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Purpose

Synoptic (adj.)              Relating to, or displaying, conditions as they exist simultaneously over a broad area.

The Synoptic Survey is a tool used by urban designers to measure the physical elements of a community. 

The term Synoptic Survey is taken from scientific analysis of the natural world, where cross-section 

diagrams illustrate the elements of natural environments - from the canopy above down through the soil 

below. By applying these techniques to the human environment, we gain a deeper understanding of the 

physical components of our towns and cities.

If designed well, the seemingly mundane details of a community, such as the perimeter distance of blocks, 

lot widths, building types, frontage types and street widths create places we love. They also directly relate 

to the establishment of locally calibrated form-based code standards.

During and after the charrette, the Synoptic Survey will be utilized as a visual, easy-to-understand reference 

document for all participants in the form-based code writing process. 

iCity of Hayward
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Hayward Mission Boulevard Specific Plan and Form-Based CodeSynoptic Survey

City of Hayward

City of Hayward

Planning, Zoning & 
Subdivision Regulations

Municipal Code, Chapter 10 et.seq.
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Hayward Mission Boulevard Specific Plan and Form-Based CodeSynoptic Survey

City of Hayward

RS Single-Family Residential Section 1.200

RM Medium Density Residential Section 1.400

RH High Density Residential Section 1.500

CN Neighborhood Commercial Section 1.800

CN-R Neighborhood Commercial-Residential Section 1.900

CG General Commercial Section 1.1000

CO Commercial Office Section 1.1100

CL Commercial Limited Section 1.1200

CC-C Center City Commercial Section 1.1520

OS Open Space/Parks and Recreation Section 1.2200

PF Public Facilities Section 1.2300

SD-2 Special District Design Overlay 2 Section 1.2600

SD-3 Special District Design Overlay 3 Section 1.2600

RS 30 ft. 8.7 20 ft. 40%

RM 40 ft. 8.7 - 17.4 20 ft. 40%

RH 40 ft. 17.4 - 34.8 20 ft. 65%

CN 40 ft. 8.7 - 34.8 10 ft. 90%

CN-R 40 ft. 17.4 - 25 10 ft. 90%

CG - 8.7 - 34.8 10 ft. 90%

CO 40 ft. 8.7 - 34.8 10 ft. 50%

CL 40 ft. Same as RM or RH 20 ft. 40%

CC-C Shall comply with Downtown Hayward Design Plan

OS 30 ft. - 30 ft. -

PF - - 20 ft. 90%

SD-2 Limited - 10-20 ft. -

SD-3 28 ft. - 10 ft. -
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Hayward Mission Boulevard Specific Plan and Form-Based CodeSynoptic Survey

City of Hayward
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Hayward Mission Boulevard Specific Plan and Form-Based CodeSynoptic Survey

City of Hayward

Table 4. Decision-Making Authorities in Plan Area

Reason Required

Table 5. Development Permits by Decision-Making Authority and Action

Permit Type       Action

Planning 

Director

Planning 

Commission

City Council

Site Plan Review            D1             A              A

Administrative Use Permit            D             A              A

Conditional Use Permit            R             D              A

Administrative Variance            D             A              A

Variance            R             D              A

Zone Change            R             R              D

General Plan Amendment            R             R              D

1

            

            

            

            

            

            

            

            

            

PN

PN

PN

(Administrative)

= Public Notification

PN
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4-5

Synoptic Survey

City of Hayward

Hayward Mission Boulevard Specific Plan and Form-Based Code

Rose Street

Near intersection with Mission Boulevard looking west.

Existing Rose Street

Thoroughfare Type Street

Right-of-Way Width 54’

Pavement Width 40’

Movement Free Movement

Design Speed 25 MPH

Pedestrian Crossing Time 10 Seconds

Traffic Lanes 2 Lanes (12’ Each)

Parking Lanes  2 Sides (8’ unmarked)

Walkway Type 4’ Sidewalks

Planter Type 2’-6” Planting strip

Curb Type  6” Raised

Landscape Type Grass w/ sporadic trees

Transporation Provision None
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Synoptic Survey

City of Hayward

Hayward Mission Boulevard Specific Plan and Form-Based Code

Sunset Boulevard

Near intersection with Mission Boulevard looking east.

Existing Sunset Boulevard

Thoroughfare Type Street

Right-of-Way Width 60’

Pavement Width 42’

Movement Free Movement

Design Speed 25 MPH

Pedestrian Crossing Time 10.5 Seconds

Traffic Lanes 2 Lanes (12’ Each)

Parking Lanes 2 Sides (8’ unmarked)

Walkway Type 12’ Sidewalk, 6’ Sidewalk

Planter Type Sporadic 5’-6” planters

Curb Type 6” Raised

Landscape Type Grass w/ shrubs

Transporation Provision None



4-7

Synoptic Survey

City of Hayward

Hayward Mission Boulevard Specific Plan and Form-Based Code

Simon Street

Near intersection with Mission Boulevard looking east.

Existing Simon Street

Thoroughfare Type Street

Right-of-Way Width 39’

Pavement Width 28’

Movement Free Movement

Design Speed 25 MPH

Pedestrian Crossing Time 7 Seconds

Traffic Lanes 2 Lanes

Parking Lanes 1 Side (8’ unmarked)

Walkway Type 6’ Sidewalks

Planter Type Some 1’-6” Planting strips

Curb Type 6” Raised

Landscape Type Grass w/ sporadic trees

Transporation Provision None
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Synoptic Survey

City of Hayward

Hayward Mission Boulevard Specific Plan and Form-Based Code

Pearce Street

4-8

Pearce Street

Existing Conditions

Running parallel to Mission Boulevard, Pearce Street is a local street connecting Simon Street to Grace Street.  it is typically fronted by older detached 

single-family houses on its western side, facing the backs of predominantly industrial, commercial and auto-service oriented businesses on Mission 

Boulevard.

View down Pearce Street looking south.

Existing Pearce Sreet

Thoroughfare Type Street

Right-of-Way Width 38’

Pavement Width 28’

Movement Free Movement

Design Speed 25 MPH

Pedestrian Crossing Time 7 Seconds

Traffic Lanes 2 Lanes (10’ Each)

Parking Lanes  1 Side (8’ unmarked)

Walkway Type 3’-5’ Sidewalks

Planter Type 1’-6” Sporadic planting strip

Curb Type  6” Raised

Landscape Type Grass w/ few trees

Transporation Provision None
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4-9City of Hayward

Grace Street

Near intersection with Mission Boulevard looking east.

Existing Grace Sreet

Thoroughfare Type Street

Right-of-Way Width 42’

Pavement Width 28’

Movement Free Movement

Design Speed 25 MPH

Pedestrian Crossing Time 7 Seconds

Traffic Lanes 2 Lanes (10’ Each)

Parking Lanes  1 Side (8’ unmarked)

Walkway Type 8’ Sidewalk, 6’ Sidewalk

Planter Type None

Curb Type  6” Raised

Landscape Type None

Transporation Provision None
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4-10City of Hayward

Melvin Court

Existing Conditions

Melvin Court is a narrow local street lined with 0’-setback auto-oriented commercial buildings.  It connects Mission Boulevard to Smalley Avenue, 

looping around commercial buildings.

Near intersection with Mission Boulevard looking east.

Existing Melvin Court

Thoroughfare Type Street

Right-of-Way Width 32’

Pavement Width 20’

Movement Free Movement

Design Speed 25 MPH

Pedestrian Crossing Time 5 Seconds

Traffic Lanes 1 Lane (12’ )

Parking Lanes  1 Side (8’ unmarked)

Walkway Type 6’ Sidewalks

Planter Type None

Curb Type  6” Raised

Landscape Type None

Transporation Provision None
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4-11City of Hayward

Smalley Avenue

Existing Conditions

Smalley Avenue is a Local street connecting Mission boulevard to Montgomery Street.  On the block adjacent to Mission Boulevard, it is typically 

lined with 0’-setback auto-oriented commercial buildings.

Near intersection with Mission Boulevard looking east.

Existing Smalley Avenue

Thoroughfare Type Street

Right-of-Way Width 48’

Pavement Width 34’

Movement Free Movement

Design Speed 25 MPH

Pedestrian Crossing Time 8.5 Seconds

Traffic Lanes 2 Lanes (9’ Each)

Parking Lanes  2 Side (7’-6” unmarked)

Walkway Type 5’-7’ Sidewalks

Planter Type 1’-6” Sporadic planting strip (one side)

Curb Type  6” Raised

Landscape Type Some grass

Transporation Provision None
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4-12City of Hayward

Watkins Street

Existing Conditions

Watkins Street is a very wide local connector between Jackson Street and Fletcher Lane.  On its eastern side, it serves the backs of commercial lots 

fronting Mission Boulevard.

Near intersection with Fletcher Lane looking south.

Existing Watkins Sreet

Thoroughfare Type Street

Right-of-Way Width 68’

Pavement Width 48’

Movement Free Movement

Design Speed 35 MPH

Pedestrian Crossing Time 12 Seconds

Traffic Lanes 2 Lanes (14’ Each)

Parking Lanes 2 Sides (10’ unmarked)

Walkway Type 10’ Sidewalk; 4’ Sidewalk

Planter Type 5’-6” Planting strip on one side

Curb Type  6” Raised

Landscape Type Grass w/ few trees

Transporation Provision Planned bike lane



Fletcher Lane

Synoptic Survey

4-13City of Hayward

Mission Boulevard Corridor Specific Plan and Form-Based Code

Fletcher Lane

Existing Conditions

Fletcher Lane is a very wide local connector between Mission Boulvard and Watkins Street.  It ends with a cul-de-sac at the BART tracks.

Near intersection with Mission Boulevard looking east.

Existing Fletcher Lane

Thoroughfare Type Street

Right-of-Way Width 64’

Pavement Width 44’

Movement Free Movement

Design Speed 35 MPH

Pedestrian Crossing Time 11 Seconds

Traffic Lanes 2 Lanes (14’ Each)

Parking Lanes  2 Sides (8’ unmarked)

Walkway Type 10’ Sidewalks

Planter Type None

Curb Type  6” Raised

Landscape Type None

Transporation Provision Planned bike lane
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4-14City of Hayward

Walpert Street

View down Walpert Street looking north.

Existing Walpert Street

Thoroughfare Type Street

Right-of-Way Width 52’

Pavement Width 40’

Movement Free Movement

Design Speed 35 MPH

Pedestrian Crossing Time 10 Seconds

Traffic Lanes 2 Lanes (12’ Each)

Parking Lanes  2 Sides (8’ unmarked)

Walkway Type 6’ Sidewalks

Planter Type None

Curb Type  6” Raised

Landscape Type None

Transporation Provision None
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Pinedale Court

Existing Conditions

Pinedale Court is a local street fronted primarily by older detached single-family houses.  Many of the houses and the street as a whole have a historic 

character.  The sidewalks have no trees.  Pinedale Court dead ends at the BART tracks to the West.

Near intersection with Mission Boulevard looking east.

Existing Pinedale Court

Thoroughfare Type Street

Right-of-Way Width 40’

Pavement Width 28’

Movement Two-way yield Movement

Design Speed 25 MPH

Pedestrian Crossing Time 7 Seconds

Traffic Lanes 2 Lanes

Parking Lanes  2 Sides (unmarked)

Walkway Type 4’-6” Sidewalks

Planter Type 1’ Planting strip

Curb Type  6” Raised

Landscape Type Grass, no trees

Transporation Provision None
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Lily Avenue

Near intersection with Groom looking west.

Existing Conditions

Lily Avenue is a local residential street connecting other similar residential streets.  It has swales on both sides, which give it a typically suburban 

character.  

Existing Lily Avenue

Thoroughfare Type Street

Right-of-Way Width 42’

Pavement Width 31’

Movement Two-way yield Movement

Design Speed 25 MPH

Pedestrian Crossing Time 8 Seconds

Traffic Lanes 2 Lanes

Parking Lanes  2 Sides (unmarked)

Walkway Type 3-6” Sidewalks

Planter Type None

Curb Type  24” Rolled

Landscape Type None

Transporation Provision None
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Ellen Avenue

Existing Conditions

Ellen Avenue is a local residential street connecting other similar residential streets.  It has swales on both sides, which give it a typically suburban 

character.  

Near intersection with Groom Street looking west.

Existing Ellen Avenue

Thoroughfare Type Street

Right-of-Way Width 42’

Pavement Width 31’

Movement Two-way yield Movement

Design Speed 25 MPH

Pedestrian Crossing Time 8 Seconds

Traffic Lanes 2 Lanes

Parking Lanes  2 Sides (unmarked)

Walkway Type 3-6” Sidewalks

Planter Type None

Curb Type  24” Rolled

Landscape Type None

Transporation Provision None
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Groom Street

Near intersection with Sycamore Avenue looking south.

Existing Conditions

Groom Street is a local residential street connecting other similar residential streets.  It has swales on both sides, which give it a typically suburban 

character.  

Existing Groom Street

Thoroughfare Type Street

Right-of-Way Width 42’

Pavement Width 31’

Movement Two-way yield Movement

Design Speed 25 MPH

Pedestrian Crossing Time 8 Seconds

Traffic Lanes 2 Lanes

Parking Lanes  2 Sides (unmarked)

Walkway Type 3-6” Sidewalks

Planter Type None

Curb Type  24” Rolled

Landscape Type None

Transporation Provision None
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Edith Street

Near intersection with Sycamore looking south.

Existing Conditions

Edith Street is a local residential street connecting other similar residential streets.  It has swales on both sides, which give it a typically suburban 

character.  

Existing Edith Street

Thoroughfare Type Street

Right-of-Way Width 42’

Pavement Width 31’

Movement Two-way yield Movement

Design Speed 25 MPH

Pedestrian Crossing Time 8 Seconds

Traffic Lanes 2 Lanes

Parking Lanes  2 Sides

Walkway Type 4’ Sidewalks

Planter Type None

Curb Type  24” Rolled

Landscape Type None

Transporation Provision None



4-20

Synoptic Survey

City of Hayward

Hayward Mission Boulevard Specific Plan and Form-Based Code

Sycamore Street

Near intersection with Mission Boulevard looking east.

Existing Conditions

Sycamore Street is a local connector between Mission boulevard and thoroughfares west and then to Jackson Street.

Existing Sycamore Street

Thoroughfare Type Street

Right-of-Way Width 48’

Pavement Width 34’

Movement Two-way yield Movement

Design Speed 35 MPH

Pedestrian Crossing Time 8.5 Seconds

Traffic Lanes 2 Lanes

Parking Lanes 1 Side (unmarked)

Walkway Type 3-6” Sidewalk, 4’ Sidewalk

Planter Type 2’ Planting strip, 3’-6” Planting strip

Curb Type 6” Raised 

Landscape Type Grass w/ some shurbs

Transporation Provision None
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Highland Boulevard

Near intersection with Mission Boulevard looking west.

Existing Highland Boulevard

Thoroughfare Type Street

Right-of-Way Width 48’

Pavement Width 39’

Movement Two-way yield Movement

Design Speed 25 MPH

Pedestrian Crossing Time 10 Seconds

Traffic Lanes 2 or 3 Lanes

Parking Lanes 1 Side (Unmarked)

Walkway Type 4’ Sidewalk, 5’ Sidewalk

Planter Type None

Curb Type 6” Raised 

Landscape Type None

Transporation Provision None
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Sybil Street

Near intersection with Highland Boulevard looking north.

Existing Conditions

Sybil Street is a local street immediately East of and parallel to Mission Boulevard.  It starts at Highland Boulevard and dead ends at its southern 

extremety.  It has a variety of houses and apartment buildings on its eastern side, facing the backs of commercial buildings on Mission Boulevard.

Existing Sybil Street

Thoroughfare Type Street

Right-of-Way Width 50’

Pavement Width 34’

Movement Free Movement

Design Speed 25 MPH

Pedestrian Crossing Time 8.5 Seconds

Traffic Lanes 2 Lanes

Parking Lanes 2 Sides (unmarked)

Walkway Type 8’ Sidewalk

Planter Type 3’-6” Planting strip

Curb Type 6” Raised

Landscape Type Grass w/ sporadic trees

Transporation Provision None
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Palisade Street

Near intersection with Mission Boulevard looking west.

Existing Palisade Street

Thoroughfare Type Street

Right-of-Way Width 56’

Pavement Width 36’

Movement Two-way yield Movement

Design Speed 35 MPH

Pedestrian Crossing Time 9 Seconds

Traffic Lanes 2 Lanes

Parking Lanes 2 Sides (unmarked)

Walkway Type 5’ Sidewalks

Planter Type 5’-6” Planting strip

Curb Type 6” Raised 

Landscape Type Grass w/ few trees

Transporation Provision None
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O’Neil Avenue

View down O’Neil Avenue looking south.

Existing Conditions

O’Neil Avenue is a local street, immediately west of and parallel to Mission Boulevard.  It starts at Sycamore Avenue and dead ends just south of 

Orchard Avenue.  It has a variety of houses and multi-family buildings on its western side, typically facing the backs of commercial buildings on 

Mission Boulevard.

Existing O’ Neil Avenue

Thoroughfare Type Street

Right-of-Way Width 59’

Pavement Width 41’

Movement Free Movement

Design Speed 25 MPH

Pedestrian Crossing Time 10 Seconds

Traffic Lanes 2 Lanes

Parking Lanes 2 Sides (unmarked)

Walkway Type 4’ Sidewalk, 6’ Sidewalk

Planter Type 3’-6” Planting strip

Curb Type 6” Raised 

Landscape Type Grass w/ few trees

Transporation Provision None
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Orchard Avenue

Near intersection with Mission Boulevard looking east.

Existing Conditions

Orchard Avenue is a wide east/west arterial connecting Mission Boulevard to the residential neighborhoods east of Mission.  It also lines up with 

Carlos Bee Boulevard, west of Mission, connecting directly to the CSU East Bay Campus.

Existing Orchard Avenue

Thoroughfare Type Street

Right-of-Way Width 86’

Pavement Width 70’

Movement Free Movement

Design Speed 35 MPH

Pedestrian Crossing Time 18 Seconds

Traffic Lanes 4 Lanes

Parking Lanes 2 Sides (unmarked)

Walkway Type 4’ Sidewalks

Planter Type 3’-6” Planting strip

Curb Type 6” Raised 

Landscape Type Shrubs w/ few trees

Median Type Raised 4’ median

Transporation Provision None
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Carlos Bees Boulevard

Near intersection with Mission Boulevard looking west.

Existing Conditions

Carlos Bees Boulevard is a major arterial connecting Mission Boulevard to the SCU East Bay Campus.

Existing Carlos Bees Boulevard

Thoroughfare Type Boulevard

Right-of-Way Width 110’

Pavement Width 90’

Movement Free Movement

Design Speed 35 MPH

Pedestrian Crossing Time 22.5 Seconds

Traffic Lanes 5 to 6 Lanes

Parking Lanes 2 Sides (unmarked)

Walkway Type 4’ Sidewalk, 10’ Sidewalk

Planter Type 5’-6” Planting strip, 3’x3’  Tree wells

Curb Type 6” Raised 

Landscape Type Few trees adn shrubs

Median Type 4’ Raised median
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Berry Avenue

Near intersection with Mission Boulevard looking east.

Existing Conditions

Berry Avenue is a local street located between Mission Boulevard and the BART tracks, to the west, where it dead ends.

Existing Sycamore Street

Thoroughfare Type Street

Right-of-Way Width 48’

Pavement Width 36’

Movement Two-way yield Movement

Design Speed 35 MPH

Pedestrian Crossing Time 9 Seconds

Traffic Lanes 2 Lanes

Parking Lanes 2 Sides (unmarked)

Walkway Type 6’ Sidewalks

Planter Type None

Curb Type 6” Raised 

Landscape Type None

Transporation Provision None
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Torrano Avenue

Near intersection with Mission Boulevard looking east.

Existing Conditions

Torrano Avenue is a wide local connector between Mission Boulevard and Dollar Street.  It serves the many commercial and auto-oriented businesses 

that front it.  

Existing Torrano Avenue

Thoroughfare Type Street

Right-of-Way Width 68’

Pavement Width 48’

Movement Free Movement

Design Speed 35 MPH

Pedestrian Crossing Time 12 Seconds

Traffic Lanes 2 Lanes

Parking Lanes 2 Sides (unmarked)

Walkway Type 10’ Sidewalks

Planter Type None

Curb Type 6” Raised 

Landscape Type None

Transporation Provision None
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Dollar Street

View down Dollar Street looking north.

Existing Conditions

Dollar Street is a wide local connector between Harder Road and Torrano Avenue.  It serves the many commercial and auto-oriented businesses that 

front it.  

Existing Dollar Street

Thoroughfare Type Street

Right-of-Way Width 68’

Pavement Width 48’

Movement Free Movement

Design Speed 35 MPH

Pedestrian Crossing Time 12 Seconds

Traffic Lanes 2 Lanes

Parking Lanes 2 Sides (unmarked)

Walkway Type 10’ Sidewalks

Planter Type 3’x4’ Tree wells

Curb Type 6” Raised 

Landscape Type Sporadic trees

Transporation Provision None
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Mission Boulevard, north of A Street

City of Hayward

Near intersection with Grace Street looking south.

Existing Conditions

Mission Boulevard is a major regional North-South arterial.  In this section of Mission, north of Downtown, it is designated as State Road 185.  This 

section is not a part of the Route 238 Corridor Improvements Plan.  Within the Specific Plan area, north of Downtown, it has four travel lanes and 

unmarked on-street parking on both sides.

Existng Mission Boulevard

Thoroughfare Type Boulevard

Right-of-Way Width 80’

Pavement Width 60’

Movement Free Movement

Design Speed 35 MPH

Pedestrian Crossing Time 15 Seconds

Traffic Lanes 4 Lanes (11’ Each)

Parking Lanes 2 Sides  (8’ unmarked)

Walkway Type 10’ Sidewalk

Planter Type None

Curb Type 6” Raised 

Landscape Type None

Transporation Provision None
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1 /4  Mi le ;  A comfor tab le  wa lk ing  
d is tance

1200400

13008002000
Feet

Mission Widens from 4 lanes to 7-9 lanes

No On-Street parking

On-Street Parking

On-Street Parking with Peak-Hour Traffic

10 Minute/ Half-Mile Walk 

Note:

Legend
Parking Key

For details of the improvements on Mission Boulevard 
between Jackson Street and Harder Road, see the 
Route 238 Corridor Improvement Plan.

City of Hayward 4-31

Synoptic Survey Hayward Mission Boulevard Specific Plan and Form-Based Code

On - Street Parking on Mission Boulevard




