ALAMEDA COUNTY CDA
: /‘) PLANNING DEPARTMENT

STAFF REPORT

TO: CASTRO VALLEY MUNICIPAL ADVISORY COUNCIL

HEARING DATE: JUNE 10, 2019

GENERAL INFORMATION
INFORMATION Castro Vailey General Plan Implementation Project (Phase I). Review the
ITEM: Standards for Specific Uses and Procedures of the Public Review Draft

Zoning Ordinance Amendments, a set of targeted revisions to the Alameda
County Zoning Ordinance intended to implement the community vision, goals,
and land uses directed by the Castro Valley General Plan, adopted in 2012,

RECOMMENDATION: Review and discuss the Standards for Specific Uses and Procedures, take
public testimony, and direct County staff to make any necessary revisions prior
to returning to the Council for a formal recommendation conceming theé
proposed amendments,

PROJECT BACKGROUND

In 2016, the County hired Lisa Wise Consulting, Inc. (LWC) to lead a team of consultants in the Castro
Valley General Plan Implementation (Project). LWC is a land use planning and economics firm that
specializes in zoning codes, long range plans, and plah implementation, with experience working with local
Bay Area jurisdictions, as well as jurisdictions throughout the United States.

The Project goal is to implement the Castro Valley General Plan (General Plan), which was adopted in
2012. The General Plan establishes a community vision for Castro Valley which includes preserving natural
areas and a.“rural” character; providing adequate commercial, recreation, and entertainment uses; and
allowing infill residential development. The General Plan identified major regulatory changes necessary to
implement this community vision, including changes to the Alameda County Zoning Ordinance (Zoning
Ordinance). '
The Project is a direct follow-up to the General Plan and is divided into two distinct phases:

Phase I: Zoning Ordinance Consistency-Amendments. Phase I focuses on updating the Zoning

Ordinance to implement vision, goals, policies, and actions of the General Plan for areas of Castro
Valley located outside of the boundaries of the Central Business District.

Phase II: Central Business District Specific Plan { CVBDSP) Update. Phase I focuses on updating
the 1996 Castro Valley Central Business District Specific Plan (CVBDSP) to be consistent with
the community vision identified in the General Plan. Phase IT will begin after the Zoning Ordinance
Amendments of Phase I are adopted by the Board of Supervisors.

The Castro Valley Municipal Advisory Council (CVMAC) has been involved in the Project since its
initiation. County staff has scheduled a series of CVMAC meetings to review the Public Review. Draft
Zoning Ordinance Amendments. Based on the recommendations and comments of the CVMAC members,
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the Zoning Ordinance Amendments will then proceed to Planning Commission for recommendation and
then the Board of Supervisors for adoption.

'The Public Review Draft Zoning Ordinance Amendments directly follow General Plan Actions, as well as
the issues and recommendations previously presented in the Code Diagnosis Memo. The staff report
references language from the General Plan and the Code Diagnosis Memo as the basis for the proposed

changes.

Per the CVMAC’s direction, County staff and LWC have organized the proposed amendments into general
topics to facilitate review and allow more detailed, issue-driven discussion: 1) Residential Zones and
Standards, 2) Commercial/Other Zones and Standards, 3) Standards for Specific Uses and Procedures, and
4) Zoning Map. Each topic has been scheduled for discussion at study sessions and/er regular CVMAC
meetings as needed to facilitate review, allow more detailed, issue-driven discussion, and obtain specific
recommendations for Planning Commission and the Board of Supervisors. All recommendations will be
reviewed at a final CVMAC meeting before making a formal recommendation to the Planning Commission.

DRAFT ZONING ORDINANCE AMENDMENTS - STANDARDS FOR SPECIFIC USES AND
PROCEDURES -

for § es and Procedures covers the introduction of new standards for specific land
uses w1thm Castro Valley, as well as minor revisions to existing project procedures. The Code Diagnosis
includes an m—depth discussion of these topics on Pages 25 — 29, Text amendments are shown in “ordinance
format”, meaning that changes are shown in underline and strikeout, and are highlighted to quickly identify °
edited content. New chapters and sections are not shown in underline and strikeout. All amendments are
listed below. The proposed standards for specific uses are listed under §17.52.XXX, and will be assigned a
section reference upon final adoption to the Zoning Ordinance; proposed revisions to existing sections are
found in §17.52 (General Requirements) and §17.54 (Procedures).

Standards for Specific Uses. The following amendments are new standards for specific- uses which are
specific to the Castro Valley area.

Auto Repair Uses in Castro Valley (§17.52.XXX). New standards for maintenance, landscaping,
hghtmg, parking and screening, and procedures for auto repa:lr uses to ensure compatibility and
minimize conflicts with residential areas. Existing auto repair uses may be expanded through a
discretionary review process: the Planning Director may approve up to 20% increase of floor area; a
greater than 20% increase requires a Conditional Use Permit. See Page 1 of Attachment 1.

¢ General Plan Action 4.9-8: Establish standards and guidelines for auto repair uses to ensure
that auto service facilities within or adjacent to residential areas are well maintained and
landscaped, that overnight parking and towing is limited, and discretionary review for the
expansion of such uses is required.

o Auto Repair uses are currently allowed in the C-2 zone as a permitted use; there are no changes
to where auto repair uses are allowed.

Check Cashing Uses in Castro Valley (§17.52. XXX) New standards for location, hours of operation,
secunty, and lighting for check cashing uses in any zone in Castro Valley to improve safety and
minimize detrimental impacts on the surrounding neighborhood. Check cashing businesses are required
to post a security guard, prevent patrons from loitering, and provide visibility into the storefront
unobstructed by signs, banners, or opaque coverings. See Page 2 of Attachment 1,
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o General Plan Action 4.5-6: Establish performance standards for uses with the potential for
negative impacts on the environment or neighborhood character, such as check-cashing.

o Check cashing uses are not currently defined in the County Municipal code, but are typically
treated as a business service, which are allowed by right only in the CC Zone; there are no
proposed changes to where check cashing uses are allowed.

Child Care Facilities in Castro Valley (§17.52.XXX). New standards for hours of operation, lighting,
noise, and screening of child care centers to minimize conflicts with surrounding uses. Child care
centers are required to provide a drop-off area and parking spaces based on the number of employees
and children at the faclhty Child care centers are allowed as an accessory use. See Page 3 of
Attachment

o  General Plan Action 4.4-1: Allow for ministerial approvals of large family daycare facilities
in residential districts, as provided for by State law. [Note: This is already accomplished
through the Large Family Daycare Permit. Language provided in the PRD Zoning Ordinanee’
Amendments will be modified in response to direction received by the CVMAC at the May 9
and 13 2019 meetings.]

o General Plan Action 4.4-2: Allow for ministerial approvals for childcare and senior centers as
an accessory use within an existing community facility in residential districts, subject to
performance standards to minimize conflicts with surrounding uses.

o General Plan Action 8.5-3: Make childcare centers a permitted use in neighborhood
commercial, mixed use, and office districts subject to performance standards to reduce
conflicts with surrounding uses. -

o  Child care centers are proposed as a new use allowed in C-O and C-N Zones; formerly child
care facilities were not allowed in the C-Q or C-N Zones. Child care centers are currently not
allowed in residential zones or other commercial zones (C-1, C-2, or CC)

Community Facilities in Castro Valley (§17.52.XXX). New standards for operations, parking, and
screening for community facilities in the C-N Zone to ensure compatibility with surrounding uses; these
standards only apply when located adjacent to a residential zone district. Community facilities must
incorporate screeming, buffers, and other features to shield parking and loading areas, outdoor
recreational areas, and other facilities in order to minimize adverse visual or noise impacts on adjacent
properties. See Page 4 of Attachment 1.

» General Plan Goal 4.4-1: Provide community facilities within residential neighborhoods while
minimizing the impacts of those facilities on residences in the immediately surrounding area.

¢ These standards only apply to community facilities in the C-N Zone; community facilities are
proposed as a Permitted use in the C-N Zone (formerly not allowed). Community facilities
currently allowed with a CUP in any residential zone, the C-1, or C-2 Zone or by right in the
CC Zone are not affected by these standards.

Drive-in Businesses in Castro Valley (§17.52.XXX). New standards for noise, hours of operation,
and lighting of drive-in businesses in the C-N Zone to ensure compatibility with surrounding uses.
Drive-in businesses are required to comply with design and location requirements for drive-in lanes,
accessways, and parking. See Page 4 of Attachment 1,

®  General Plan Action 4.6-1: Regulate drive-in businesses to.be compatible with General Plan
policies for Neighborhood Commercial Centers.

o These standards only apply to drive-in businesses in the C-N zone, where they are allowed with
a CUP; there are no proposed changes to where drive-in businesses are allowed.
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o Drive-in Businesses allowed with a CUP in the C-1, C-2, or CC Zone are not affected by these
standards.

Parking Lots in Castro Valley (§17.52.XXX). New standards for lighting, parking, and screening of
parking lots in the C-N Zone to ensure compatibility with surrounding uses, and are more restrictive if
a parking lot is located adjacent to a residential zone district. See Page 6 of Attachment 1.

®  General Plan Action 4.6-1: Regulate parking lots to be compatible with General Plan policies
Jor Neighborhood Commercial Centers. '

» These standards only apply to parking lots in the C-N zone, where they are allowed with a
CUP; there are no proposed changes to where parking lots are allowed.

e Parking lots allowed with a CUP in any residential zone, the C-0, or CC Zone, or by right in
the C-1 and C-2 Zones are not affected by these standards.

Small Restaurants in Castro Valley (§17.52.XXX). New standards for operation, site design, and
maintenance of small restaurants in the CC Zone to improve the viability of small restaurants (less than
2,500 square feet) and minimize conflicts with surrounding uses. Hours of operation are limited to
6:00am — 10:00pm unless approved by a Conditional Use Permit. Provisions also include operational
requirements for outdoor dining areas. See Page 6 of Attachment 1.

» General Plan Action 4.5-7: Regulate small-scale restaurants for hours of operation, noise,
trash storage and removal, and other operational issues that can adversely affect neighboring
properties.

o These standards only apply to small restaurants in the CC zone, where they are permitted by
right; restaurants >2,500 sf or that don't meet the requirements of this section in the CC Zone
require a CUP;

o Restaurants are currently allowed by right in the C-N, C-1, and C-2 Zones. Propose allowing
restaurants by right in the C-O Zone, in compliance with a separate General Plan action item
(see staff report May 9 2019)

Home Occupations. in Castro Valley (§17.52.210). Revisions provide discretionary review by the
Planning Director to allow for the employment of non-residents in a home occupation, See Page 8 of
Attachment 1. :

e _.General Plan Action 4.5-5: Amend the home occupation regulations to allow limited
employment of non-residents and other modifications, subject to discretionary staff review, in
order to protect existing neighborhood character. .

e Home occupations are currently allowed in all Residential and Agricultural zones, but the
proposed revision only applies to home occupations in Castro Valley; there are no proposed
changes to where home occupations are allowed. '

Procedures. The following amendments are new standards for specific uses which are specific to the Castro
Valley area. ‘

Design Review in Castro Valley (§17.54.295). Revisions provide new design review procedures for
land use approvals in Castro Valley, in order to ensure that new project designs are of reasonable
aesthetic and architectural quality, are harmonious and compatible with existing development and
character, and implement the objectives of the Castro Valley General Plan. Design review is required
for all non-residential projects and is conducted concurrent to a Site Development Permit, Conditional
Use Permit, or Variance, except projects specifically exempt from Site Development Review. The
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Castro Valley Municipal :Advisory Council makes a recommendation to the final review authority,
which based on the significance of the project may be either the Planning Director or the Planning
Commission. See Page 9 of Attachment 1,

e General Plan Action 5.2-12: Establish procedures for incorporating design review in the
development review process. Maximize the use of staff-level review in order to minimize the
time and cost of project review for homeowners and developers.

Attachments:
1. Castro Valley Public Review Draft Zoning Ordinance Amendments —
Standards for Specific Uses and Procedures ,
2. Code Diagnosis and Recommendations and Approach Memo — January 27, 2017
3. Land Use Comparison Tables

| PREPARED BY: Christina Horrisberzer | SENIOR PLANNER |
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Attachment 1

Chapter 17.52 GENERAL REQUIREMENTS

17.52.000X - Auto repair uses in Castro Valley.

A, Applicabliity. The regulations set forth in this Section apply te auto repair uses, as well as any other use,
such as auto dealerships or service stations, that perform auto servicing and repair as an accessory activity,
within Castro Valley {areas within the Castro Valley Urbanized Area) and located directly adjacent to, or
across the street from, a residentlal zone district.

B. Discretionary Review,

1. An existing auto repalr use may be expanded with approval by the Planning Director If total alterations
result in no more than twenty (20) percent Increase in the existing floor area of all buildings on a lot or
lots,

2. If total alterations to an existing auto repair use are greater than a twenty (20) percent increase In the
existing floor area the application is subject to a Conditional Use Permit.

C. Operating requirements.
1. Storage or display of a product, trash, parts, all goods for sale, other than those required for the
operation and maintenance of automobiles must be in an enclosed building.
2. Operation within the use must not be detrimental to adjoining properties through the creation of
excessive dust, noise, odor, or other objectionable ¢haracteristic. '

D. Lighting. Exterior lighting must be hooded or shielded so that the light source is not directly visible to an
adjacent residential zone district.

E. Landscaping.
1. Area. Alandscape area, a minimum wlidth of five (5) feet, Is required:
a. Along all street frontages of the lot or lots;
b. Within any yard adjacent to a residential zone district; and
¢.  Onthe perimeters of all parking areas that abut a residentlal zone district.

2. AreaException. The portion of the lot line where an access driveway Is required by the County, as
determined by the Planning Director, Is exempt from the landscape area requirement.

3. Water Efficiency. Landscaping must be consistent with Chapter 17.64 (Water Efficlent Landscape
Ordinance).

4, Malntenance, All landscaping, vegetation, and. plantings must be maintained In a healthful and thriving
condition at all times.
a. Anydamaged, dead, or decaying vegetation must be replaced by the equivalent vegetation of a
size, form, and character which will be comparable at full growth.
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b. All landscaping must be adequately and efficlently irrigated. Irrigation systems and their
components must be maintatned in a fully functional manner.

F. Site Maintenance. All areas of the site must be maintained free of debris, litter, graffiti or any inappropriate
matertals at all times.

G. Parking and Screening.

1. Parking area and auto storage space must be screened from view of abutting residential zone districts
in compllance with Sections 17.52.410 through 17.52.460.

2. Overnight Parking. Vehicles, recreatlonal vehicles, towing vehicles, and other similar vehicles
associated with auto uses must not be parked or stored in the front of the lot ocvernight, unfess
enclosed within a structure or part of a display approved by the Planning Director,

17.52.XXX - Check Cashing Uses in Castro Valley. .

A. Applicabllity. The regulations set forth in this Section apply to check cashing uses in Castro Valley (areas
within the Castre Valley Urbanized Area).

1. Check cashing uses are uses, other than State or Federally chartered bank, credlt union, mortgage
lender, savings and loan associatlon or industrlal loan company, that offer deferred deposlt
transaction services or check cashing services and l6ans for payment of a percentage fee. A "check
cashler” includes, but is not limited to, deferred deposit transaction (payday loan) business that
makes loans upon asslgnn'ﬂent of wages recelved, check cashing businesses that chargea .
percentage fee for cashing a check or negétiable instrument, and motor vehicle title lenders who
offer short-term loan secured by the title to motor vehicles, "Check cashier” or "check cashing
‘activity" shall not include non-profit financial institutions or retail sellers engaged primarily In the
business of seliing consumer goods to retail buyers, that cash checks or Issue money orders as a-
service to Its customers that is incidental to-its maln ;iurpose of business,

B. Locatlon. Check cashing uses must not be located within a radius of 1,500 feet of another check
cashing use.

C. Operating requirements, .

1. The property owner shall post at least one certified uniformed security guard on duty at all times
the business Is open. The security guard shall patrol the interlor and all exterlor portions of the
property under control of the owner or lessee including, but not limited te, parking lots and any
open public spaces such as Jobbies,

2. Hours of Operation.

a, Operation hours must be limited to the hours of 7:00 a.m. to 7:00 p.m. Monday through
Saturday.

b. Patrons must be discouraged from loitering prior to, during and/or after hours. A minimum of
one (1) no loltering sign must be installed and maintained where it will be most visible to



pedestrians on each slde of the building in which the activity is located including, but not
limited to, street frontages and parking lots.

D. Visibillty. Storefronts must have glass or transparent glazing in the windows and doors. No more than
ten (10} percent of any window or door may be covered by signs, banners, or opaque coverings of any
kind. Law enforcement personnel must have a clear view of the entire public area in the premises from
the public sidewalk.

E. . Lighting.

1. Alighting plan shall be reviewed and approved by thé Planning Director prior to issulng building
permits and installed pricr to establishing the activity.

2. Exterior lighting is required on all street frontages. Such lighting shall be designed to illuminate
persons standing outside such that they can be Identified fifty (50) feet away.

3. Exterior lighting must be Installed as to be directed downward and away from any area zoned
residentlal. .

17.52)0¢X - Child Care Facillties in Castro Valley.

A. Applicabliity, This section establishes regulations for child care facilities in Castro Valléy (areas within the
Castro Valley Urbanized Area),

Note: This Subsection will be removed based on prior
CVMAC recommendations

C. Chlid Care Center.

1. Where permitted. A child care center use Is permitted in C-N and C-O Zone Districts In Castro Valley
subject to the standards of this Section.

2. Operating requirements
a. Nolse, Facility must limit noise levals from exceeding a LdN level of 55 db at the lot lines.
b. Hours of Operation must be limited to the hours of 6:30 a.m. to 6:00 p.m.
¢. Outdoor play time must be limited to the hours of 6:30 a.m. to 6:00 p.m.
d. Playground apparatus (swings, jungle gym, etc.) must be located in the rear or slde yards only.

3. Lighting. On-site exterlor lighting is allowed for safety purposes only, must conslst of low wattage
fixtures, and must be directed downward and shlelded.

4, Parking and Screening.

a. Child care centers must include one parking space per employee, one space per company vehicle,
and one space for every five children at the facllity.

b. Parking drop-off area.

120



C.

At least two (2) off-street parking spaces must be provided exclusively.for dropping off and
picking up children. Alternative parking and drop-off arrangements may be required by the
Planning Director based on traffic and pedestrian safety consideratlons.

If the driveway is the designated parking area for the child care center, the driveway must
remain clear and available for customers during hours of operation.

A center located on a street with a speed limlt of thirty (30) miles per hour or gréater must
provide a drop-off/pick-up area designed to prevent vehicles from backing onto the street (e.g.
circular driveway).

All outdoor play area must be screened from view of street and any adjacent property owners
through fencing and hedges in compliance with Sections 17.52.410 through 17.52.460.

D. Accessory Uses. In all residential zone districts In Castro Valley, child care centers are permitted as an
accessory use within an existing community center, religious facllity, clubhouse, or similar facilities.

17.52.0( Commuhlty Facilities In Castro Valley.

A. Applicability. The regulations set forth in this Section apply to community facilities in the C-N dlstricts in
Castro Valley {areas within the Castro Valley Urbanized Area). This section does not apply to child care
facillties regutated under Sectlon 17.52.X0 (Child Care Facllitles in Castro Valley)

B. Additlonal Requirements when Located adjacent to a Resldentlal zone district:

1. Operating requirements.

Community fai:illty uses must incorporate screening, buffers, arid other features to minimize
adverse visual or noise impacts of the use on adjacent properties. .

Noise. The nolse level of activities within community facllity uses must not exceed a LdN level of 60
db when measured at the property line that is across the street from or abutting a parcel zoned
residential.

2, Parking and Screening.

Parking in the required front yard Is prohlbited.

Parking and ioadlng areas must be screened from view of street and ad)acent property owners
with landscaping or other screening in compliance with Sections 17.52.410 through 17.52.460.

Outside Recreaticnal Areas. All cutdoor recreational areas must be screened from view of any
adjacent residential uses through fencing and hedges in compliance with Sections 17.52.410
through 17.52.460.

17.52.XXX - Drive-In businesses in Castro Valley.

A. Applicabllity. The regulations set forth in this Section apply to drive-in businesses In the C-N districts in
Castro Valley {(areas within the Castro Valley Urbanized Area).



B. Operating requirements.

1.

Noise. Any drive-up or drive-through speaker system shall emit no mare than sixty-five (65) declbels and
at no time shall any speaker system be audible above daytime ambient nolse levels beyond the
property lines of the site. The system shall be designéd to compensate for ambient noise levels in the
immediate area.

Hours of Operation. hours of operation are limited to 8:00 a.m. to 10:00 p.m., Sunday through Thuréday
and 8:00 a.m. to 12:00 a.m., Friday and Saturday.

Dellveries. All dellveries made to drive-in businesses located on sites adjacent to residential zones must
be scheduled during non-commute hours and periods of low activity at the restaurant between 8:00
a.m. and 11 :00 a.m. and from 2:00 p.m. to 5 :00 p.m.

C. Drlve-ln lanes,

1,

Drive-In [anes must be located a minimum of fifty (50) feet from existing residential uses and must be
separated from existing residential uses by buiidings, and/or extensively landscaped areas approved by
the Planning director, or decorative block walls approved by the Planning director,

Drive-In lanes must be constructed with the necessary vehicle stacking capacity so that vehicles using
the drive-in lane do not overflow into the on-site parking aisles, public street right-of-way or public

‘streets.

Drive-in lanes must be shielded in a manner approved by the Planning director to eliminate vehicle
headlight glare into"adjoining land and on-coming traffic approaching the drive-in site property.

D. Accessways.

1.

Each developed site must not have more than two accessways to any one street except that the
Planning Director shall have the right to prescribe addItional requirements If It Is deemed necessary that
a change In the locatlon and number of accessways willl reduce the possibilities of traffic hazards.

Pedestrian access shali be provided from each abutting street to the primary entrance with a
continuous four (4' 0" foot-wide sidewalk or delineated walkway. Pedestrian walkways should not
intersect the drive-through drive aisles, but where they do the walkways shall have clear visibility and
shall be delineated by textured and colored paving.

Lighting. All lighting or illuminated displays must not reflect into any adjacent residential property.
Restroom locations. All restrooms must be located in the Interior.of the structure.

Parking and Screening in addltion to the.requlrementf; applicable to the zone district in which such use Is
located must also comply with the following: ’

On-site parking must be provided for each employee on duty. The peak employment period must be
used to determine the number. of employee parking spaces..

2. Drive-in restaurants must provide a minimum of two parking spaces for each 100 square feet of gross

floor area,



3. Al trash areas must be fully enclosed and constructed of a material which shall be in harmony with the
architecture of the building. Provisions for adequate vehicular access to and from such areas for the
collection of trash and garbage must be provided.

17.52.)0(X - Parking lots in Castro Valley.

A

Applicability. The regulations set forth In this Section apply to commerclal parking lots in the C-N districts In
Castro Valley (areas within the Castro Valley Urbanized Area).

Lighting. Lighting of outdoor parking areas must be designed and maintained In a manner to prevent glare
or direct lllumination from intruding into any adjacent residential zone. A minimum of one foot candle of
lllumination shall be provided throughout the parking area.

Site Maintenance. The area must be kept free of debris and trash.

Where pedestrian circulation crosses vehicular routes, a crosswalk with yellow striping In plastic paint,
speed bumps, or signage must be provided to emphasize the conflict point and Improve its visibility and

safety.

Parking and Screening.
a. Parking lots must Incorporate screening, buffers, and other features to minimize adverse visual or
noise Impacts of the use on adjacent properties.

b. Parking facilities for six (6) or more vehicles must be screened by a wall or hedge minimum three
(3) feet and maximum five (5) feet tall, except if located adjacent to a residential zone district must
the wall, or hedge must be a minimum six (6} feet and maximum eight (8) feet tall, The screening
must be designed In such a manner to screen the parking from view and must not be closer than
five (5) feet to the front lot line,

¢.  All new parking lots must be constructed with.a landscaped buffer perimeter of no less than two
(2) feet,

d. Overnlght parking prohibited.

17.52.XX - Small Restaurants in Castro Valley.

A

Applicabllity. The regulations set forth In this Sectlon apply to restaurants less than 2,500 square feet in the
C-C districts in Castro Valley (areas within the Castro Valley Urbanized Area),

Exceptlons. The Planning Director may walve the requirements of this Section in conjunction with approval
of an administrative conditional use permit.

Operating Requirements.

1. Storage. Trash storage container enclosures must be enclosed on four {(4) sides, one of which
includes a solid door, unless the contalners are stored within a legally approved building. The
enclosure must fully screen solid waste, compostable materials and recyclable matertals containers
and materials from public view.

2. Noise. Amplified and unamplified music and entertainment are allowed indoors, and must not
generate noise in excess of 70 dB (65 dB between the hours of 10:00 p.m. and 9:00 a.m.) at the



15¢ drng

property line of any such site. Amplified and unamplified music and entertalnment are allowed
outdoors between the hours of 9:00 a.m. and 10:00 p.m., and must not generate noise in excess of
70 dB measured at the broperty Iine of any such site. Amplified and unamplified music and
entertainment is prohibited outside between the hours of 10:00 p.m, and 9:00 a.m.

Hours of Operation.

a. All alcoholic beverage and food service to customers must be discontinued between the hours of
12:00 a.m, and 7:00 a.m.;

b. Standard hours of operation. Restaurants with all operations, Including parking, conducted within
an enclosed bullding may be operated 24 hours per day, seven days per week unless the
restaurant is located on a site adjacent to a residential zone district, In which case the restaurant
must not open to the public prior to 6:00 a.m. nor remaln open after 10:00 p.m., unless approved
by a Condltional Use Permit.

D. Lighting. Lighting must be installed as to be directed downward and away from any area zoned
residential,
E. Site Malntenance. Employees are responsible for maintaining the site clean and free of litter.

F. Outdoor Dining.

1.

2.

Outdoor dining areas must be an accessory use to an indoor dining facility.
Outdoor dining areas must be contained within a patio and not located In the public right-of-way.

The number of seats In the outdoor dining area must be no greater than twenty-five (25) percent of the
number of seats provided indoors.

Entrances and exits to the outdoor dining area must be maintalned to County building code standards.

Outdooer dining furnishings, including, but are not limited to tables, lighting, chairs, umbrellas and
portable heaters, must not obstruct any street signs or traffic signals. Outdeor dining, furnishings must
be commercial grade, manufactured fer outdoor use, and made of safe, sturdy, and durable material
including, but are not limited to wrought iron, wood, or steel.

Outdoor dining areas where alcohollc beverages are served must comply with State Alcohol Beverage
Control Board requirements,

The area must be kept free of debris or other such trash.

Outdoor dining limited te the hours when the indoor restaurant is open for business.



Chapter 17.52 - GENERAL REQUIREMENTS

Sectlons:

17.52.210 - Home occupations.

No home occupation shall be deemed to be, or permitted as an accessory use to a dwélling in any R
or in any A district which involves or requires any of the following:

The employrnent of outslde help in the dwelllng or on the pmmlses other than domesﬂc servants
Planning Director a _ : 3 areg 1S

A,

K.

L.

Valley Urbanized

Any alteration or installation of appliances, equipment or facllity of a nonresidential character to a
dwelling or to an accessory building;

Any outdoor storage or display of equipment, appliances, tools, materials or suppllies;
Maintenance on the premises for sale or rental of any stock of goods, which are not homemade;

Results in on-street parking or the generation of pedestrian or vehicular traffic beyond that normal
to the district, or the parking of any commercial vehicle in violation of Section 17.52.130;

The generation of noise, glare, vibration, odor or slectrical disturbance perceptible at or beyond
the lot lines;

Any use of the front yard or side yard for construction or repair-or dismantling or the use in the
aggregate of an area greater than one-fourth of the area of the dwelling unit;

Ahy sign other than the name plate permitted in the district;

Conduct of a barber shop, beauty shop, or real estate office, raising for sale of animals, bees or
birds, or the teaching of dancing, music or swimming to an assembled, class of more than two
puplls;

The repair, servicing, painting or dismantling of motor vehicles or of electrical refrigerators,
washers, dryers, or other household appliances; .

The renting of rcoms and the providing of table board for more than four persons, or if licensed
by the State Department of Mental Health for morae than five persons;

The provision of day care formore than six children.

(Prior gen. code § 8-60.22).

(Ord. No. 201071, § 77, 12-21-10)



Chapter 17.54 - PROCEDURES

Sections:

17.54.295 — Design Review in Castro Vailey,

A. The procedures set forth In this Section establishes the design review procedure for non-

B. Design review is required for all non-residential projects in Castro Valley (areas within the

Castro Valley Urbanized Area) except projects exempt from Site Develonment Review.

C. The design review application shall be submitted as a part of the application for the site
velopment permit, conditional rmit, or variance,

D. Deslgn review responstbillties.

1. Recommendation. The Castro Valley Municipal Advisory Council shall review applications for

Design Review and make a recommendation to th licable review authority for the sublect

project.
2. Revlew authority.

a. The Planning Commission silall have design review authority for all projects requiring Planning
Commission approval (such as Conditional Use Permit and varlances). The Planning Commission

shall consider th Valley Municipal Advi ncll’s recommendation and shall
r nditlonall T h ign review lication.

b. The Planning Director shall have design review authaority for all projects that do not meet the
ia i ection 2.a. for a de Pl mission. The Planning DI r sh

conslder the Castro Valley Municlpal Advisory Councll’s recommendation and shall approve,
conditionally approve or deny the deslzsn review application. The Planning Director may choose

to refer any Design Review to the Plannin mmission for review and final decision when in
heir opinion, the public inte er served by having the Planning Commission
conduct desizn review.,

E. In granting design review approval, the review authority s hall first make all of the following
findings:

1. The proposed project would be harmonious and compatible with existing development and

with the overall character of the area:

2. The location, size, desizn. and operating characteristics of the proposed project would
m rderly growth of Castro Valley and w t be detrimental to the publi




Interest h, saf i r welfare of ne ing properties or to that of th

overall community;
3. Site and architectural design and functional plan of the structure(s) and related

improvements, including landscaping, are of reasonable geﬁthetlc guality and Implement the
ctives tro Valley Ge

4. Structure(s lated improvements, including access and parki table for
roposed use of the pr consistent with the intent of the applicable zoning district

romo rly development in the vicinity of the subject site, and provide ad
consideration of the existing and contemplated uses of land; and '

5. The design and lavout of the proposed project are consistent with the Qs;ro Valley General
Plan, the development standards o_f this Code, and any approved design guidelines.

17.54.300- Single-f_amlly residence—Cluster permit.

A single-family residence cluster development is intended to encourage the arrangement of single-
family residences on suitable lands in such manner that will:

A.
B.

C.

D.
E.

Bein accord with the general plan of the county;

Provide efficient use of the land that includes preservation of significant amounts of open areas
and natural and topographic landscapa features;

Provide an environment that will encourage the use of common open areas for community
activities and other amenities; :

Provide 'varlety in the siting of residences and the design of access and clrculation facilities;
Be compatible with and enhance the development of the general area.

(Prior gen. code § 8-96.0)
(Ord. No. 2010-71, § 100, 12-21-10)

17.54.310 - Cluster permit.

A cluster development of single-family residences is permitted only In R-1 (single-famlly residence)
districts, and R-1 combining districts upon issuance of a cluster. permit in accordance with the provisions of
this title.

(Prior gen. code'§ 8-96.1)
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Attachment 2

To: Alameda County

From: Lisa Wise Consulting, Inc.

Date: January 27,2017

Re: Code Dlagnosis and Recommendations and Approach Memo - Castro Valley General
Plan Implementation

PROJECT BACKGROUND

In 2016, the County hired Lisa Wise Consulting (LWC)} to ledd of team of qualified consultants to
implement the Castro Valley General Plan (Project). LWC Is an experienced land use planning and
economics firm that has completed approximately 30 zoning code updates and 20 specific plans for
Jurisdictions throughout the United States. LWC's specialty lies in analyzing zoning codes for
conslstency in Implementing community plans, and we also have experience in nearby communities.
For example, LWC conducted a Specific Plan and Code update for the communities of Ashland and
Cherryland, performed a comprehensive code update for the City of Livermore, and, and is currently
‘working with the City of Hayward.

The Project is divided into two distinct phases:

Phase 1: Zoning Code Conslstency Amendments; LWC will make targeted amendments to

the Alameda County Zoning Code to Implement the Castro Valley General Plan policies,
actions, and land uses. Phase 1 focuses on policies, actions, and land uses for community
areas located outside of the Central Business District.

Phase 2: Central Business District Specific Plan Update. The Consultant Team will update the
1996 Castro Valley Central Business District Specific Plan (CVBDSP) to be consistent with the

long-term vision as Identified in the General Plan. This Phase Is scheduled to begin In the
Summer of 2017,

In July 2016, LWC met with .t'he County staff to discuss the scope of work, timeline, and project
objectives. In August 2016, LWC met with the Castro Valley Municlpal Advisory Councll (CVMAC) to
Introduce the two-phase project, solicit input from the community, and discuss next steps.



PURPOSE OF THIS MEMO

The purpose of this memo is to identify inconsistencies between the Alameda County Zoning Code
{Code) and the CVGP and provide recommendations for amending the Code to correct
inconsistencies and implement the CYGP. LWC completed the following tasks:

¢ Reviewed the CVGP goals, policies, and action Iitems;

¢ |dentified inconsistencies between the CVGP Actlon ltems and-the Code, focusing on
whether or not the Code contains the appropriate tools to Implement the CVGP;

¢ |dentified inconsistencies between the County Zoning Map and the CVGP Land Use Map;

¢ Developed recommendations to address the Inconsistencles, such as new zones, standards,
and/or procedures, based on direction In the CVGP and best practices; and

» Prepare an annotated Table of Content that describes the proposed integration of new
sectlons or subsectlons into the Code. {Attachment 1)

Table 1 below provides a summary of the lssdes and recommendations. Section 2 outlines the
General Plan, Zoning Code, and relevant guidelines. Section 3 summarized key issues and
Inconsistencles, and Section 4 describes preliminary recommendations.

SUMMARY OF ISSUES AND RECOMMENDATIONS

Table 1-1 provides a summary of the issues and rgcon‘nmendations identified in this memo. The
Table is organized according to the type of recommendation:

1. Create a new zone

2, Rezone to an existing zone

3. Create new or modify exlsting supplemental standards
4. Create new or modify existing procedures

Detailed Informatien on the Issue and recommendation Is provided in Sections 3 and 4.

Create a New Zone

There Is ho County Zone or
Combining District to
Implement the CVGP Hillside
land use designation

433,523 Develop a Hillside Overlay (H-O) Zone.

There is no County Zone or
Combining District to allow
meodification of development
standards and denslty to
accommodate development
lots <5,000 sauare feet

4.3-4 Develop a Residential Small Lot {RSL) Zone.




Table 1-1 “umrmu of Issues and Pﬂoaﬂnwndalmm

4.3-6

There is no County Zone that
‘meets density and use
requirements of the proposed
Residential Medlum Density
Multi-Family land use
desiznation..

Develop a Resldentlal Medium Denslty Multi-
Family (RMF) Zone.

4.3.7

There Is no County Zone that
allows for flexible densities
from 8 to 29 du/ac,

Develop a Resldential Mixed Density (RMX)
Zone.

4.4-4

There is currently no County
Zone to implement the Public
Facilities land use designation

Develop a new Public Facllities (PF} Zone-and
re-zone existing public facllity uses to the PF
zone,

-4.9-1

C-0 and C-N Zones don't allow
the full range of uses In the
Community Commercial land
use designation as described in
the CVGP.

Develop a Community Commerclal {CC) Zone.

8.1-3

There Is currently no County
Zone to implement the Parks
and Open Space land use
designation recommended in
the CVGP.

Develop new Open Space zone that meets
CVGP criterla.

8.4-7

There Is currently no County
Zone that allows for schools
and resldential uses by right.

Develop a Scheol {S) Zone.

Rezone to an Existl

ng Zone (w/ or w/o modification)

Development standards of the
R-1 Zone do not match

Rezone areas designated as Rural Residential

4.3-2 requirements of the Rural to the R-1 Zone and apply the B-20 or B-40
Residential land use Comblnlng District, as appropriate.
designation.

Some areas designated with

n/a the Single Family Residential Rezone areas designated as Single Family
land use are zoned for higher Residential to the R-1 Zone.
density development.
pamc e t_:leslgnated.with Rezone areas designated Low Density Multi
the Resldential Low Denslity .

435 Multi-Family and use are Famll_y Residential to the R-3 Zone. Make a

note in the R-3 Zone that 4 unit/lot maximums
zoned for higher or lower do not apply in Castro Valley
density development. ’
461 Areas deslgnated with the Rezone areas designated as Nelghborhood
) Nelghborhood Commercial Commercial to the C-N Zone. Make a note In

| B05.595.1345




Table 1-1 Surnmary of Issues and Recommendations

Eg@__-___ ! e

which does not accommodate
the variety of uses in the CVGP

-
J

| Recommendation Summary

—= L e e 5

the C-N Zone that modifies the list of
permitted uses and includes references
specific to use regulations for drive-In
businesses and commerclal parking lots in
Castro Valley.

Some areas designated with
the Community Service- Office
land use are zoned Residential,

Rezone areas designated as Community
Services and Offlce to the C-O Zone. Make a

4.9-3 note [n the C-O Zone that personal service
C-1, or C-O, which does not . -
uses allowed in the C-N Zone are aiso allowed
accommodate the varlety of in Castro Vall
uses In the CVGP. ' €.
New/Modifiad Supplemental Standards
Certaln uses are prohibited
and/or do not provide Develop supplemental use based standards
4.41,4.4-2,4.43, . ’
456 498 457 supplemental for Day Cares; Senior Centers, Community
8. 3- 4' 8'5-3' " | operational/development Assembly, Auto Uses, and Restaurant uses
o criterla as prescribed in the that apply only to Castro Valley.
| | ever.
Existing Code prohibits outside Mocllllfy S:Ictlon I1 7.52.210 Homle (:ccuplztlons
455 employees as part of a Home to allow discretionary approval of outside
employees assoclated with an accessory
Occupations.
Home Occupation use.
Ensure new zones provide
5.9.9 paving and landscape _ Provide paving and landscape requirements
) requirements consistent with | for new RSL, RMF, and RMX zones.
the CVGP.
There are no requirements for | Develop supplemental development
8.2-7 public open space for non- standards that require cormmon open space

residential projects.

for non-residential projects.

New/ModIfled Procedures

Exlsting Code allows approval
of PD Zone that Increases
density of the base zone or

Modify Chapter 17.18 PD District to prohibit

4.3-11 : approval of a PD application in Castro Valley
change of use, inconsistent in certaln instances.
with the CVGP.
There are no mechanisms In Modify Chapter 17.54 Procedures to include
5.2-12 ‘place for design review of non- | design review of non-restdential projects In

restdential projects.

Castro Valley.




OVERVIEW OF THE CASTRO VALLEY GENERAL PLAN

The Castro Valley General Plan (CVGP) was adopted tn March 2012. The CVGP envisions the next
twenty years of Castro Valley’s evolution. The purpose of the CVGP was to update the previous long-
term vision, taking Into consideration changing conditions In the community and to effectively gulde
the future development of Castro Valley.

Key objectives and vision of the plan':

s Revitalize the Central Business District;

o Preserve the area's defining natural characteristics;

s Improve access for children to séhools, parks and recreation facilitles;

¢ Provide facllities for activitles and entertainment venues for all age groups;

e Ensure safe streets;

» Preserve the small town “rural” character of Castro Valley;

s Reduce impacts of regional traffic and freeway traffic;

s Continue to allow new infill housing on sites that have capacity, in a way that fits in with the
existing scale and character of the community;

o identify regulatory changes that need to be made to implement the plan; and

o Establish priorities for the capital Improvement projects.

As an unincorporated area, Castro Valley is also subject to the Alameda County General Plan2, The
CVGP was written as the Land Use and Circulation element of the County General Plan for the Castro
Valley Area, and must be consistent with other County General Plan elements. The CVGP was written
to be consistent with the other elements.

The CVGP is divided into 9 sections that address different aspects of the community and provide
goals, policies, and actions that guide the implementation. The 9 sections are Land Use
‘Development, Community Character and Design, Circulation, Biological Resources, Community:
Facilities, Parks and Schools, Public Services and Utilities, Natural Hazards and Public Safety, Noise,
and Air Quality and Climate Change. For the purpose of this memo, analysis will focus on the Land

1 Castro Valley (2012), “Castro Valley General Plan.” pp 1-3.

?The Alameda County General Plan does not contaln a Land Use Element or a Clrculation Element, These Elements are
prepared for unincorporated communities, and are Included with the Countywide Elements ta make up a complete General
Plan, as required by State law.



Use Development section of the CVGP. The goals of the Land Use Development section are provided
in Table 2-1.

Table 2-1 CVGP Land Use Development Geals

| Promote a land use pattern that will meet the community’s development needs

4.21 | in a manner that protects deslred community character and valued resources.
Provide for a variety of housing types that will meet anticipated needs while
4.3-1 preserving and enhancing the livabllity and character of Castro Valley's
nelghborhoods,
Provide civic uses and community facilities within residential neijghborhoods
441 while minimizing the Impacts of the facilities on residences in the immediately

surrounding area.

Provide residents and businesses with access to a wide variety of commercial
4.5-1 goods and services, and Increase opportunities for Castro Valley residents to
. work In the commuinity where they live.

Provide resldents and businesses with access to a wide variety of commercial
4.6-1 goods and services, and expand employment to Increase opportunities for
Castro Valley residents to work in the community where they live.

Enhance the Central Business District to create a pedestrian-oriented district
with a distinctlve small-town character that reflects Castro Valley's history and
4.7-1 culture. Improve the overall appearance of Castro Valley Boulevard. Attract and
retain small local retail and restaurant businesses that will enhance the quality
of life In Castro Valley.

Support the upgrade and modernization of Eden Medical Center Castro Valley to

a provide health services and jobs for the community.

Ensure that the hospital site and surrounding sites in the Professional-Medical
District are constructed and designed to achleve the community’s goals for
improving the area along Lake Chabot Road, and to minimize any negative
effects on the surrounding community.

4.8-2

Provide a wide range of retail sales and services to meet community needs on
4,9-1 sites where there is good automobile access and Impacts on resldential uses can
be minimized.

| Develop specdific plans or special guidelines to guldé future development in areas
4.10-1 that have significant remaining development potential and speclal
| environmental conditions. ‘




The Land Use Development Section of the CVGP introduces thirty land use designations that Inform
the type and Intensity of future development In Castro Valley (See Table 2-2). These uses are
distributed throughout the Castro Valley community in accordance with Figure 2-1.

Table 2-2 CVGP Land Use Designations’

Category Description Density?
Raral This designation is intended to retaln opportunities for rural livingwith |12
. very low density, one-family detached housing on large lots greater than | units/acre
Residentlal
20,000 square feet In size.
Hillside This designatlon is used In areas of steep slopes and/or high fire hazard a8
Resldential areas to ensure that adequate mitigations are identifled for the unlits/acre
development of one-family detached dwellings.
Single-Family | This land use category provides for and protects established 6-8
Resldential ‘neighborhoods of one-family dwellings. units/acre .
sinalllot This designation is intended to provide for and protect smalt lot 817
Residential subdivisions where a varlety of housing types-are located on lots units/acre
between 2,500 and 5,000 square feet in size. '
Low Density | This designation Is lntgncied for tqwnhouses,_and low density 18-22
Multifamily multif'ami_ly residential uses such as garden apartments and units/acre
Resldential condominiums
Medium Density | This designation is intended for medium density apartments and 23-29
Multifamily condominlums. units/acre
Residentlal
Mixed Densi This land use category is intended to provide a varlety of housing types | 8-29
Resi dentlalty ‘'near commercial business districts while maintaining the existing . units/acre
es character and development pattern of the nelghborhood.
The purpose of this designation is to provide locations for uses that h/a
Public Facllities | support'government, civic, cultural, health and infrastructure aspects of
the community.
Open Space- | This designation provides for current and expected future locations for | n/a
Parks public parks of all sizes and types in the community.
Open Space- | This designation provides for natural open spaces that have been n/a
Natural identifled for permanent conservation.
The blologlcal resources overlay zone delineates high, moderate, and n/a
Schools low priority areas for habltat preservation in order to ensure maximum
protection of blological resources.




Table 2-2 CVGP Land Use Designations’

Category Description Density?
Neighborhood | This designation applies to areas where the primary purpose Is for 1.0 FAR
Commercial neighborhood-serving retail and commercial service uses.
Communilty This land use category Is intended for low-Intensity office, 1.0 FAR
Service and administrative, retail, and personal service uses.
Office
Communi | This designation Is intended to provide a wide range of commercial 1.5 FAR
_ty goods and services to meet community needs generally in an auto-
Commercial -
oriented setfing.
General This designation Is intended for retall and service uses.that meet the 1.0 FAR
Commerdal local, sub regional, and reglonal demand. These uses are best located
where there is the highest level of automobile access,
Notes:

1. The Central Business District {CBD) will be studied in Phase 2. Therefore, this table excludes land

uses related to the CBD.

2. Density for the RSL, RLM, and RMX land use designatlons is incorrect on Figure 4-2 Castro Valley
General Plan Land Use. This memo utilizes the density ranges as presented in CVGP Table 4.2-1.A.

Obispo,
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OVERVIEW OF THE ALAMEDA COUNTY GENERAL ORDINANCE CODE

The Alameda County General Ordinance Code (ACGOC) applies to all unincorporated areas of
Alameda County, including Castro Valley. Title 17 of the ACGOC acts as the Zoning Code (Code) of
Alameda County. The Code s organized In thirty-nine chapters:

¢ Chapters 17.02 through 17.04 provide intent, purpose, provision for continuity,
interpretation, zoning maps, and general definitions. '
Chapters 17.06 through 17.050 provide regulations for twenty base zones and six

combining districts.

Chapters 17.052 through 17.060 provide general requirements, procedures, and
enforcement of the Code.

Chapters 17.062 through 17.104 provide additional development standards for historic
preservation, water efficiency, future width lines, special building lines, and scenic route

corridors.

Table 2-3 provides an overview of the Code zones and overlay districts located In Castro Valley.

Table 2-3 Alamada County Code Zones Described

P
1'[ Zan
Residentlal Zones
Single-family residence zones are established to provide for and protect
established neighborhoods of one-family dwellings, and to provide
R-1 Single-Family | SPace In suitable locations for additional development of this kind,
Residence Zone | together with appropriate community facliities and allowance for
restricted interim cultivation of the soll compatible with such low-
denslty residential development.
Two-famlly residence zones are established to provide for the
_ protection of established nelghborhoods In which duplex dwellings are
R-2 Two-Family located, and generally to provide a transitional area between single-
Resldence Zone | and multiple-residence zones or between single-residence zones and .
areas of light commerclal use, for additional development of this kind.
Four-family zones are established to provide for and protect the
R3. Four-Family development of a limited type of multiple dwelling In areas found to be
Dwelling Zone | suitable for such use.
Multiple residence zones are established to provide for larger types of
R4 Multiple- multiple dwellings in relatively small areas generally near business uses
. _ or in the vicinity of major thoroughfares, together with appropriate
Residence Zone |. .
community facllities and compatible types of group living quarters.
R-S Suburban resldence zones are established to regulate and control the
Suburban development in appropriate areas of relatively large building sites at

10
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Table 2-3 Alamada County Code Zones Described

|-
zone
| U

| mme

Residence

e

development in the neighborhood, and to assure the provision of light,
alr and privacy, and the maintenance of usable open space in amounts
appropriate to the specific types and numbers of dwellings permitted,

varlous densities in armony wttthe character of existing or pposed '

Commerclal and Mixed Use Zones

Retall Business
Zone

Retail business zones, are established to provide areas for comparison
retall shopping and office uses, and te enhance their usefulness by
protecting them from Incompatible types of commerclal uses which can
be provided for more effectively in the general commercial zones.

General
Commerclal Zone

General commercial zones are establlshed to provide locatlons for.
relatively large areas contalning facilities for a wide variety of business
and commerclal activities needed to serve the community, and to
provide a place for the business uses excluded from the C-1 zones and
to protect these areas from unsuitable actlvities of an Industrial
character.

Nelghborhood
Business Zone

Neighborhood business zones are established to provide for the
developmenit of small convenlence shopping and related facllities In
areas which are predominantly residentlal, at locations where such
facilities can be grouped without detriment and appropriately
conditioned to promote and protect the intent of the zone, and to
protect them by excluding uses which would tend to reduce their
effectiveness as a neighborhood service.

c-0

. Administrative
Office Zone

Administrative office zones are established to provide for the location
of offlces for professional services and for business activitles which are
characterized by a low volume of direct consumer contact; and to
encourage such development in a manner compatible with the uses in -
adjacent zones, with suitable open spaces, landscaping, and parking
area.

Industrla

| Zones

Highway
Frontage Zone

Highway frontage zones are established to protect selected areas
adjacent to major routes for travel for highway oriented types of
business use, 50 regulated as to prevent the Impairment of safe and
efficlent mavement of traffic, and to encourage development attractive
to the traveling public, and compatible with adjacent agricultural and
residential land uses, by provision of space for landscaping and for
adequate off-street parking facilities.

11



Table 2-3 Alameda County Code Zones Described

ﬂhﬂilll

CName

M-1 Light Industrlal

Zone

Light Industrlal zones are establlshed to provlde for and encourage the
development of light Industrial manufacturing and processing uses in
areas suitable for such use, and to promote a desirable and attractive
working environment with a minimum of detriment to surrounding
properties.

M-2 Heavy Industrial

Zone

Heavy industrial zones are established to-encourage sound
development of general industrial uses by providing and protecting an.
environment exclusively for them, subject only to thé minimum
regulation necessary to insure the protection of adjacent areas from
detrimental effects.

M-P Industrial Park

Zone

Industrial park zones are established to accommodate a limited
specialized group of administrative, laboratory and light manufacturing
uses which are capable of being operated under high performance
standards in attractive structures with landscaping and parking spaces
such as to Insure an attractive and visually harmonlous working
environment; and to protect and increase the stability of such areas by
establishing high performance standards and stringent requirements
as to space, light and alr about the buildings.

Other Zones

Agriculture Zone

Agricultural zones are established to promote Implementatjon of
general plan land use proposals for agricultural and other nonurban
uses, to conserve and protect existing agricultural uses, and to provide
space for and encourage such uses In places where more intensive
development is not desirable or necessary for the general welfare,

PD

Planned
Development
Zone

Planned development zones are established to encourage the .
arrangement of a compatible variety of uses on sultable lands in such a
manner that the resulting development will:

Be In accord with the policies of the General Plan of the county

e Provide efficient use of the land that Includes preservation. of
significant open areas and natural and topographic landscape
features with minimum alteratlon of natural land forms

s Provide an environment that will encourage the use of
common open areas for neighborhood or community activities
and other amenities

¢ Be compatible with and enhance the development of the
general area '

o Create an attractive, efficient and safe environment.

12
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Table 2-3 Alameada County Code Zones Described

Descrption

Certain districts, referred to herein as U districts require special interim
controls. Every use, not otherwise prohibited by law, is a conditional
o Unincorpordted use in U districts, and shall be permitted only if approved by the board
areas . _
of zoning adjustments.
Combining Districts
B-20 Site Area - 20,000
SF .
The B districts are established to be combined with other districts in
order to modify the site area and yard requirements, and thereby to
8-40 Site A.re;F- .40'000 vary the intensity of land use so as to give recognition to special
conditions of topography, accessibility, water supply or sewage
o disposal, and to provide for development pursuant to adopted plans.
As Specifiedin | gqe section 17.22.030).
B-E the amendment '
creating the
district
The CSU districts are established to be combined with residential
districts that (A) are characterized by lot sizes, parking areas, street
improvements, public utilities and other residential support systems
which can best accommodate residential density increases; and (B) that
csu Conditional contain a wide variety of housing types In terms of size and layout that
Secondary Unit | preclude effective use of the SU combining district. The combining CSU
district is Intended to provide a further degree of review than needed In
the SU combining district in order to ensure that secondary units are
compatible with the affected neighborhood.
D-15 1,500 SF per
Dwelllng Unit
D-20 2,000 SF per
DwelllingUnit |t p gistricts are established to be combined with R-S districts in
order to provide for variations in the intensity of development and thus
b-25 gﬁ;ﬂ:; Sﬁll-t to create, maintain and protect patterns of residentlal use In
conformance with adopted plans concerning the ratic of dwelling units
b3 Less than 1,500 | to land area.
i SF per Dwelling
Unit
D-35 3,500 SF per
Dwelling Unit

CA 93401 | . 13



Table 2-3 Alameda County Code Zones

o | name '

2,000 SF p The DV districts are established to be combined with the R-S zones to
Dwelling Uniton | provide for variations in the Intensity of development to act as incentive
lots greater than | to combine narrow parcels into larger, more regular parcels associated

20,000 SF with better site development. The intent Is to create patterns of
. residential development in conformance with adopted plans
oV concerning the ratio of dwelling units to land area while promoting
3,500 SF per superior development standards.
Dwelling Unit on

all other lot sizes

The combining L districts are established to allow-additional uses of a
rural nature, In suburban or rural areas where the lot pattern, size and

L Rural Uses other conditions are such that the specified uses will not be.
Incompatible with the residential environment.
The S districts are éstablished to be used In conjunction with

S Slgnage commercial districts located in areas where characteristics of the
business uses require more stringent signing practices.
The RV districts are established to be combined with residentlal districts
which are characterized by lot sizes, yards, and parking such that

R i hat
RV e::’t::[tcl::nal properties In these districts can accommodate the parking and storage

of personally owned recreational vehicles.
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OVERVIEW OF THE RESIDENTIAL DESIGN GUIDELINES AND STANDARDS

The 2014 Residential Design Standards and Guidelines Jfor the Unincorporated Communities of West
Alameda County (Residential Deslgn Standards) 2 provides guidance for residential and mixed-use
development in the unincorporated communities of West Alameda County. The Residential Design
Standards and Guidelines for the Unincorporated Communities of West Alameda County are
incorporated by cross-reference into the Code, and modify the Code base zones as provided in
Table 2-4, When in conflict, the Residential Design Standards supersede the Code. However, these
standards and guldellnes must be considered in combination with the requirements of the Code.

The Resldential Design Standards were developed after the adoption of the CVGP and in some
Instances, implement the goals and actlons of the CVGP. The Resldential Design Standards were
taken Into consideration when determining the consistency of the CVGP with the Code, and are
included In the analysls In Sectlon 3.’

Table 2-4 Residential Standards and Guidelines

Development Standards Modified
$ -
= "
Project Type | applies to g E B § ?-; .E ﬁ g
{Section) Zone(s) % T |& § 8 - % E" 3 |e
518 (3 o o | B 82|58 -
v (KB B L ; g ¥ |5 i @
5|8 8(2|8 5825 8|52 |5 8|8
Single-Family | R-1;
Subdivision | including all | X |x |x [x [x x [x [x [x [x
_ combining
{See 2.2-1) districts
Hillside . R-1;
Development | Including | X |x X X |x
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Tabkle 2.4 Residential Standards and Guidelines

Development Standards Modified

)]
e B - |8
Project Type | applies to g 'g & 2 'E g E 2 'E
(Section) | Zone(s) t (s |8 22|38 |3
£ |2 =|2]3|2|5|88
THIHH I H T
mguu_ggégbaiigiﬂ
Eggzuﬁmﬁnug 508
Townhomes | Fo00% R-
2.41) R-5-D20, R-
3, R-5-D3
Mult-Family | o5 e o
Residential | pag,Rs- X [X |X [Xx |x [x X [x [x |x [x |x |x [Xx |X
(See 2.5-1) D3, R-4

Source: 2014 Residentiat Standards and Désign Guidelines for Unincorporated Communities of West
Alameda County. Table by Lisa Wise Consulting, 2016 '

In addition to development standards, the 2014 Residential Design Standards and Guidelines for the
Unincorporated Communities of West Alameda County provide development guidelines to be
considered during development review. While not mandatory, compliance with the design
guldelines helps the applicable review authority determine If the project meets the desired vision of
residential development In unincorporated West Alameda County. Table 2-5 lsts the topics covered
by the guidelines.
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Table 2-5 - Residential Design Guidelines

Residential Projects

Development intensity and neighborhood compatibility

Building helght and form

Building Relatlonship to the Street
Bullding Design_
Building S_etbacgl-(; for Eght, Alr, and Privacy
Auto Clrculation, Parking Location_and D;slgn
Fa; lities for Walking, Blcycle, Transit

Site La@écapln’g

Usable Open Space

Fences and Walls

Services

s | ¢ San

93401
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This Sectlon summarizes the key Issues and Inconsistencies between the CVGP and the Code*.
Inconsistencles between the CVGP's goals, policies, and actions and the Code are.organized per the
following categories:

Residential Zones and Development Standards
Commerclal Zones and Development Standards
Other Zones and Develbpment Standards

Land Uses and Regulations

Community-Wide Development Standards
Administration and Procedures

Zoning Map Discrepancies.

NOUAWN

While many issues are relevant to multlble categories, each key issue is summarized and organized
under the'most fitting category.

Note: This analysis focuses on policles/actlon items for areas outside of the Central Business District.
(CBD).

RESIDENTIAL ZONES AND DEVELOPMENT STANDARDS

Inconsistencies between the CVGP's goals, polléles, and actions and the Code related to residential
development are Identifled in the following section. Instances where there is not an adequate’
existing base residential zone (R-1, R-2, R-3, R4, R-S) or combining district (B, D, DV, L) in the Code to
Implement CVGP residential land use designations are also Identified. In these Instances, areas of
‘Inconsistency are summarized by de\(élopment standard and use standard.

Hillside Residentlal: CVGP Action 4.3-3 recommends establishing the Hillside Residential Land Use
Deslgnation for single-family detached dwellings with densities between 4and8 dwelling units per
acre in areas of steep slopes and/or high fire hazard areas. CVGP Action 5.2-3 recommends
establishing developmerit standards specific to the Hiliside Residential Land Use Designation.

There is currently no existing zone or combining district in the Code to implement the
Hillside Residentlal CVGP Land Use Designation, The base R-1, R-2, R-S, R-3, and R-4 zones
(See Code Chapters 17.08, 17.10, 17.12, 17.14, 17.16) and combining B, D, DV, and L zones
(Chapters 17.22, 17.24, 17.25, 17.26) do not contaln development standards for hillside areas
with densities consistent with the CVGP.,

*Including the Resldentlal Deslgn Standards, as Incorporated by reference.
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The 2014 Residential Design Standards and Guidelines for the Unincorporated Communities of
West Alameda County provides development standards for Rillside residential development;
however, these development standards only apply to property with slopes in excess of 10%
grade and zoned R-1 or in the Madison Specific Plan Area (Chapter 2 - Development
Standards for Residential Projects, Section 2.2 Single-Family Structures; Subdivisions and
Hillside Development Standards). Properties located outside of the Madison Specific Plan
Area or in any other existing residential zone (R-2, R-3, R-4, R-S) in the Code are not subjected
to these development standards.

Small Lot Residential: CVGP Actlon 4.3-4 recommends establishing the Small Lot Residentlal Land
Use Designation for duplexes, single-family detached units, and townhouses with densities ranging
between 8 and 12 dwelling units per acre and lot sizes ranging between 2,500 to 5,000 square feet.
CVGP Action 5.2-6 recommends establishing development standards specific to small-lot single
family residential development.

There is currently no existing zone or combining district In the Code to Implement the Small
Lot Residential CVGP Land Use Designation. No residential zone (R-1, R-2, R-3, R-4, R-S] or
combining district (B, D, DV, L) contain standards to allow residential development on lots
less than 5,000 square feet. The R-1, R-2, R-S, and R-3 zones require a minimum lot area of
5,000 square feet (chapters 17.08, 17.10, 17.12, 17.14) while the R-4 Zone requires a
minimum lot area of 6,000 square feet (Chapter. 17.16 - R4 Districts). Additionally, R-1 Zone
does not allow multi-family dwellings permitted by-right or with a Conditional Use Permit
(Chapter 17.08 - R-1 Districts).

The Combining B zones allows for modification to site area requirements of base zones, but
not under 8,000 square feet, save for the Combining B-E District, where lot area Is specified
in the amendment creating the district (Chapter 17.22 - B Districts, Section 17.22.030 -
Building Site). The Combining D districts provide for varlations In the density of residentlal
development by relaxing the required ratio of dwelling units to building site area in the R-S
Zone - but they do not allow for development on lots less than 5,000 square feet (Chapter
17.24 - D Distrlicts, Section 17.24.040 - Number of Dwelling Units}. The Combining DV
districts provides density Incentives for lot consolidation by allowing greater residential
densities with greater minimum lot size - It does not Include a provision to allow for
development with lot sizes under 5,000 square feet (Chapter 17.25 - DV Districts).

The 2014 Residential Design Standards and Guidelines for the Unincorporated Communities of West
Alameda County provides development standards for small-lot single family homes;. however, these
development standards are stated as only appropriate in the R-S Zone, the R-5 D-36 Comblning
District, and the RS-DV Combining District, and they do not allow for development on lots under
5,000 square feet (Chapter 2 - Development Standards for Residentlal Projects, Sectlon 2-25 Small-
Lot Single-Family Home Standards).
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Medium Denslty Multi-Family Resldential: CVGP Action 4.3-6 recommends the consolidation of
the Code’s RS-D-15 and RS-D-3 cohblning districts to establish the Medium Density Multi-Family -
Residential Land Use Deslignation for medium density apartments and condominiums, with density
of 1,500 square feet per unit- an equivalent of 23 to 29 units per net acre.

There Is currently no existing base zone in the Code to.Implement the Medium Density Multi-
Family Resldentlal CVGP Land Use Deslignation. The R-3 Zone allows up to 21 units per net
acre (Chapter 17.14 - R-3 Districts, 17.14.040 - Density Limitations). The R-4 Zone allows one
unit per 1,250 square feet of lot size, but densities range up to 34 units per net acre - over
the density threshold recommended for the CVGP Medium Density Multi-Family Residential
Land Use Designatlon of 25 units per net acre (Chapter 17.16 - R4 Dilstricts, 17.16.040 -
Density Limitations).

The R-5 Zone only allows residential densities of 8 units per acre based on density maximum
of one unit per 5,000 square feet. (Chapter 17.12 - R-S Districts, Section 17.12,050 - Number
of Dwelling Units). The D-15 and D-3 combining districts allow denslties between 23 and 29
units per acre, and implement the Intent of the Medium Density Residential CVGP Land Use
Designation; however, the CVGP directly calls for replaclng the use of combining districts
with a new zone.

Mixed Density Multi-Famlily Residentlal: CVGP Action 4.3-7 recommends establishing the Mixed
Density Multi-Family Residentlal Land Use Designation to provide a varlety of housing types {(e.g.,
single-family dwellings, duplexes, townhomes, and two-story multi-family uses) near commercial
business districts, with densities ranging from 8 to 29 units per net acre based on the lot width,
depth, and size.

There Is currently no existing single base zone in the Code to Implement the Mixed Density
Multi-Family Residential CVGP Land Use Designation. As previously noted, the R-1 and R-2
zones have maximum density of 1 unit per lot (chapters 17.08 and 17.10). Multi-family
dwelllngs are also not permitted by-right or with a Conditional Use Permit (CUP) in the R-1
Zone (Chapter 17.08 - R-1 Districts). The R-S, R-3, and R4 zories all require uniform density
standards that do not allow for densities ranging from 8 to 29 units per net acre as
recommended In the Mixed Density Multl FamIIy Resldential CVGP Land Use Deslgnatlon
{chapter 17.12, 17.14, 17.16)

The Combining D districts provide for variations In the density of residentlal developrri_ent‘ln
the R-S Zone, but none alone allow for densities that range from 8 to 29 units per net acre

'(Chapter 17.24 - D Districts, Section 17.24,040 - Number of Dwelling Units). The table below
displays residential densities required in the Combining D districts.
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Table 3-1 - D Cambining District Standards

Required Number of Square
Combining D Distrlict Feet of Bullding Site per Dwaelling Units Per Net Acre
Dwelling Unit
B D-35 3,500 12
D-25 2,500 17
D-20 2,000 21
D5 1,500, 29
As specified In the
D3 amendment creating the 29
district, but in no case less -
than 1,500,

COMMERCIAL ZONES AND DEVELOPMENT STANDARDS

Inconsistencies between the CVGP's goals, policies, and actions and the Code related to commercial
development are identlifled in the following section. Instances where there Is not an adequate
existing commerelal zone (C-1, -2, C-N, C-0, H-1) in the Code to implement CVGP commercial land
use designations are also Identifled. In these instances, areas of inconsistency are summarized by
development standard and use standard.

Conditional Uses and Requirements, CVGP Action 4.6-1 recommends updating the list of
permitted and conditional uses in the Neighborhood Commercial Zone (C-N Nelghborhood
Business) and establishing criteria for approval of conditional uses as follows:

1. Allow community and clvic uses, such as day cares, community centers, small government
offices, and libraries, by right, subject to specific limitations and standards to ensure
‘compatibility with residential development on the same site and In the surrounding area; and

2. Regulate drive-in businesses, commerclal parking lots, and other commercial uses that would be
incompatible with the Plan's objectives and pollf:les for Nelghborhood Commerclal Centers.

The C-N Nelghborhood Business Zone is currently inconsistent with CVGP Action 4.6-1.
Permitted uses in the C-N Neighborhood Business Zone are limited to: 1) personal service
and restaurant uses; 2) small-scale retail; and 3) offices (Chapter 17.36 - C-N Districts,
17.36.020 - Permitted Uses). Uses recommended to be permitted by-right in CVGP Action
4.6-1 are currently not permitted by-right in the C-N Neighborhood Business Zone nor are
there specific regulatlons ensuring compatibility with residential development.

Conditional uses allowed in the C-N Neighborhood Business Zone are limited to: 1) public
utllity substations; 2) parking lots; 3) auto service stations; 4) drive-in business; 5} auto-
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service facility; 6) alcohol outlets; and 7) indoor recreation facllity (Chapter 17.36 - C-N
Districts, 17.36.030 - Conditional Uses). Though drive-in businesses and commerclal parking
lots require a CUP in the C-N Neighborhood Business Zone, there is not specific criteria for

approval of these uses, nor are there Additional regulations.

Community Commerclal District. The CYGP recommends establishing the Community
Commercial Land Use Designation to provide a wide fange of community-serving retail and
commercial uses generally In an auto-oriented setting. CVGP Action 4.9-1 recommends amending
the code to establish a new commercial zone or modify existing C-1 provislons for Castro Valley to
implement this Land Use Deslignation, with new regulations Intended to:

1. Allow retail uses that are now pérmlfted by right in the CN - Nelghborhood Business Zone and C-
1 Retail Business Zone, food service establishments, and neighborhood serving office uses that
are permitted in the C-O Administrative Office Zone; '

2. Limit size and specify performance standards when necessary, and require a Conditional Use
Permit for uses that rmay.have adverse effects, such as: animal hospitals; alcohol sales for on or
off-site consumption; clubhouses/lodges; commercial recreation; community care facilities; drive
In and drive through businesses; funeral homes and mortuaries; gasoline service stations;
parking lots; plant nurseries; recycling centers; religious assembly uses, and theaters.

3. -Prohibit uses that serve a regional or sub-regional market or that have significant secondary
adverse effects, such as: hospitals; hotels/motels; auto sales; freestanding advertising; adult
businesses; and flrearms sales. '

There is currently no existing base commerclal zone in the Code to fully impiement the
Community Commerclal CVGP Land Use Designation. The C-N Nelghborhood Business Zone
and the C-1 Retall Business Zone both allow neighborhood serving retall uses, restaurants,
and offices permitted by-right, but the C-N zone allows auto uses, and the C-1 Zone allows
hospitals and adult entertainment uses with a CUP (Chapter 17.36 - C-N Districts, Chapter
17.38 - C-1 Districts). While the C-O Administrative Office Zone also allows for offices
permitted by-right, it does not allow for neighborhood serving retall uses allowed in the C-N
and C-1 zones, and It only allows for restaurants with a Conditional Use Permit (Chapter
17.34 - C-O Districts).

The C-N Neighborhood Business and C-1 Retall Business zones do not incdude Performance
Standards or Specific to Standards as recommended in CVGP Action 4.9-1 for uses that may
have adverse effects, and uses are not regulafed by size {Chapter 17.36 - C-N Districts,
Chapter 17.38 - C-1 Districts). The C-O Administrative Office Zone requires development
review for structures over 1,000 square feet (Chapter 17.34 - C-O Dlstflcts, Section 17.34.040
- Site Development Review). The C-N, C-1, and C-O zones do not Include performance
standards for specific land uses {the Code rather states all uses conform to performance
standards for M-P districts).



Community Services and Office District. CVGP Action'4.9-3 recommends establishing a new
Community Services and Office District to implement the Community Services and Office Land Use
Designation. The new zone is proposed to “allow small-scale retall, personal services, and
community-serving office uses” and “reduce the extent of non-conformity for properties currently In
the C-O district on Redwood Road south of I-580".

The C-0 Commercial Office Zone Is partially consistent with the intent and requirements of
Action 4.9-3, However, as noted under Action 4.9-1, the C-O Zone does not allow-
neighborhood retail uses, requires a CUP for restaurants, and prohibits other personal
service uses. To reduce Inconsistencies with current property and implement the CVGP,
these uses need to be allowed.

OTHER ZONES AND DEVELOPMENT STANDARDS

Inconsistencies between the CVGP's goals, policies, and actions and the Code related to non-
residential or commercial land use categories are Identified in the following section. Instances where
there is not an adequate existing non-commercial or non-residential zone (M-1, M-2, M-P, A, PD, OS}
In the Code to implement CVGP existing non-commercial or residentlal land use designations are
also Identifled. In these instances, areas of inconsistency are summarized by development standard
and use standard.

Planned Unit Developments: CVGP Actlon 4.3-11 recommends revising the Code régulatlons
related to Planned Unit Developments (Chapter 17.18- PD Districts) to clarify appropriate and
inappropriate project applications, specifically that applications do not request a change of use or an
increase In density.

The Code has requirements for review and approval of a rezone to a PD district. Whlle the
sectlon requires the Planning Commission to determine “The development results in a
higher quality design or site plan than would othéryvlse result from development of the
property if subject to the existing zoning development and use standards *{consistent with
the CVGP), the section also allows for the approval of a rezone to a PD district even If It
results In the increase in denslty over the base zone.

Public Facllities Zoning District: CVGP Action 4.4-4 recommends establishing a Public Facilities
Zone inthe Code that would provide locations for uses that support government, clvic, cultural,
health, and infrastructure needs of the community. CVGP Action 4.4-4 recommends that the Public

. Facllities Zone would apply to both existing and proposed public and institutional uses, such as Eden
Medical Center.

There Is currently no base zone or combining district in the Code to implement the Public
Facilities Zone recommended in CVGP Action 4.4-4.
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Although a Public Facilities Zone does not currently exist In the Code, Public Utllity uses
(excepting buildings, service yards, and storage yards) are permitted in any zone without
limitation as to height; provided that plans for any such use, except local distribution lines
and except when located in an M-2 zone shall be submitted to the planning commission for
a report and recommendation prior to the acquisition of any site, easement or right-of-way
(Chapter 17.52 - General Requirements, Sectlon 17.52.020 - Public Services—Exceptions).
Public Utility uses are currently not defined in the Code (Chapter 17.04 - Definitions).

Establishment of a Parks and Open Space Zone. CVGP Actlon 8.1-3 recommends establlshlng a
Parks and Open Space Zone In the Code that would include provisions in the Code that establish a

“no net loss” policy for public open space. The CVGP establishes two related land use classifications:
Open Space - Parks, and Open Space - Natural, The Open Space - Parks CVGP Land Use Designation
Is intended to provide for current and expected future locations for public parks of all sizes and
types in the community (e.g., active playing fields, plcnic areas, plazas, bicycle and walking trails,
passive green spaces, landscaped areas). The Open-Space Natural CVGP Land Use Designation Is
Intended to provide for natural open spaces that have been Identifled for permanent conservation,
typlcally established as part of Planned Unit Developments as permanent easements, and for
passive recreation only (CVGP Table 4.2-1B: Public and Open Space Land Use Classifi cations).

There Is currently no base zone or comblnlng district in the Code to Implement the Parks
and Open Space Zone recommended in CVGP Action 8.1-3, as there is currently no zone in
the Code exclusively for parks and open space.

The A - Agriculture Zone In the Code partially implements the CVGP Open-Space Natural and
Open-Space Parks land use designations. As stated In the Code, the A - Agricultural Zone is
Intended for agricultural uses, and to “conserve and protect existing agricultural uses, and to
provide space for and encourage such uses In places where more intensive development Is
not desirable or necessary for the general welfare {Section 17.06.010 - Agticultural Districts—
Intent) tn the A - Agricultural Zone, public or prlvate riding or hiking tralls are permitted by-
rlght. while outdoor recreation facilities are permitted with a Conditional Use Permit
{Chapter 17.06 - A Districts). There is currently no provision in the A - Agricultural Zone that
incentivizes the permanent conservation of natural open-space areas (Chapter 17.06 - A
Districts).

Schools. CVGP Policy 8.4-7 recommends establishing the Schools Land Use Designation for
publicly-owned or operated educational facilities of all sizes serving all age groups, and for sites
owned or used by school districts (including parcels leased to private entities) for school related
purposes, such as maintenance yards. The CVGP also recommends that sites designatedas “School”
allow residential uses at a dénsity comparable to surrounding uses If the school district determines

" they are no longer needed for educational purposes, and if the private development provides a
publicly-accessible on-site feature intended to benefit the community, such as a park, playground, or
child care center. The scale and type of feature Is recommended to be determined upon parcel size,
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intensity of proposed development, public input, and coordination with public entities for -
operational and maintenance duties.

There is currently no base zone or combining district in the Code to irnplement the Schools
CVGP Land Use Designation, as there Is currently no zone In the Code that allows both
-schools and residential uses by right. Currently public schools are Included within the
definition of “community facilities” (Chapter 17.04 - Definitions) and are allowed with a
Conditional Use Permit in all base residential zones (chapters 17.08, 17.10, 17.14,17.12,
17.16), the M-U Mixed-Use Residentlal Commerclal Zone (Chapter 17.13 M-U Districts), the C-
O Administrative Office Zone (Chapter 17.34 - C-O Districts), and the C-1 and C-2 zones
(chapters 17.38 and 17.40).

Further, the Code does not have regulations specific to schools that would allow for the
provisions recommended as part of the Schools CVGP Lanid Use Designation (Chapter 17.52 -
General Requirements).

COMMUNITY WIDE DEVELOPMENT STANDARDS AND PROCEDURES

This category addresses Inconsistencies between the Codé and CVGP goals, policies, and actions
related to community-wide development standards applicable to all zones or uses, as well as
procedures.

Performance Standards. CVGP Actlon 4.5-6 recommends establishing performance standards for
‘uses with the potential for negative impacts on the environment or nelghborhood character, such as
auto repalr or check-cashing,

The Code is currently Inconsistent with CVGP Action 4.5-6. The Code currently only provides
performance standards for-the following uses In Industrial Zones, or where industrial uses
are allowed {M-1, M-2, M-P, H-1, CN, CO, X) (chapters 17.44, 17.46, 17.42, 17.32, 17.36, 17.34,
17.28)

¢ Animal keeping uses inthe Comblning L District (Chapter 17.26 - L Districts, Sectlon
17.26.050 - Performance Standards), '

» Alcoholic beverage sales (Chapter 6.104 - Aicoholic Beverage Sale Regulations,
6.104.060 - Performance Standards), the combining FW - Floodway District {Chapter
17.30 - S Districts, Article Il - Combining FW Districts, Section 17.30.070 - FW District—
Performance Standards), and

» Garage conversions (Chapter 17.52 - General Requirements, Section 17.52.956 -
Garage Converslons—Compliance with Performance Standards).

In addition to Performance Standards, the Code provides additional regulations for the
following uses:



» Accessory Bulldings (Section 17.52.270-320 - Accessory Uses)
» Accessory Uses (Section 17.52.180- Accessory Uses)
= Boarding Stable {Section 17.52.180- Accessory Uses)
- Home Occupations (Sectlon 17.52.210- Home Occupations}
e Service Stations (17.52.960 - Service Stations}
¢ Mobile Outdoor Businesses (17.52.1100 - Moblile Outdoor Businesses)

Hiliside Residential Development Standards. The CVGP Actlon 5.2-3 proposes creating specific
development and design standards for hillside residential development that provides a varlety of
standards such as minimum and maximum lot sizes, maximum lot coverage, and mefhodology for
measuring helght.

The Code does not include design standards as recommended and Is currently Inconsistent.
The Code includes common development standards for each residential zone - such as
setback requirements and height maximums - but it does not include supplemental design
standards,

However, the Code includes a cross-reference to the 2014 Residential Design Standards and
Guidelines for the Unincorporated Communities of West Alameda County, which provides
additional design and development regulations for hillside residential development (Section
2.2 Singlé-Family Structures; Subdivisions and Hiliside Development Standards). While the
2014 guidelines provide some modification of base zone regulations for hillside propertles,
the guidellnes do not provide all of the required hillside specific requirements and only apply
to R-1 zones.

Development Standards for Front Yard Paving and Planting. CVGP Action 5.2-9 recommends
amending the Code to limit the amount of front paving in residentlal zones, and to require that 50
percent of front yards are landscaped.

The 2014 Residential Design Standards and Guidelines for the Unincorporated Communities of
West Alemeda County provides development standards that requires 50 percent of front
yards to be landscaped for properties zoned R-1, B-8, B-10, B-20, B-40 (Section 2.2 Slngle-
Famlly Structures; Subdlvisions and Hillside Development Standards), R-5, R-5-D35, R-S-DV
(Section 2-25 Small-Lot Single-Family Home Standards), R-2, R-5-D20, R-3, R-5-D3 (Section 2.4
Townhome Standards) In Castro Valley. However, propertles located outside of these zones
(such as R-4) are not subject to these development standards.

Development Review Process CVGP Action 5.2-12 recommends amending the Code to establish
procedures for incorporating deslgn review in the development review process, with amendments
specifically addressing Issues such as: thresholds of review; residential additions; new homes; new
subdivisions {five or more lots, less than five lots); multi-family development; non-residential
development; Implementation of design guidelines; new development standards; criteria; and upper
limit exceptions.
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The Code does not explicitly require design review as part of the site development review
process, and discretionary review Is only required if the project Involves a garage conversion
(Section 17.54.210 - Site Development Review; Section 17.54.220 - Site Development
Review—Procedure). When applicable, projects must meet the requirements of the 2014
Residential Design Standards and Guidelines for the Unincorporated Communities of West
Alameda County which provide supplemental development standards and design criteria for
residential and mixed-use projects. There are no mechanisms described in the Code for
design review of non-residential projects.

Promotlon of Mixed-Use Projects that Include Community Facilities. CVGP Action 8.1-4
recommends amending the Code to allow the development of mixed-use projects that Include

community facllities and services Including standards to ensure compatibility and appropriate
incentlves.

The Code doesn't provide for the mixing of uses as proposed in Action 8.1-4. The M-U Mixed
Use Residential Zone only allows community facllities with a Conditional Use Permit (Section
17.13.040 - Conditional Uses—Board of Zoning Adjustments). Other uses in the M-U Zone

include a those permitted by right or with.a CUP in the C-N and C-O zones (e.g offices, retall,
personal service uses} (Section 17.13.030 - Permitted Uses.). In addition, community facilitles
are allowed In all base residential zones (R-1, R-2, R-5, R-3, R~4) with a Conditional Use Permit
(chapters 17.08, 17.10, 17.12, 17.14, 17.16); however, on site mixing of uses is not allowed.

Open Space Requirements for Non-Reslidentlal Development. CVGP Actloh 8.2-7 recommends
amending the Code to require or provide incentives to non-residential development to develop and
maintain open spaces including planted areas, seating, artwork and other features that are available
for public use.

The Code is currently partially Inconsistent with CVGP Action 8.2-7. Useable open space for
public use as recommended In CVGP Action 8.2-7 Is currently not required in the Code's
Commercial Zones {C-O, C-N, C-1, C-2). The C-O and C-N zones requires minimum front, rear,
and side yard setbacks (Chapter 17.34 - C-O Districts, 17.34.060 - Yards; Chapter 17.36 - C-N
Districts, 17.36.050 - Yards), while the C-1 and C-2 zones require slde yard setbacks if
abutting a residential or particular commercial zone (Chapter 17.38 - C-1 Districts, 17.38.080
- Side and rear yards; 17.40.- C-2 Districts; 17.40.060 - Side and rear yards), but these yards
are not required to be landscaped or usable as public open space. The M-U Zone requires
200 square feet of useable open space per dwelling unit, and requires screening and
pedestrian access (Chapter 17.13 - M-U Districts, 17.13.090 - Other regulations), but It Is not
required to be available for public use.
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LAND USES AND REGULATIONS

This category addresses incohsistencies between the Code and CVGP goals, policies, and actions
related to specific land use regulations. In some Instances, new performance or additional standards
may be required to fimit the Impact of such uses.

Auto Repalr Uses: CVGP Action 4.9-8 recommends establishing standards and guidelines for auto
repalir uses to ensure that auto service facllities within or adjacent to residential areas are well
maintained and landscaped, overnight parking and towing Is limited, and discretionary review for
the expansion of such uses Is required.

The Code Is currently Inconsistent with CVGP Action 4.9-8. The Code does have regulations
for Service Stations {(which may include auto service uses), Service Statlon Type A, and
Service Station Type B (Section 17.52.960 - Service Stations; Sectlon 17.52.970 - Service
Station Type A; Sectlon 17.52.990 - Service Station Type B). Of these sectlons, there is only
one instance of a standard that addresses se,nilce stations adjacent to residential areas:
“Wherever a service station of either type Is located adjacent to.or opposite any R district, all
exterior lighting shall be so Installed as to be directed away from such R district. Along any
boundary of a sewi;e station site which abuts any property in any R district, there shall be a
solld masdnry wali, a fence or a compact evergreen hedge, having a height equal to the
maximum permitted under Section 17.52.430 (Chapter.17.52 - General Requirements,
Section 17.52.960 - Service Stations). There are not s_té_ndards for other, stand alone, auto
service uses. The standards otherwise do not address standards recommended in CVGP
Action 4.9-8, including maintenance, landscaping, overnight parking, or procedural
standards for expansion,

Childcare/ Day Care Centers. CVGP Actlon 8.5-3 recommends revising the Code to allow childcare
centers by-right In the C-N Nelghborhood Business Zone, the M-U Mixed-Use Residential
Commercial District Zone, and the C-O Administrative Office Zone, and to establish standards for-
their use, CVGP Action 4.4-1 recommends amendments to the Code to Include standards for by-right
approval of large family daycare facilities in residential zones as provided for by State law. CVGP
Action 4.4-2 recommends amendments to the Code to allow childcare and senior centers in
residential zones as an accessory use within an existing community center, religious facility,
clubhouse, or similar facility. '

The Codé is currently inconsistent with CVGP Action 8.5-3 and 4.4-1. Childcare centers, small
day care centers, or similar uses are currently not allowed In commerclal zones (C-N, C-1, C-
2, C-0) {chapters 17.36, 17.38, 17.40, 17.34), or the M-U Mixed-Use Residential Commercial
Zone (Chapter 17.13 M-U Districts). There are no additional standards regulating the
operation of these uses. Daycare facilities for more than six children are ;irohlblted in all
residential zones as an accessory home occupation use (Chapter 17.52 - General
Requirements, Section 17.52.210 - Home occupatlons). It should be noted; however, that
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State law only requires that small family day cares (less than 7 individuals) be allowed by
right in.residentlal zones or where residentlal uses are allowed. It is legal in California to
prohibit large family day cares in residential or non-residential areas.

The Code is partially consistent with CVGP Actlon 4.4-2. Accessory uses are generally allowed
per Section 17.52-180- Accessory Uses so long as they are accessory to a principal use that is
allowed on the site. Communlty facilities, which Includes community centers and religious
facilities, are allowed with a CUP in all residential zones, and therefore allow associated
accessory uses. While the Code does not explicitly call out childcare or senior centers as
allowed accessory uses, the Code does not prohibit these uses. There are currently no
additional standards in the Code for childcare centers or senlor centers providing standards
to limit parking and other. conflicts with surrounding uses.

Home Occupations. CVGP Action 4.5-5 recommends amendments to home occupation regulations
in the Code to allow for limited employment of non-residents.

The Code is currently Inconsistent with CVGP Action 4.5-5, because home occupations as an
accessory use In any R or A zone explicitly prohibits the employment of outside help (Section
17.52.210 - Home occupations).

Religious and Community Assembly. CVGP Actlon 4.4-3 recommends amendments to the Code to
include standards and limitations for religious and other community assembly uses to facilltate their
approval while ensuring that impacts do not adversely affect surrounding residents.

The Code is currently Inconsistent with CVGP Actlon 4.4-3. Community facilities and
clubhouses are allowed with a CUP In all residential zones, and must be approved by the
Board of Zoning Adjustments. There are no additional standards in the Code for community
facllity uses in Chapter 17.52 - General Requirements. It s.Important to note that the
Religious Land Use and Institutionalized Persons Act of 2000 protects religious land uses
from discrimination In zoning lawsS, meaning they cannot outright be treated differently
from non-religlous assembly uses in the same zone. Currently religlous facilitles are included
within the deflnition of “community facllities” (Chapter 17.04 - Definitions) and are allowed
with a Conditional Use Permit in all base residential zones {chapters 17.08, 17.10,17.14,
17.12,17.16).

Restaurants. CVGP Action 4.5-7 recommends establishing of standards for restaurant uses to
mitigate any adverse impacts on nelghboring properties.

The Code is currently inconsistent with CVGP Actlon 4.5-7, because there are no additional
standards in the Code for restaurants (Chapter 17.52 - General Requirements).

542 U.5.C. § 2000cc (2000},
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ZONING MAP DISCREPANCIES

This Section addresses Inconsistencies between the CVGP Land Use Map and the existing Alameda
County Zoning Map and evaluates at a parcel-by-parcel level whether the existing Zoning Map
matches, and effectively implements, the intent of the CVGP. In order to evaluate and identify
zoning map'lnconsistencies, LWC used Geographic Information Systems (GIS) to compare CVGP land
use deslignation to the existing zone for each parcel within the boundarles of the Castro Valley
community. The results reveal, generally, two types of inconsistencles:

1} Standard Inconsistency - where the standards of the existing zone do not align with the CVGP
land use designation, For example, a parcel Is designated as the Low Density Multifamily Residential
CVGP Land Use Designation; however, It is zoned for high-density residential (e.g., R-4 Multiple
Residence Zone). A majority of these discrepancies are density Inconsistencles, while there are a few
Instances where the CVGP land use allows for more uses than the existing zone. Both types of
standard inconsistencles are presented in Table 3-2: Inconsistency Between Existing Zoning and
CVGP Standards and Allowed Uses,

2) Classification Inconsistency - where the classification of the existing zone does not align with
the CVGP Land Use Designation of a given parcel. For example, a parcel is designated as the Low
Density Multi Family Resldential CVGP Land Use Designation; however, it is zoned as commerclal.
These inconsistencies are presented in Table 3-3: Existing Zoning and CVGP Land Use Classification.

Table 3-2 Inconsistency Between Existing Zoning and CVGP Standards and

Allowed Uses

CVGP Land Use Zone! il L
Parcels

Rural Residential. | Density In zone doesn't

R-1 (Single-Family Residence) 101 match density of proposed
1-2 du/ac 8 du/ac land use’ '

R-1 {Single-Family - 4 |

Residence)/B20/CSU/RV

2 du/ac o .

R-1 {Single-Family Residence) Denslty in zone doesn't
Hilislde Residential JBA0/CSU/RV 1 match density of proposed

land use,

4-8 du/ac ddufac —

R-1 {Single-Family 23

Residence)/CSU/D25

17 du/ac |

R-2 {Two-Family Residence | 8

District)




Tahle 3-2 Inconsistency Betweaen Existing Zoning and CYGP Standards and

Allowed Uses

#of Inconsistency
1
CVGP Land Use Zone Parcals
8du/ac
R-3 (Four-Famlly Dwelling 1
District)
21 dufac’
R-S (Suburban 11
Residence}/CSU/RV
Bdu/ac
.R-S (Suburban Resldence)/D20 | 1
21 dufac _
R-S (Suburban Resldence)/D15 | 2
29 du/ac
R-1 (Single-Famlly Residence) | 13 Density in zone doesn't
8 du/ac match density of proposed
1 land use.
:v:t?fem:ty R-S (Suburban ResidenceyD3. | 2 Zone doesn't allow range of
ultifamily 29 du/ac uses as described in the
18-22 du/ac CVGP.
- Density In 2one doesn't
R-4 (Multiple Residence) 13 match density of proposed
34 du/ac land use.
R-S (Suburban Residence)/D20 | 23 Density In zone doesn't
21 du/ac match density of proposed
. land use.
‘RsS (Suburban
Medium Density Residence}/CSU/RV 3 Zone doesn’t allow range of
Multifamily 8 du/ac uses as described in the
23-29 du/ac CVGP.
Density In zone doesn't
.R-4 {Mulltiple Residence)} 4 match density of proposed
34 du/ac land use.
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#of Inconsistency
1
CVGP Land Use Zone Parcels
Mixed Density _ Density In zone doesn't
Residential R-4 (Multiple Residence) 1 match density of proposed
829 du/ac 34 dufac land use.
R-3 (Four-Family Dwelling 26 Denslty In zone doesn't
District) match density of proposed
Small Lot Residential | 21 duw/ac land use.
B-17 du/ac . Zone does not provide
::Jhcultlple Resldence) L standards for development
wac - .on small lot properties
R-S (Suburban Residence)/D15 | 1 ]
29 du/ac e e
R-S (Suburban Residence)/D20 | 9
21 dufac )
Single Family R-S {Suburban Residence)/D25 | 15 Density In zone doesnt
Residential 1Ldufac match density of proposed
R-5 {(Suburban Residence)/D3 3 land use prop
6-8 du/ac 29 du/ac . )
R-S {Suburban Residence}/D35 | 11
12 du/ac -
R-3 {Four-Famlly Dwelling 15
District)
21 du/ac
Neighborhood
Commercial Zone doesn't allow range of
Neighborhood- serving g—{sotr(ll\cgmlnlstratlve Office gt:;spas described In the
retail and commerclal )
service uses
Community .
Commerclal - Zone doesn't allow range of
C-N (Neighborhood Business 9 uses as described in the
Range of cdmmercial, District) CVGP.

retail, office, personal
services generally In

32 is
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Tahle 3-2 Inconsistancy Between Existing Zoning and CVYGP Standards and

Allowed Uses

#0Of Inconsistency

1
CVGP Land Use Zone Parcels

auto-oriented setting.

Notes:

1. This report assumes that PDs were provided the appropriate land use déslghatlon in the CVGP.
As such, areas zoned as PD are assumed consistent with the applied CVGP land use
designation and not Intluded in this table.

Table 3-3 Inconsistency Between Existing Zoning and CVGP Land Use

Claszification

CVGP Land Use Zone' # Of Parcels l
Rural Residential |
Single-family residénce; A (Agricultural) 1
agricultural secondary
Hiliside Residential A {Agricultural) 5 i
One-family detached dwellings C-N (Nelghbo_rhood Business District) 2
Low Density Multifamily
Low density multi-family C-N (Nelghborhood Business District) 2
residential uses
Medlum Density Multifamily C-1 Retail Business 1

Medium density apartmentsand | 1\ it industrial District) 2

condominiums

Small Lot Residential C-N {Neighborhood Business) 3

One-family detached, duplexes, | C-O {Admin Office) 1 ‘
townhouses, and rowhouses 1

H1 (Highway Frontage)

Single Family Residential R-2 (Two-Family Residence District) 7

| Osos © |
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Tahble 3-3 Inconsistency Betweaen Existing Zoning and CVGP Land Use

Classification

CVGP Land Use Zone' # Of Parcels

Single-family dwellings R-3 (Four-Family Dwelling District) 15

C-1 (Retail Business District) s

C-N {Neighborhood Business District) 5

C-O (Administrative Office District) 3

U {(No zoning) 3
Nelghborhood Commercial R-1 (Single-Family Residence) 1
Neighborhood- serving retall and
commerclal service uses R-S (Suburban Residence) 1
Community Commercial. R-1 (SIngle-Family Residence District) 3
Rahge of commercial, retali, R-3 (F_our-Fam!Iy Dwelling District) 1 i
office, personal services L |
generally in auto-oriented R-S (Suburban Residence)/D20 2
setting.
General Commercial R-S (Suburban Residence)/D3 1
Retail & service uses that meet
ihe local, sub- regional; s M1 (Light Industrlal District) 1

regional demand; located where
highest level of auto-access

‘Water treatment plant, fire
stations, police stations, post
offices, librarles, hospitals and
publicly-owned office
bulldings.

R-1,R2, R3, RS, A C-1,C-2, C-N, GO, H-1,u | 14

Open-Space Parks R-1 (SIngle-Family Residence District) 21

Active playing flelds, recreation
facllities including buildings,
picnic areas, plazas, bicycle and
walking trails, water features,
passive green spaces, and
landscaped areas.

A (Agriculture District) 1

34 ting.com | o St L 1 i



Table 3-3 Inconsistency Between Exi

g Zoning and CYGP Land Use

CVGP Land Use Zone' # Of Parcels |
Open-Space Natural R-1 (Single-Family Residence District) 2 |
Areas for permanent
conservation, easements, U (No zoning) 3
passive recreation only.

Note:

1. This report assumes that PDs were provided the appropriate land use designation in the
CVGP, As such, areas zoned as PD are assumed consistent with the applied CVGP land use
designation and not included In this table.

San

| 805.595.
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4. PRELIMINARY RECOMMENDATIONS

This Section provides recommendations on how to correct the Code and CVGP inconsistencies
identified in Section 3. The recommendations, when appropriate, are listed in accordance to the
associated Action Item Number from the CVGP. Table 4-1 addresses inconsistencies related to
specific Action Items.

Table 4-1 Becommendations

Action - ]
. Itemn ! Issue Topic Recommendation
432 Rural Residential Rezone areas designated as Rural Residential to the R-1 Zone
District and apply the B-20 or B-40 Combining districts, as appropriate,
N Develop a Hillside Overlay {H-O) Zone that provides
development standards for hillside properties and designates
Hillside Resldential minimum Jot sizes of elther 5,000 sf or 10,000 sf, depending on
4.3-3 Development slope. The H-O Zone would apply to all property designated
P Hillside Residential Development in the CVGP, but would only be
triggered by property with, lots greater than a certaln percent
slope.
Develop a Residential Small Lot {RSL) Zone that establishes
. minimum [ot size of 2,500 sf and a max density of 17 units per
it small Lot Resicent S| acre, as provided in the CVGP. The RSL Zone will allow single-
family and multi-family uses. _
Single Famil Rezone areas designated as Single Family Residentlial to the R-1
n/a Resgl dential y Zone, which requires a minimum lot size of 5,000 sf and an
| equivalent density of 8 units per acre, consistent with the CVGP.
Rezone areas designated Low Density Multi-Family Residential to
Low density Multh the R-3 Zone, which allows one unit per 2,000 sf of lot areaand
435 Famil Re:i!::lentl A an equivalent density of 21 units per acre, consistent with the
y -CVGP. Add a note in the Density Limitations section that the
maximum 4 unit per lot restriction doesn't apply in Castro Valley.
Medium Denslty Develop a Residential Medlum benslty Multi-Family (RMF) Zone
4,3-6 Multi-Family that allows varlous multi-family uses with denslties ranging from
Resldentlal 23 to 29 units per acre.
Develop a Resldential Mixed Denslity (RMX) Zone that allows
Mixed Denslity single family and multi-family uses with densitles ranging from 8
4.3-7 - -
Residential to 29 unlts per acre.
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Tahle 4-1 Recommendations

Action
ltem !

Issue Topic?

Recomméndation

4.3-11

Planned Unit
Development

Modify Chapter 17.18 PDDistrict to prohlbit approval of a PD
application in Castro Valley If the project increases density
beyond the base zone and/or requires a change of CVGP land
use.

441

‘Large.Family Daycare

Uses

Add a new sectlon in Chapter 17.52 General Requirements that
provides supplemental standards for Day Cares In Castro Valley.
These standards will supersede the regulations of the base zone
and will:

1) Allow large family day cares by right in all residential zones in
Castro Valley

32) Allow child care centers by right In all commercial zones in
Castro Valley

3) Allow child care centers as an accessory use to any legal use in
residential zones In Castro Valley subject to certain findings

4.4-2

.Chlldcare Center and

Senior Centers as
Accessory Uses

Add a new section In Chapter 17,52 General Requirements that
provides supplemental standards for Senior Centers In Castro
Valley. These standards will supersede the regulations of the
base zone and will:

1) Allow senior centers as an accessory use to any legal use in
residential zones in Castro Valley subject to certain findings

(see also Actlon 4.4-1 addressing Day Cares)

4.4-3

Religious and
Community
Assembly Uses

Add a new section in Chapter 17.52 General Requirements that i

provides supplemental standards for Community Assembly uses
in Castro Valley. These standards will supersede the regulations
of the base zone and will:

1) Allow community assembly uses {including community
facilities, club houses, and community recreation}) by rightin all
zones In Castro Valley ,

2) Establish criterla of approval of these uses; Including

compatibility with surrounding uses.

4.4-4

Public Facilities
District

'Develop a new Pubic Facillfles {PF) Zone and re-zone existing
public facility uses (as identifled in the CVGP} to the PF zone.
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Takle 4-1 Recommendations

?‘ﬂo? Issue Topic ? Recommendation
tem
Home Occupation Modify Section 17.52,210 Home Occupations to allow
4,55 Regulations discretionary approval of outside employees asscclated with an
' accessory Home Occupation use In Castro Valley.
Add a new section In Chapter 17.52 General Reguirements that
provides supplemental standards for Auto and Check Cashing
Performance Uses in Castro Valley. These standards will supersede the
456 o regulations of the base zone and wilt:
Standards
1) Provide operationai and development standards to ensure
compatibility with community character
Add a new sectionin Chapter 17.52 General Requirements that
provides supplemental standards for Restaurant uses in Castro
Valley. These standards will supersede the regulations of the
: base zene and will:
Restaurant
4.57 Standards
1) Provide operational standards
2) Provide site design/malntenance standards
3) Allow restaurants by right in commerclal zones in Castro
Valley
Add note In Permitted and Conditlonal Use sectlons of Chapter
17.36 C-N Districts to allow community and civic uses, such as
conditional Uses and day cares, community centers, small govérnment offices, and
461 Requirements iri the libraries, by right, subject te additlonal requirements and add _
) ' additlonal regulations for drive-In businesses and parking lots in
C-N Zone
Castro Valley.
{see also Action ltems 4.4-1, 4.4-2, 4.4-3)
Develop a Community Commercial (CC) Zone that:
4,941 ggmm::clgl Distrlct 1) Allows uses that are allowed In the C-1, C-O, and C-N Zones
: 2) Requires a CUP for certain uses identifled in the CVGP
. 3) Prohibits certain uses identified in the CVGP B
| Rezone areas designated as Community Services and Office to
493 Community Services | the C-O Zone, which allows a varlety of office and service uses.
) and Office District Add a note to the Permitted Use section to allow personal |
service and retall uses allowed in the C-N Zone In Castro Valley.
Auto Repair
4,9-8 Standards and {See Action 4,5-6 addressing Auto Uses)
'Guidelines
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Table 4-1 Recommeandations

Action

2
Item ! Issue Topic Recommendation
Modify Chapter 17.54 Procedures to include design review for
5.9-12 Development/Design | non-residentlal projects in Castro Valley. New procedures may
’ Review Process include threshold(s) foer applicability, review authority, and
required findings.
Hillside Residential
5.2-3 - Development {See Action 4.3-3 addressing Hillside Residential)
Standards
o Provide paving and landscape requirements for new RSL, RMF,'_
and RMX zones (see above). Existing R-1, R-2, R-S, and R-3 zones
Development include reference to Resldential Design Standards and Guidelines
5.2-9 Standards for Front | for the Unincorporated Communities of West Alameda County,
Yard Paving/Planting | which provide landscaping and paving requirements. It is not
anticlpated that any property In Castro Valley will utilize R-4
zoningz.
Parks and Open
8.1-3 Space District Develop new zone that meets CVGP criteria.
Promote Community
8.1-4 Facilities in Mixed- {See Action 4.4-3 addressing Community Assembly uses)
Use Projects ’ '
| Add a new section in Chapter 17.52 General Requirements that
provides supplemental standards for common open space in
Open Space Castro Valley non-residential projects. These standards will
8.2-7 Requirements for supersede the regulations of the base zone and will:
Non-Residential 1) Provide minimum public open space requirements
2) Provide examples of approved public open space, including
plazas '
Develop a School (S) Zone that allows both schools and
8.4-7 Schools residential uses by right, The allowed density of residential uses
) shall be determined based on density of surrounding residential
units.
8.5-3 ﬁl;:gca re Center (See Actlon 4.4-1 addressing Day Cares)
Note:

1. The Action Item frem the CVGP.
2. For a more detailed discusslon of the Issue, see Section 3
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Table 4-2 provides recommendations to address zoning map inconsistencies identified in Table
3-2 and Table 3-3. Figure 4-1, from the CVGP, provides an overview of the areas of the Castro
Valley community that may need to be rezoned to address inconsistency in development
standards or allowed land use. This figure is illustrative only, further parcel-by-parcel analysis
will be performed and may identify additional parcels that need to be rezoned. The colors of the
map are unrelated to the Tables in Section 3.

Table 4-2 Rezoning Recommendations

General Plan Land Use Zone

Rural Residential R-1 B-20 or R-1 B-40
Hlliside Residential Apply Hlllside Overlay Zone
Resldentlal Small Lot RSL {new)
ResldentIaI'SIngle Family R-1

Resldentlal Low Density MF. R-3

Resldentlal Medium Density MF | RMF (new)
Residentlal Mixed Density RMX {new)

Planned Development PD

Public Facllities PF (new)

Open Space- Parks 05 P (new)

Open Space- Natural 05- N (new)
Schools S {new)
Neizhborhood Commercial C-N

Community Services and Office Cc-0

Community Commercial CC (new)

General Commerclal Cc-2
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Attachment 1.

Castro Valley General Plan Implementation

Phase 1: Annotated Table of Contents

Prepared January 2017
By: Lisa Wise Consulting, Inc.

This draft table of contents presents options for how the recommendatlons In Table 4-
1 of the accompanying memo could be Incorporated Into the existing Code. The intent
is to ensure any new standards follow the established outline, hlerarchy, and
terminology of the ACGOC.

The Table of Contents shows 3 types of recommendations:

1. New Chapters
2. New Sections
3. Modification to existing Chapters and/or Section

1. New Chapters

New chapters will be located within Title 17- Zoning of the ACGOC. Any new chapters must fit
within the avallable numbering outline. Ideally residential, commerdial, and .other zones will be
located in the same chapter group as similar zones.

17.1 - Residential Small Lot District

17.11.010 Intent )
17.11.020 Reference to Residential Deslgn Standards and Guidelines
17.11.030 Permitted Uses '

17.11.040 Conditional Uses

17.11.050 Number of Dwelling units

17.11.060 Bullding Slte

17.11.070 Yards.

17.11,080 Yards—Exception.

17.11,090 Distance between buildings.

17.11.100 Helght of bulldings.

17.11.110 Other regulations.

Castro Valley General Plan Implamentation =Phasa | |

Commented [KS1]: This Chapter would provide
permitted and condltionally permitiad-uses, density
linitetions, and development standards for small lots. It
would Inciude a cross reference to the Realdential
Deslgn Standards, as appropriate.



17.15 - Residential Medium Density Mult! Family

17.15.010 Intent

17.15.020 Reference to Residentlal Design Standards and Guidelines
17.15.030 Permitted Uses

17.15.040 Conditional Uses.

17.15.050 Number of Dwelling units
17.15.060 Bullding Site

1715070 Yards.

17.15.080 Yards—Exception.

17.15.090 Distance between bulldings.-
17.15.100 Helght of bufldings.
17.15.110 Other regulations.

TBD- Residential Mixed Density
17.21- Hlllside Overlay District

17.27.010 Intent
17.27.020 Applicabliity

Applies to certain residentlal zones, l.e. with slopes In excess of 10%
17.27.030 Regulations

Lot Size

Helght Maximum

Helght Measurement

Lot Coverage

Setbacks

17.39- Community Commerclal

17.39.010 Intent

17.38.020 Permitted Uses

17.39.030 Conditional Uses

17.39.040 Site Development Review
17.38,050 Bullding Site

17.39.060 Yards.

17.39.070 Distance between buildings.
17.38.080 Height of buildings.
17.39.090 Other regulations

Castro Valley General Plan Implesmentation = Phase |

Commented JKS2]: This Chapter would provide
permitted and conditionally permitted uses, denelty,
and developmeant standard regulations. Similer to cther
reskiential zones, it would Indude a cross refarence to
the Resldential Design Standards.

g:'fmmhll [K=3]: Pending discusaion with County

Commented [K34]: This Chapter would provide
additional standards for proparty that mests ceriain
thresholds.

Commented [EK35]: Thia Chepter would provikie
parmitted and conditionally permittad usee, review
procedures, and development standards.



17.47- Public Facilities

17.47.010 Intent
17.47.020 Permitted Uses
17.47.030 Standards

17.49- Open Space

17.49.010 Intent ,
17.49.020 Types of Open Space (Natural, Parks)
17.49.030 Permitted Uses '
17.49.040 Standards

Alternative-
17.49- Castro Valley Districts

17.49.010 Resldential Small Lot

17.49.020 Resldential Medlum Density Multl Family
17.49.030 Resldential Mixed Use

17.49,040 Hillside Overlay

17.49.050 Community Commerclal

17.49.060 Public Facllitles

17.49.070 Open Space

Castro Valley General Plan Implementation = Phase |

Commented [K86]: This Chapler would provide the
Intent of the zone and the allowed uses and any
applicable development standards.

Commented [KS7]: This Chapter would provide
parmitted uees and site development standarda for
Opan apace.

Commented [KS8]: Thie Is an alternate. Given the
limited number of avalable Chapter numbers In the
axisting ACGOC- this alternative would preserve
Chaptar numbers for future amandments and kesp all
Castro Valley spactiic zones In ons Chapter. However,
this would prevent thesa zonas from being utlllzed In
ather communites.



2, New Sections

New Sections will be located within the appropriate chapter of Title 17. The structure of any
new sectlon will follow that outline and numbering structure of similar sectlons within the
same Chapter.

17.52.020- Additional Standards for Castro Valley

Projects In Castro Valley are subject to these additional standards and requirements, as
applicable. if there Is a conflict between the standards In this section and the standards of the
" base zone, this sectlon will supersede.

A. Large Famlly Day Cares
B, Child Care Centers

C. Senlor Centers

D. Community Assembly
E. Auto Orlented Uses

F. Check Cashing

G. Restaurants

H. Open Space

2. Modifled Sectlons/Chapters

Modified sectlons or chapters will include making Castro Valley specific amendments to
existing Code to implement the CVGP.

17.14.040 = Density limitations.

The number of dwelling units on a lot or bullding site in an R-3 district shall not exceed one
for each full two thousand (2,000} square feet of the area thereof, or be in any case more than
four.

17.34.020 - Permitted uses.

The following principal uses are permitted in a C-C district when located within a bullding:

A. Office or office bullding for the conduct of business, administrative or professional
services, where these activities do not include the manufacture, storage, display except
samnples, or sale at retail of any merchandise on the premises; including but not limited to
the following types of office occupancy: Accountant, advertising, architect, attorney,
broker (stock and bond), business consultant, business management, chiropodist,
chirapractor, collecting agency, dentlst, employment agency, engineer, finance, industrial
management, Insurance, landscape architect, loan agency, mortgage, optometrist, -
osteopath, philanthropic or charitable organization, physiclan, public utilities, real estate,
sales representative, sécretarlal, soclal services, telephone answering, travel agent;

4 Castro Valley General Plan Implomonutl.on = Phasa |

CumEmh(l [KS9]: Saction number TBD

Commented [K810]: This Chapler would provide
eupplemantal standards that apply In Castro Vallsy
exclusively. The Section would contaln subsections for
a varlsty of usea,

Each Subsection would address CVGP
recommendations; such as allowing the use In Castro
Vallay, adding operational standards, modifying
development standands, or other.

Theas additional standards would ba cross referancad
in other Chaptere, as necessary.

Commented [KS11]: For the R-3 District, will add an
axcaption to the 4 unit per lot maximum. This maximum
Ia not established In the CVGP.

Commented [KS12): A_dd a footnota or mﬂdlfvﬂ'l_ll Section
to allow parsona! servica and ratall uses that are allowad in
the C-N Zons In Castro Valley.



‘B. Bank;
C. Blue printing or other copying service;
D. Medical laboratary, dental laboratory.

17.36.030 - Conditional uses.

In addltion to the uses listed In Sectlons and , the followlng are

condltional uses In a C-N district and shall be permitted only if approved by the board of zoning
adjustments as provided in :

A. Public utility substation, not including service yard, storage of materlals, or vehidles, or
repalr facllitles; : ’

B. Parking lot;

C. Service station, Type A;

D. Drive-in business;

E, A fadlity retailing a variety of automotive parts and s'uppllés which are installed and

serviced on the site but does not Include engine, transmission or differential rebuilding or
body repair;

F. Alcohol outlet; _
G. Indoor recreation faclilty.

17.52.210 - Home oocupations. |

No home occupation shall be deemed to be, or permitted as an accessory use to a dwelling
In any R or in any A district which [nvolves or requires any of the following:

A. The employment of outside hélp in the dwelling or on the premises, other than
domaestic servants;

Castro Valley General Plan Implementation = Phase | 5

| Commented [KKS13]: Make & note in the C-N Dietrict
that drive In businessas and parking lots are prohiblted
in Castro Vellay.

Commented [KS14}: Make a note In the Homa
Occupation saction that provision 17.52.210.A doesn't
apply in Castro Valley.



Attac_h ment3  castro Valley General Plan Implementation Project
Residential Zone Comparlson Tables

Existing vs. Proposed Uses - Residential Zones

EXISTING ZONES NEW ZONES

RSI._II ilMF'l RMX
=l . —1

P = Permitted Use

C = Conditional Use

- = Not allowed

IHIshIIghted fields indicate proposed changes to existing zones

IOne_-famlIv dwalling P P P P P P - P
Two-family dwelling . P P P P P P P
|Multiple dwelling/dwelling group . c P P P P P P
|Boarding/sorority/ffraternity house - - - c - . - -
|Community faciiity C c C C C - - -
|Communltv clubhouse c c c C c c C c
Day cares, small and large (Castro Valley P N P P ) P p p
only)
IEmergencv shelter - - - P - . . .
|Fleld crop, orchard, garden P P P P P P P P
|Hosp|tal - - c < o - Cc c
Licensed transiﬁona! or supportive .

housing {6 or fewer persons) P d P P P P P :
Licensed transitional or supportive c c c c c c c ¢
housing (7+ persons}
|Medlcllldentnl laboratory - - - - - - C c
Medlcall_resldenthl care facllity (6 or P p P P P p B p
fewer persons)

Medlcallresldentla! care facility (7+ c c ¢ ¢ c g c c
pearsons}

|Moblle home parks C C C C Cc c C o
|Parking lot . c c c c c c C c
|Plant nursery or greenhouse c c c - ¢ C c C
School - - - - ; - P P
Slngle-mom occupancy facility - - - C - - - o
Unattended collection boxes c C c C C c C c




Castro Valley Genaral Plan Implementation Project
Commerdial Zone Comparison Tables

P = Permitted Use
€ = Conditional Use
- = Nat allowed

|Mighlighted fields indicate proposed changes to existing rones

[Two-family dwelling, multipls dwelling, or dwelling group

rlnnlluo'ml or supportive haulh.,j or Jess peopla
Residential care facliity, 7 or less people

Administrativa support/facilities, public réglonal recrestion district

Adult entartainment

Advertising Signs

Alcohol outlet/sales

Animal hospitat, kennel

0O N o f

Automobiie rental

Automobile salas

2]

[m;nmwmmuum

Iiu'lnlu services

il:amhln retaller

'l'ﬂlﬂ'ﬂﬂlﬂﬂn

Immmlmlll recrestion fuciiitias

Community Facllities

P}

Cornmunity Care Facilities

Childeare Facliities

P

Church, Bbrary

dubhuuu_. organked club, lodge, unlon

Community recreation hellltv other than a theater

[g]

mw: offica

Drive-in business

lFunnrlI homas, mortuarias
IGrnup {ving quarters for rulnblllul:ldn'purpuu

|Huplhl
|Iiohl, motel, boarding house
Indoor recrestion facllity

O Ol o0 0|0

In-patiant and out-patient health facifities (CA Dept of Health Sarvices)

[ 4]

Pl

==

|Madlulurdmul Inborstory

Maoblle outdoor businasses

Office
|Qrehard, garden

lOutdoor recreation facllity
Parking lot

Plnunll_ service

Pi)

'Uﬂll

Il I

e

-




Castro Valley Genéra'l Plan Implementation Project
Commercial Zone Comparison Tables

Existing ve. Proposed Uses - Commercial /Other Zones

EXISTING ZONES MEW ZOMES
O CN €1 C2|cc PF OSN OSP StV

P = Permitted Use

€ = Conditlonal Use

- = Not allowed ]

Highlighted fields indlcate proposed changes to existing zones

Pharmacy . c - - - .2 . -
Plant nursery — indoor - - | C C C - -
. Public-or private dd;n; or hiking trails - - '_ - p - [ .
Public agency faclities o Mo = Gl P 1ol = .
[Public educational faclity -1 -0 -1-10e6 e
Public transit stations - - - - : p - F .
Public utility substation c|c| - c|ep : Il -
Radlo and television transmission facilities lo- - - . P | - . =i
Rallroad or trucking terminal facility e el -1-1.-
Recyriing canters - - el = == e
Repalr - automotive -l - - P . - i
rItcpulr = fyonpauwmtlve' |- - P P p - -
IMHI_— i - PIC)| P | P P P -
[Retal - automotive - P clclrp e - I
Retal] = firearms - - [ c - = T - .
Restaurant Pl P P | P |pict| - - -
Research or development laboratory c - - P - - - -
Schools o - - - P [ - p
School - beauty school or businass school - cC| C - - - -
|Sarvice statlon e clecl|le]e]| - . .
Shelter | € c c| ¢ - C - -
Superstore - clc|c|- - |-
Storage — household mds, storage garage - J C p - - - - |
Storage - racrastional vehicles and boats - c c - - - -
Tattoo studio -l -lelel -1 --1-1-
Tavam : - C C - - - - -
Mse c|lclclc]|-lec|-]c]| -
Theater S - - - (o - i c i - - - .
'Tradls, wildiife preserves, usas that I'I'Ill;tlll‘l the site in ts n:turll state - T . - i - - P - | -
Unattended collection box c|-leclel -Tcl-]-Tc¢
[ty use T-1T-T-1T-T+1-1-1-
Wholesale . * N p | - i - - . - f
Notes:

1 parmitted if less than 2,500 square feet and In conformance with Section 17.52.X%X [Small Restaurants in Castro Valey). Conditional If
more than 2,500 square feet and not In conformance with Section 17.52.)00( [Small Restaurants in Castro Valley].

2 permiitted under "Personal Service"




