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Appeal of Planning Commission Approval 
of Site Plan Review, Administrative Use 

Permit & Density Bonus

Proposed 176-unit Affordable Housing Development 
with a 36,000 square foot Public Community School 

on Caltrans Parcel Group 3 at Tennyson Road and 16th

Street

City Council Appeal Hearing
September 28, 2021
Elizabeth Blanton, AICP, Senior Planner 
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Project Location
 Parcel Group 3 (28.5 acres)

 City owned land

 North of Tennyson Road between 16th

Street and the planned La Vista Park

 Proposed development will be located in 
southwest corner (approx. 7 acres)

Project Site
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Zoning Districts
 Open Space (OS)
 Medium Density Residential (RMB4)
 Single Family Residential (RS)
 Special Design Overlay District 7 (SD-7)

General Plan Land Use 
Designations
 Low Density Residential (LDR)
 Limited Medium Density Residential 

(LMDR)
 Limited Open Space (LOS)
 Parks and Recreation (PR)
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Proposed Site Plan
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Proposed Site Plan
Residential
 Two 5-story buildings
 176 affordable housing units

 2 Very Low-Income Units
 136 Low-Income Units
 36 Moderate-Income Units
 2 Manager’s Units

 Range of studios and 1- to 3- bedroom units
 183 dedicated  parking spaces (+ additional 

shared parking with school)
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Proposed Site Plan
School
 36,000 s.f. two-story elementary 

school building
 11,000 s.f. Early Childhood Center 

on ground floor of Residential 
Building B 

 50 dedicated parking spaces
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Site Access
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Trail Access
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18Density Bonus Application

Density Increase
 Allowed unlimited density per State law due to 

proximity to BART

Height Increase
 Up to 3 additional stories permitted per State law

Parking Reduction
 A maximum of 0.5 spaces per unit can be required 

per State law

Waivers/Concessions
 Reduced open space
 Reduced rear yard setback
 Reduced Reach Code compliance for residential 

EV charging infrastructure
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 A housing development project that complies 
with the objective standards of the General 
Plan and Zoning Ordinance must be 
approved by the City.

 Exceptions if:
 City has met RHNA requirement
 Impact to public health and safety
 Property is agricultural land
 Approval would violate State or Federal law
 Inconsistent with Zoning or General Plan
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Standard HMC Requirement Proposed Consistent?

Density
With Density Bonus

12 du/ac (148 units)
Unlimited

14.2 du/ac (176 units) Yes (with 
Density Bonus)

Lot Coverage 40% maximum 18% Yes

Setbacks - Front
Side
Rear

20’ minimum
10’ minimum
20’ minimum

125’ minimum
48’ minimum
15’ minimum

Yes (with DB)*

Building Height
With Density Bonus

40’ maximum
73’ maximum

63’ maximum Yes (with DB)

Parking - Residential
With Density Bonus

School Parking

328 spaces
88 spaces
46 spaces

183 spaces

50 spaces

Yes (with DB)

Open Space 150 s.f./unit (26,400 s.f.) 14,960 s.f. Yes (with DB)*

* Requested Density Bonus Concession
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Building Code REACH Code Compliant?

All Electric
School
Affordable Housing

Exceeds
Exceeds

Meets
Meets (most sustainable option)

Yes
Yes

Solar Panels
School
Affordable Housing

Meets (Solar Ready)
Exceeds (Solar Install.)

Not Required
Not Required

Yes
Yes

EV Charging 
School
Affordable Housing

Exceeds
Exceeds

Meets
No*

Yes
Yes (with DB)

* Requested Density Bonus Concession
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The Primary School
 Serve up to 384 students in grades Pre-K to 

5th/6th

 Range of Student/Family Services

 Access to medical, dental, mental health 
care and social services

 Parent wellness program that provides 
counseling and coaching on parenting, 
financial security, and educational 
attainment

 Actively target recruitment toward low-income 
Hayward families 

 Includes direct outreach to families in 
adjacent housing on site
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Addendum to General Plan EIR

Project is within the scope of what was 
analyzed in the GP EIR

Project will have no new or more 
severe significant effects than what 
was previously analyzed in the GP EIR

No new mitigation measures are 
required

Environmental Review
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Concerns

 Impact to parking on 16th Street

 Increased traffic and congestion

 Loss of open space views along 16th Street

Proximity to fault lines

Dislike of architecture

Construction related impacts

Suitability of high-density housing/school 
at this location

Public Comments

Support

Support for affordable housing in 
South Hayward

 Interest in renting one of the 
proposed units
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Planning Commission approved the 
application 5:1

Commission Discussion

Support of affordable housing, 
proximity to BART and La Vista Park, 
and school’s wrap around services   

Concern about proximity to fault, 
topography, parking, height

Public Comment

Vast majority supportive of project

Some concern about lighting along 
16th Street and potential shading
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The Planning Commission’s decision was 
appealed by a group of neighbors.

Main concerns included:

Proximity to Fault Line

Public Outreach

Traffic Congestion 

Parking

Technology Issues

 Impact to Tennyson as Evacuation 
Route
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Proximity to Fault Line. Fault Hazard 
Evaluation and Geotechnical Evaluation 
determined the site is suitable for the 
proposed development.

Public Outreach. Three postcard mailers 
were sent out, two to an expanded 
radius; Applicant held two virtual 
community meetings.

Traffic Congestion. Local Transportation 
Analysis recommendations included as 
conditions; Vehicular entrances for 
school and residential are separated.  
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Parking. Applicant is providing more 
than double the amount of residential 
parking required by State law. School 
meets local parking requirements.

Technology Issues. Appellant’s 
comments to staff were included in 
Planning Commission staff report and 
presentation. 

 Impact to Tennyson as Evacuation 
Route. Project meets fire access 
requirements. Transportation analysis 
found no deficiencies on Tennyson.
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 Consistent with City Council approved conceptual plan 
for Parcel Group 3 (150+ affordable housing units and 
school)

 Complies with objective development standards of the 
RMB4 zoning district (with Density Bonus allowances)

Within a half mile of BART

 Trail connections to planned La Vista Park

 Clustered development appropriate given the site 
constraints and preservation of open space views for single 
family homes along 16th Street

 Provides critical affordable housing

 School program is high quality with wrap around services
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City Council

Decision on 
Disposition and 
Development 
Agreement 

(DDA)

Next Steps

Permits

Issuance of 
Grading and 

Building 
Permits

Planning 
Commission

Decision on 
Entitlement 
Application 

(SPR, AUP, DB)

July 22, 
2021

October 2021 
(tentative) 2021/2022

City Council

Appeal Hearing 
on Entitlement 

Application

(SPR, AUP, DB)

September 
28, 2021



STAFF 
RECOMMENDATION
That the City Council
 Deny the appeal and adopt the resolution approving the 

proposed Site Plan Review, Administrative Use Permit, 
and Density Bonus application
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Mission Crossings 
REQUEST TO MODIFY CONDITIONS OF APPROVAL

This Photo by Unknown author is licensed under CC BY-SA.

https://commons.wikimedia.org/wiki/File:Hayward_City_Hall_number_3_front.jpg
https://creativecommons.org/licenses/by-sa/3.0/


Project 
Background

2013

EDSP 
designates 
property a 

catalyst site 
within a key 
retail area

2014

MBFBC 
designates 

front 4.1 
acres for 

commercial 
uses

2015

CEDC 
reinforces 
desires for  

commercial 
uses, 

consistent 
with EDSP 

and MBFBC

2017

CC approves 
project with 

phasing 
condition

2018

Construction 
of Residential 

begins

2019

Hotel Permit 
ready, but 

never issued

2020

First Request 
to modify 
condition 
denied by 

CC

2021

Second 
Request to 

modify 
condition 
received



Mission Crossings
Mission Boulevard Corridor Zoning



Mission Crossings
Zone Change to Support Project



Aerial View of Mission Crossings

Bldg 1
Bldg 2

Bldg 5

Bldg 9

Bldg 3Bldg 13 Bldg 4

Bldg 8

Bldg 7

Community 
Garden/Park

Access off 
Torrano/Dollar



Current Status of the Development

Building # Units Current Status
1, 2, 3 12 Permits issued, slab construction only, 

no vertical construction
4 3 Constructed, model home complex, 

no occupancy permits issued
5, 9, 13 14 Permits still pending with the City
7,8 11 Constructed, but no occupancy 

permits issued
6, 10, 11, 12, 14, 15, 16, 
17, 18, 19, 20, 21, 22, 23, 
24, 25, 26, 27

100 Constructed and occupancy permits 
issued



Mission Crossings Proposal

Summary of Proposed Modifications and Additions to Conditions of Approval

1. Applicant/Developer paying all outstanding permit and impact fees prior to issuance of any additional 
certificates of occupancy (Modification to Condition of Approval #4, Fees);

1. Applicant/Developer entering into an Affordable Housing Agreement deed restricting 14 units for moderate 
income households including equally dispersing the moderate income units within Buildings 1, 2, 3, 5, 9 
and 13 (Modification to Condition of Approval #164);

1. Applicant/Developer beginning construction of Buildings 2 and 3 next so that the community 
garden/urban farm can be opened for the community’s use (Modification to Condition of Approval #166);

1. Applicant/Developer preparing and implementing a plan, with costs not to exceed $200,000, for improving 
aesthetic and visual quality, including improvements to support interim use of the hotel site (Addition of 
New Condition of Approval #167); and

1. Applicant/Developer shall within 30 days submit a plan for the City review, which outlines a plan for 
providing safe interim pedestrian access to the project site from Dollar Street/Torrano Avenue with the goal 
of maintaining the access throughout the balance of construction (Addition of New Condition of Approval 
#168) .



Staff 
Recommendation
 Staff is recommending that the Council 

approve the request by adopting the 
attached resolution, which memorializes 
the revised request from Meritage and 
incorporates modifications to original 
conditions of approval (COA # 4, 164, and 
166), as well as includes the addition of new 
conditions of approval (COA #167 and 168)



Questions
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La Vista Park – Final Design & 
CEQA Addendum

City Council Meeting - 9/28/2021



Park Extension Environmental Review- La Vista Park Project
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Addendum to 2005 IS/MND

Park extension is within the scope of what was analyzed in the 
previous IS/MND for the La Vista Development Project.

Project will have no new or more severe significant effects than what 
was previously analyzed.



May 2018 Conceptual Design - La Vista Park Project
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• Incorporated feedback from two separate 
community meetings and a joint City 
Council and HARD Board meeting from 
October 2017.

• This design concept was approved by the 
HARD Board in April 2018.

• City Council accepted this conceptual 
design in May 2018 and authorized staff to 
begin requests for consultant proposals.



July 2020 Council Infrastructure Committee Design Update - La Vista Park Project
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• Revised design to incorporate geotechnical 
recommendations to ensure site stability.

• Revised design to protect existing wetland 
identified in the park extension area.

• Revised grading to eliminate dirt off-haul 
and reduce construction costs.



4

• Sealed an existing man-made well which 
reduced existing wetland area. 

• Revised design to preserve smaller 
remaining wetland area.

• Added park programming from reduction 
of wetland area.

• Coordinated boundary at adjacent PG3 
development

May 2021 Council Infrastructure Committee Design Update - La Vista Park Project



La Vista Park Project

Recommendation

• Staff recommends that Council adopt the attached resolution approving the La Vista Park final design and 
authorize staff to begin the Phase 2 design construction drawings.

Next Steps

• Complete the 100% slide mitigation repair and 100% construction documents for construction bidding.
• After completion of the 65% construction documents, provide cost estimate and fiscal impact update to Council.

Project Schedule

Complete 100% Slide Mitigation Repair Plans Spring 2022
Start Slide Mitigation Repair Construction                                                            Summer 2022
Complete Slide Mitigation Repair Construction                                                       End of 2022

Complete 100% La Vista Park Construction Plans                                                               Fall of 2022
Start La Vista Park Construction                                                                             Spring of 2023
Complete La Vista Park Construction                                                                Summer of 2024

5



Questions & Discussion

?
!
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