looming “over her head” when her lease 
expired; she said continuing the item was in Ms. Huang’s best interest as well. 
 
Chair Loché asked Commissioner Faria to restate the motion. 
 
Commissioner Faria said the motion was to continue the request for this massage business at the Mission 
Boulevard location until the owner and the applicant had an opportunity to resolve any concerns so the 
Commission could make a clear judgment. 
 
The motion passed 7:0:0. 
 
 

AYES:  Commissioners Faria, Márquez, Mendall, Lamnin, McDermott, Lavelle 
    Chair Loché 
  NOES: 
  ABSENT:   
  ABSTAINED: 
 
COMMISSION REPORTS 
 
2. Oral Report on Planning and Zoning Matters 
 
Director of Development Services Rizk said January would be a work session month with topics such as the 
draft Hayward Airport Land Use Compatibility Plan, which was currently being considered by the Alameda 
County Airport Land Use Commission; revisions to the Zoning Ordinance regarding Alcohol Beverage 
Outlet regulations; and newly adopted South Hayward Form-based code. 
 
Commissioner Mendall requested that a police representative be present for the work session concerning 
alcohol zoning regulations. 
 
3. Commissioners’ Announcements, Referrals 
 
Commissioner Lamnin thanked staff for managing the community conversation about the ongoing 
construction and said it was exciting to see the changes and improvements. She asked staff if they thought it 
would be useful to the community to hold a work session about the status of the construction. Mr. Rizk said 
that could be brought forward to Planning Commission via a work session or could be provided in summary 
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form as a Referral. Mr. Rizk said staff would defer to the Commission’s preference. Commissioner Lamnin 
said perhaps they could start with a summary and go from there. Commissioner Mendall said he had been 
receiving quite a few questions about construction and an update would be helpful. Director of Development 
Services Rizk asked if the update would cover construction on new projects in general throughout the City 
and Commissioner Lamnin said specifically the Route 238 improvements. 
 
Regarding the cell phone tower mentioned during the Public Comments, Commissioner Lamnin noted that a 
great deal of work went into the positioning of the pole and she asked if a conversation should be held with 
parents about the safety of their children. Commissioner Lamnin said she knew a lot of research had been 
done about not only the position of the tower, but about its effect and impact on the surrounding area, and she 
hoped that information could be shared with the parents. 
 
Commissioner Lavelle wished everyone happy holidays and happy new year. 
 
APPROVAL OF MINUTES 
 
4. None 
 
ADJOURNMENT 
 
Chair Loché adjourned the meeting at 7:56 p.m. 
 
APPROVED: 
 
 
_____________________________ 
Mariellen Faria, Secretary 
Planning Commissioner 
 
 
ATTEST: 
 
 
______________________________ 
Suzanne Philis, Senior Secretary 
Office of the City Clerk 
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