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Why Develop a Form‐Based Code for South Hayward BART?

 Reduce greenhouse gas emissions by encouraging less automobile 
use and more pedestrian activity through providing:
 Shops in close proximity & pedestrian-friendly routes
 Residential frontages and commercial center routes that are pedestrian-

friendly
 Defensible space (safer neighborhoods)

 Form-Based Codes let you emulate the places you admire and 
outlaw the ones you don’t

 A truly participatory public process

 Clear graphic standards and clearer design expectations

 Address public and private realms

 Better enable investment in proximity to mass transit hub



What is a Form‐Based Code?



What is a Form‐Based Code?

 Form-based codes 

Provide clarity and certainty

Create a high-quality public realm

Focus on physical form rather than separation of uses
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Community Engagement/Outreach

 Public Charrette held first 
week in October of 2009

SCHEDULE: 
Moreau Catholic High School cafeteria:
Sept. 29th (Tues.) at 7‐9 PM

Opening presentation

Hayward City Hall, 2nd floor, Room 2A:
Sept. 30th–Oct. 2nd (Wed.–Fri.) at 5 PM

See 'pin‐ups' of ideas in‐progress 
Oct. 3rd (Sat.) all day

See the design & production process    
Oct. 4th (Sun.) at 5:30 PM

Closing presentation



Community Engagement/Outreach

 Public Charrette 
held first week in 
October of 2009



Community Engagement/Outreach Process

List of Public Meetings

 July 29, 2008 City Council Work Session
policy direction on the 2006 South Hayward BART Concept Design Plan

 December 2, 2008
receive feedback from Council on a proposal to develop a Form‐Based Code

 January 15, 2009 Planning Commission Work Session
receive feedback from Commission on a proposal to develop a F‐B Code

 May 26, 2009 City Council Meeting
authorize development of a Form‐Based Code 

 April 27, 2010  City Council Work Session
review first draft Form‐Based Code 

 May 13, 2010  Planning Commission Work Session
review first draft Form‐Based Code 



Community Engagement/Outreach Process

List of Public Meetings, cont….

 July 20, 2010 City Council Meeting
authorization to hire consultant to develop a Supplemental EIR

 April 26, 2011 City Council Work Session
receive input on the Draft Supplemental EIR

 April 28, 2011 Planning Commission Work Session
receive input on the Draft Supplemental EIR

 June 23, 2011 Planning Commission Public Hearing

Also, the City’s consultant  met with over 100 individuals and 
groups during the latter half of 2009, in order to receive input and 
comments that assisted in developing the draft Code.



Overview of the South Hayward 
BART/Mission Boulevard Form‐Based Code



Overview of the Code

 Section 10-24.100 – Purpose & Applicability

 Section 10-24.200 – Regulating Plan & Transect  Zones

 Section 10-24.300 – Standards & Tables

 Section 10-24.400 – Procedures

 Section 10-24.500 – Definitions & Rules of Interpretation



Overview of the Code

Regulating Plan



Overview of the Code

Table 7



Overview of the Code

Thoroughfare Plan



Overview of the Code

New Thoroughfare Plan



Overview of the Code

Section 10-24.200 – Regulating Plan & Transect Zones

Requirements specific to each T zone including:

 Building Disposition and Configuration

 Building Functions

 Density

 Parking

 Landscaping

 Thoroughfares



Overview of the Code

Section 10-24.275(h) – Incentives for Dedicating New Streets

1. Expedited processing of planning permit application; and

2. Dedication Bonus:

• Increases max. density by up to 4 units/acre per each 
100 feet of constructed and dedicated Street or Slip 
Lane; and 

• Increases max. building height by one story.



Overview of the Code

Section 10-24.300 – Standards & Tables

Includes Tables and Graphics that illustrate:

• Street Design

• Building Frontages

• Building Height

• Building Disposition

• Parking Location



Private Lot Private Frontage Public Frontage Street



Overview of the Code

Table 12A
(T4)



Overview of the Code

Table 12B
(T5)



Overview of the Code

Table 9



Overview of the Code

Table 14



Overview of the Code – Code Revisions

Significant Changes to Form-Based Code:
• Assembly Uses

• Homeless Shelters & Special Needs Housing

• Bicycle Parking Standards 

• Height Standards



Overview of the Code – Code Revisions

Assembly Uses - Section 10-24.235(a)(v)

Assembly and Religious Facility Functions that front on 
Mission Boulevard shall be separated by a distance of at 
least one-half mile. 

Proposals to reduce this distance may be considered upon 
a request for an Exception. 



Overview of the Code – Code Revisions

Emergency Homeless Shelters & Special 
Needs Housing

To comply with State Law and the City’s adopted Housing 
Element of the General Plan,  Emergency Homeless 
Shelters, Group Transitional Housing and Group Supportive 
Housing functions have been added to Table 9.

Section 10-24.295 has been added to include standards for 
these types of housing (>300 foot separation required).



Overview of the Code – Code Revisions

Bicycle Parking 
Standards 

Requirements have 
been added per new 
CalGreen Building 
Code and also 
incorporate 
standards from the 
Bicycling Smart 
Code module.



Overview of the Code – Code Revisions

Height Standards

Height  Limits are also now expressed in terms of feet, as 
well as number of stories.



Overview of the Code – Code Revisions



Technical Studies

 Market Study

 Fiscal Impact Analysis

 TDM and Parking Strategies



Summary of Supplemental Program 
Environmental Impact Report



Summary of Supplemental EIR

Initial Study Conclusions
Aesthetics
Agricultural Resources
Air Quality
Biological Resources
Cultural Resources
Geology & Soils
Greenhouse Gases
Hazards
Hydrology/Water Quality

Land Use/Planning
Mineral Resources
Noise
Population/Housing
Public Services
Recreation
Transportation/Traffic
Utilities/Service Systems



Initial Study Conclusions

Aesthetics
Agricultural Resources
Air Quality
Biological Resources
Cultural Resources
Geology & Soils
Greenhouse Gases
Hazards
Hydrology/Water Quality

Land Use/Planning
Mineral Resources
Noise
Population/Housing
Public Services
Recreation
Transportation/Traffic
Utilities/Service Systems



SEIR Conclusions

Aesthetics
Air Quality
Greenhouse Gases
Transportation/Traffic

Views addressed through Site 
Plan Review



SEIR Conclusions

Aesthetics
Air Quality
Greenhouse Gases
Transportation/Traffic

Sensitive Receptor Overlay at 
Mission Boulevard



SEIR Conclusions

Aesthetics
Air Quality
Greenhouse Gases
Transportation/Traffic

Less than Significant Impacts



SEIR Conclusions

Aesthetics
Air Quality
Greenhouse Gases
Transportation/Traffic In the year 2025…

Mission / Harder

Mission / Tennyson

Mission / Industrial Pkwy

Dixon / Tennyson



SEIR Conclusions

Mission / Harder Dixon / Tennyson

Mission / Tennyson Mission / Industrial



Projected Fiscal Impacts of 
Form‐Based Code Implementation



Projected Fiscal Impacts



Public Comments and Staff Responses



Public Comments  Received and Staff Responses

Brian Stanke’s April 30, 2010 letter (Attachment XIV to staff report)
• Concerns with various items

Mark Niskanen ‘s June 15, 2011 letter (Attachment XV to staff report)
• Concerns with new thorough fare shown on former skating rink site

Tony Varni 
• Concerns with massing and height of potential future development on east side of 
Mission Boulevard, north of Tennyson Road 

Jim Pestana’s July 19, 2011 letter (Attachment XVI to staff report)
• Concerns with  CS zoning designation for his property 

Resident’s E‐mail submitted in late July
• Concerns with new thoroughfare proposed through Haymont Mini Park

Richard Ersted’s August 15, 2011 letter (Attachment XVII to staff report)
• Concerns with  certain uses allowed in the T4 zone



Staff Response to Mark Niskanen’s Concerns



Staff Response to Tony Varni’s Concerns



Staff Response to Tony Varni’s Concerns

Mission Paradise Project
(Currently approved for block between Webster & Hancock)



Staff Response to Jim Pestana’s Concerns



Staff Response to Concerns re: Haymont Mini Park Impacts

Haymont
Mini Park



Richard Ersted’s 
Concerns with 
Allowed Uses in
the T4 Zone



Planning Commission and Current Staff Recommendations

Section 10-24.135(b) – Page SC8 of the Code:
No condition(s) shall be imposed which has the effect of reducing the Residential 
Density, floor area, or height of any structure nor increase the number of off-street 
parking spaces when the corresponding requirements of this Code are met.



Staff Recommendations



Staff Recommendations



Staff Recommendations



Staff Recommendations



Staff Recommendations



Staff recommends that the City Council Adopt a     
Resolution (Attachment I) and Introduce Two Ordinances 

(Attachments II and III) that will: 
1. Certify the Supplemental Program EIR and Mitigation Monitoring 

and Reporting Program, and Re‐adopt a Statement of Overriding 
Considerations

2. Amend the General Plan Land Use Map
3. Approve a General Plan Text Amendment to General Plan 

Appendices  C and D
4. Approve a  Zoning Ordinance Text Amendment to include the South 

Hayward BART/Mission Boulevard Form‐Based Code as a new Article 
24 to Chapter 10 of the Hayward Municipal Code

5. Approve a Zoning Map Amendment
6. Approve amendments to the Hayward Municipal Code regarding 

related provisions (SAR, MBR, SD‐6, certain parking regs., etc.)
7. Repeal the 2006 Concept Design Plan and South Hayward 

BART/Mission Boulevard Special Design Overlay District (SD‐6)
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