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May 25, 2018

Attn: Planning Commission
County of Alameda

224 W, Winton Avenue, Room 111
Hayward, California 94544

RE: MLC Holdings proposed development at 20478 Mission Boulevard
Dear Planning Commissioners:

Carpenters Local Union 713 {"Local 713%) appreciates the opportunity to submit this letter to
express our support of the County’s goal to redevelop the property located at 20478 Mission Boulevard
to “provide a vibrant, walkable urban main street mixed-use commercial environment” {(Ashiond and
Cherryland Business District Specific Pion). Local 713 submits this preliminary comment letter for
inclusion in the Planning Commission packet. Local 713 may supplement or amend its comments either
in writing or orelly before or at the Planning Commission hearing on June 4™,

Local 713’s union hall Is located on Msttox Rosd immediately -djac:mwmewb}ect property
associated with this development. The project epplicant did pot consult with Local 713 in developing e
proposal that deviates in muitiple ways from existing, governing community planning goals and policles.
The project as proposed falls to advance clearly stated objectives of those plans. Local 713 urges
Planning Commissioners to direct the applicant and staff to amend the project in order to bring It into
wﬁmmmnmwﬂulmdﬂnm plans, and to consult Its neighbors In the
procass of doing so.

The developer proposes a mixed-use development on a 2.6-acre parcel that is comprised of: (a)
45 3-story townhome dwelling units, within 8 bulldings; (b} approximately 6,100 5F of commercial space
with 12 apartment dwelling units on top of one of the bulldings along Mission Boulevard; and {c)
approximately 4,400 SF of outdoor leasable commercial space adjacent to the commercial units.

The residential component of the project totals 57 units with an estimated density of 21.9
units/acre. The proposed townhome units range between 1,343 to 2,050 SF; each will include 2 two-car
garage. The project proposes 9 guest parking stalls for the townhomes. The 12 apartment units are 644
SF and 1,219 SF and each have one surface parking stali. The net commercial space of 6,100 SF withina
7,000-ground floor space includes 20 diagonal parking stalls on Mission Bivd.

After our examination of the MLC Holdings development proposal, Local 713 strongly urges the
Planning Commission to not approve the project as proposed st this time. We have the following areas
of concern:


Dayton
Highlight


The 2010 Eden Area General Plan tand use designates the site as High Density Residential and General
Commercial (GC/HDR) with a 1.0 Floor Ares Ratio with High Density Residential of 43 — 86 dwelling units
per acre as a secondary use, and also specifies that the site “aliowed uses include multl-family
residential bulldings between three and six stories,” and that *tha designation Is meant to allow for
intensification of growth over time along major roadways.” The General Plan Indicates that when a site
Includes a primary and secondary land use designation, the primary use mustbeloutedontheslhe,and
that the secondary use Is optional.

To support area of concern #1, we cite the pertinemt goals and policies in the Eden Areo Generol Pian.

e Goal LU-1: Establish a clearly defined urban form and structure to the Eden Area in order to
anhance the area’s idertity and livability.
a. New development and redevelopment shall be encouraged to advance a unified and
coherent pattern of development, maximize the use of land and fill in gaps in the urban
environment,

b. The Coumy shall ensure thatland [s deslmted to WW@

«  Goal LU-8: To create Districts that serve as shopping, living, meeting, and gathering places.

a. The County should strategically pursue commercial and vertically-mixed use development
{L.e. residential uses over commercial uses) in Districts. Such projects should be a priority for
the County in terms of permit processing and County financial assistance, where feasible.

¢ Goal LU-13 Enhance economic development opportunities In the Eden Area,
a. The County shall make economic development a priority for the Eden Ares.

b. The County shall attempt to create and maintain a jobs housing balance of 1.5 jobs for
every housing unit.

The project as proposed falls well short of supporting the vision for the Cherryland District, which the
County adopted a mere three years ago. The vision for the Cherryland District, within which the



For example, the residential and commercial buikiout of the Serra site will fall well short of providing
critical mass that will support Increased transit use, per applicable Specific Plan Policy 4.1. As noted by
the March 6, 2017 comment letter from the California Department of Transportation, the project’s high
ratio of residential parking stalls per townhome unit will encourage residents to drive, thereby
Increasing vehicle miles traveled and impacts to the State Transportation Network, contrary to State and

County goals.

Locaf 713 agrees with the County Staff’s assessment that the project as proposed "wauld not greatly
contribute to the district becoming an employment, shopping, dining, and civic activity center. Nor
would it prioritize economic investment and public realm improvements, establish civic and community
meeting placas, and create new commerclal and residential centers to attract reinvestment” {Staff
Report for May 1, 2017 informational hearing, page 8).

3. The Project does not meet the County’s commerclal parking standard.

To support area of cancern #3, we cite the pertinent policies in the Ashiand and Cherryland Business
Districts Specific Plan, ‘

s Table 6.4.2: Parking Requlrements, and 6.4.1.2 General Parking Standards.
a. Some of the parking stalls for the project’s commercial uses, as proposed, are In the
public right-of-way, and therefore do not satisfy the parking standards for the

District.
C b. The Plan encourages shared parking initiatives in the area (6.4.1.2.A & 6.4.1.2.C).
Nothing in the record to date suggesis that the applicant has explored shared
parking as an option.

To support area of concern #4, we turn to the Algyist-Priolg Earthguake Fault Zoning Act, which
prevents construction of new buildings used for human occupancy on the surface of active faults in
order to avoid surfsce fault rupture hazard. if an active fault is identified, construction of structures is
| generally restricted within 50 feet of the fault. The Act stipulates that when canstruction of a bullding
for human occupancy is proposed within an earthquake fault zone, the jurisdiction must require a
geologic repart to demonstrate that the proposed development is not going to be built on an active
fault.




In closing, we urge the Planning Commission to direct the applicant to reconsider how its proposed
development could more effectively conform with the goals of the County’s General Plan and Specific
Plan for a vital Eden Area and Cherryland District. We aiso urge the Applicant to engage in meaningful
dialogue with Local 713. if you have any questions or require additional information please contact
Carpenters Local 713 Research Anzlyst Lorena Guadiana by emalling lguadiana@®nccre.org.

Sincerely,

Eddy Luna

Carpenters Local Union 713
1050 Mattox Rd

Hayward, CA 94541

e-mail: eluna@ncerc.org






