
CITY OF UNION CITY
AGENDA FOR THE REGULAR PLANNING COMMISSION MEETING

ON THURSDAY, JUNE 5, 2025 7:00 PM

City Hall- Council Chamber
34009 Alvarado-Niles Road

Union City, CA 94587

 

1. CALL TO ORDER:

A. PLEDGE OF ALLEGIANCE

B. ROLL CALL:

Chairperson Seyi McIelland; Vice Chairperson Ignacio Romero
Commissioners: Jo Ann Lew, Lee Guio, Prairna Gupta Garg 
Alternates: Francisco Elizondo

2. APPROVAL OF MINUTES:

A. Planning Commission minutes for Regular Meeting of April 3, 2025

B. The minutes from the April 17, 2025 regular meeting will be in a following packet.

3. ORAL COMMUNICATIONS:

(This is an opportunity for persons to speak on items not listed on the agenda. According to the California Government code the
commission is prohibited from taking any immediate action on an item which does not appear on the agenda.)

4. WRITTEN COMMUNICATIONS:

5. PUBLIC HEARINGS:

A. CONTINUED HEARINGS:

B. NEW HEARINGS:

1. Gurpreet S. Buttar, Use Permit (UP-23-004) and Administrative Site Development Review (ASD-23-
010); Gurpreet S. Buttar is seeking Use Permit (UP-23-004) and Administrative Site Development
Review (ASD-23-010) to construct an approximately 4,230 square-foot, two-story residence with an
attached 1,039 square-foot garage, on a 57,858 square-foot vacant lot located at 467 Riviera Drive
(APN: 087-0096-017-00), within the RS 6000-H (Single-Family Residential, Minimum Lot Size 6,000
Square Feet, Hillside Combining (-H) District) CEQA Determination: Staff is recommending this project
be considered categorically exempt from the California Environmental Quality Act (CEQA) under
Section 15303, New Construction or Conversion of Small Structures, of the CEQA Guidelines.

6. SUPPLEMENTAL STAFF REPORTS:

A. CONTINUED REPORTS:

B. NEW REPORTS:



7. ECONOMIC DEVELOPMENT REPORTS:

8. COMMISSION MATTERS:

A. Follow-up on Planning Commission referrals to the City Council.

B. Upcoming applications for the Regular Planning Commission meeting on July 17, 2025.

9. GOOD OF THE ORDER:

10. ADJOURNMENT:

 
A complete agenda packet is available for review at City Hall or on our website www.unioncity.org 
 
Any writings or documents provided to a majority of City Council or Planning Commission members regarding any item on this agenda will be
made available for public inspection at the City Clerk's Counter at City Hall, located at 34009 Alvarado-Niles Road, Union City, California,
during normal business hours. 
 
Assistance will be provided to those requiring accommodations for disabilities in compliance with the Americans with Disabilities Act of 1990. 
Interested person must request the accommodation at least two working days in advance of the meeting by calling (510) 675-5319.

http://www.unioncity.org


Agenda Item

ATTACHMENTS:
Description Type
PCMN-2025-0403 Attachment
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CITY OF UNION CITY  
MINUTES FOR THE REGULAR PLANNING COMMISSION MEETING  

ON THURSDAY, APRIL 3, 2025 AT 7:04 P.M. 
IN THE COUNCIL CHAMBERS OF CITY HALL 

34009 ALVARADO-NILES ROAD 
UNION CITY, CA 94587 

 
1. CALL TO ORDER  
 

A. PLEDGE OF ALLEGIANCE  
 

B. ROLL CALL 
 

PRESENT:    Vice Chairperson Ignacio Romero, Commissioners Lee Guio, 
Prairna Gupta Garg, Jo Ann Lew and Alternate Francisco 
Elizondo  

 
ABSENT:    Chairperson Seyi Mclelland  
 
STAFF:  Derek Farmer (Planning Manager); Natalie Dean (Associate 

Planner); Kris Kokotaylo (City Attorney); Farooq Azim, (City 
Engineer) and Tracey Barragan (Administrative Assistant III)  

 
Please note:  Due to technical difficulties the audio for the meeting did not record until the 
presentation for Item 6.B.1   

 
2. APPROVAL OF MINUTES 

 
A. Planning Commission minutes for Regular Meeting of February 20, 2025  

  
The regular Planning Commission minutes for February 20, 2025 were accepted as 
written.  

 
3. ORAL COMMUNICATIONS:  None  

 
4. WRITTEN COMMUNICATIONS:  None  

 
5. PUBLIC HEARINGS  
 

A. CONTINUED HEARINGS:  None 
 

B. NEW HEARINGS:  None   
 

6. SUPPLEMENTAL STAFF REPORTS  
 

A. CONTINUED REPORTS:  None  
 

B. NEW REPORTS:   
 

1. 2024 General Plan and Housing Element Annual Progress Reports 
Update   

  
Natalie Dean, Associate Planner provided an extensive PowerPoint presentation on the 
2024 General Plan and Housing Element Annual Progress Reports.  
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Ms. Dean recommended the Planning Commission hold a meeting to review the 2024 
General Plan and Housing Element Annual Progress Reports and allow staff to provide 
clarity on any questions the Planning Commission may have.   
 
Ms. Dean also reported Francisco Gomez, the City’s Housing Manager, was scheduled to 
attend the meeting remotely, but had an emergency.  She continued that any questions 
on housing will be recorded by staff with Mr. Gomez to respond to inquiries tomorrow.   
 
Commissioner Guio asked about Community Design, CD-6.B, Mural Program, and the 
five utility boxes that were updated and asked how many more utility boxes are planned 
for updates.   
 
Ms. Dean reported some utility boxes received murals in prior years and a list can be 
provided.   She stated that this program is ongoing, a Request for Proposal (RFP) is 
released each year, but she will have to get back to the Commission with verification on 
the status of completion.    
 
Commissioner Guio asked about Safety, S-2.G Emergency Shelter Guidelines, and how 
many people can be accommodated in a potential emergency shelter.   
 
Ms. Dean stated the City is in the process of interviewing consultants to work on a plan.   
 
Commissioner Guio spoke to the funding for The Station District’s public improvements.   
He understood $3 million is coming from Safe Routes to BART.  He understood BART is 
searching for more grants.  He asked if the $3 million in funding is secure for Union City.   
 
Farooq Azim, City Engineer, confirmed the funds were accepted by the City with the funds 
in the bank.   
 
Commissioner Guio asked about the Annual Element Progress Report for the Housing 
Element Implementation, HE-2.E, Religious Facility Housing Overlay (6th Cycle Housing 
Element) and spoke to development of housing on religious facility properties and asked 
for more information.   
 
Derek Farmer, Planning Manager, reported the City has not received any applications for 
such a project.  He stated HE-2.E is a program in the adopted Housing Element but the 
City has not moved forward on anything concrete for any specific site, and   since a lot of 
religious facilities are located on large sites with a lot of different land uses, this is 
considered a way to increase potential housing, such as supportive housing.   
 
Commissioner Lew asked about Economic Development, ED-1.A, Economic 
Development Strategic Plan, and what the City is looking for to keep the plan fresh and 
current through the next five years. 
 
Ms. Dean advised the City hired a consultant who is busy preparing an analysis of Union 
City’s demographics and employment patterns. Ms. Dean provided the following additional 
feedback: a comprehensive presentation was presented to the City Council in February 
2025; it is likely the information will be updated in terms of new market trends, employment 
patterns, needs of the community and demographics; and ages of the population and 
future population growth will also be analyzed.   
 
Ms. Dean referred Commissioner Lew to the City Council presentation which is available 
on the City website, but can also be provided to the Planning Commission.    
 
 
Commissioner Lew referenced the Economic Development Strategic Plan and asked for 
more information about the ideas that may draw businesses to Union City. 
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Ms. Dean noted the strategies the Economic Development Department is considering to 
attract businesses are based on market trends, and Union City is trying to attract jobs;  as 
an example, the warehouse transformation strategy is meant to be more accommodating 
to job generators and less accommodating to warehouses so it benefits the community.   
 
Commissioner Lew asked if the City will continue to focus on diversity of the population or 
find a new focus. 
 
Ms. Dean reiterated the consultant is breaking down the population, where the City is 
heading, level of education and the demographic information will also include ethnicity, 
language, ages etc. which will shape the Economic Strategic Plan.   
 
Mr. Farmer commented for some of these questions staff will not have all of the detail, 
since this is a Citywide analysis.   He stated any questions where staff did not have a 
complete answer will be deferred to the correct Department Head with staff to return at a 
later date with answers.   
 
Commissioner Lew again referenced ED-1.A and asked if the City is using historical data 
to predict future trends. 
 
Ms. Dean referred the question to Carmela Campbell, Economic & Community 
Development Director.   She understood all resources and data available will be used to 
shape the plans.   
 
Commissioner Lew suggested the City is spending a lot of money and resources on a 
consultant where the City already has data, such as the demographics.  She expressed 
concern the City may end up paying for information already available.     
 
Mr. Farmer clarified the Housing Element was adopted less than two years ago, and 
includes a complete demographic profile of the City, 2020 Census data and updated 
information on economic and population trends all part of what the State Department of 
Housing and Community Development (HCD) mandates in the Housing Element 
projections.  Mr. Farmer added in most cases, the City has projections to the year 2040 
and has the benefit of having updated the Housing Element and the General Plan which 
was updated five years ago.   
 
Commissioner Lew did not like the idea the City will pay a consultant to get the information 
on their own independently when the City can provide that information to them.   
 
Ms. Dean noted it is possible the consultant is using data the City already has on record.   
 
Commissioner Lew wants staff to find out given the expense of the consultant.  She asked 
about Community Design, CD-3.B, Masonry Wall Master Plan.  She understood the City 
will prepare a Master Plan to identify the replacement of wooden residential fences on 
major arterials with well-designed masonry walls and develop a program to identify 
methods of funding the replacements.   She asked who will pay for the fence replacement, 
the City or the property owner.   
 
Mr. Farmer advised staff will have to return with an answer.   
 
Commissioner Lew asked if the Masonry Wall Master Plan has been completed. 
 
Ms. Dean advised the plan is not complete but as part of the development review process 
the City will work with property owners to replace wooden residential fences on major 
arterials on a project-by-project basis.  Ms. Dean further explained the Master Plan is not 
complete since no funding has been identified.   
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Commissioner Lew expressed concern if the City did not have the funds property owners 
will be asked to pay when she was of the opinion is the City’s responsibility.  She 
questioned the City paying for a consultant to prepare a Master Plan but not pay for the 
replacement of the fence.   
 
Mr. Azim clarified the Masonry Wall Master Plan is intended to identity where the 
retaining/sound walls are needed.  He stated as an example, on Dyer Street, homes are 
located on both sides of the street and wooden fences are crumbling; the study will 
determine where masonry walls can be placed and where wooden walls can be 
resurrected.  He is not sure whether the Master Plan will also determine who will pay for 
the wall; the homeowner will benefit by a sound wall separating the residence from traffic.   
 
Commissioner Lew understood masonry walls were erected along Union City Boulevard. 
 
Mr. Azim clarified that is because of new development where the developer is required to 
install the masonry walls.  He stated Dyer Street involves older homes and masonry walls 
were not required at that time.   
 
Commissioner Lew noted the fences back into landscape areas that the City maintains.   
She asked if the City will be responsible for the fence and landscape areas. 
 
Mr. Azim commented they will have to review the tract maps for each subdivision as to the 
maintenance of the walls whether the responsibility of the homeowner or the City. 
 
Commissioner Lew asked about Special Areas, SA-8.B, Ensure Compliance with 
Amortization, and asked if the City is required to restart the clock in order to force the 
effected businesses to cease operations or had the City lost its right to do so by not acting 
in a timely manner.   She asked what rights the City has and how to move forward on this 
matter.   
 
Ms. Dean explained the updated report for 2024 did mention due to other Planning 
Division priorities, outreach to property owners has not occurred.   She stated outreach 
was to begin in 2024 to impacted property owners letting them know the amortization 
agreement they entered into will be expiring and they will need to cease activities related 
to truck parking and outdoor storage.   
 
Mr. Farmer reported the City is working with the property owner at 4700 Horner Street, 
which is not on the list, but in the area and has outdoor storage;  in that case, the City is 
working on a long-term land use plan which will be subject to the California Environmental 
Quality Act (CEQA), and will be brought to the Planning Commission at the appropriate 
time.  
 
Commissioner Lew commented her question is related to the properties that are listed in 
SA-8.B, where the City took no action at all.  She asked what rights the City still has and 
can property owners continue indefinitely with their businesses.   
 
Mr. Farmer noted the City did not have a statute on legal non-conforming uses and in most 
cases unless the City takes action they will continue to look at the use as legal non-
conforming moving forward.    He stated the City Attorney or City Engineer can provide 
additional clarification.  
 
Commissioner Lew reiterated her comments and asked if the City has to restart the clock 
in order to take action.   
 
Mr. Farmer suggested typically not. 
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Commissioner Lew again asked if the City can do anything and possibly shut down the 
business.   
 
Mr. Farmer understood the City cannot do anything if the business is in a legal non-
conforming state of operation.   
 
Commissioner Lew suggested the City renegotiate the date.   
 
Mr. Farmer commented Commissioner Lew’s comments are noted for the record. 
 
Commissioner Lew otherwise referenced SA-13.B, Calaveras Landing Sign, Wayfinding 
and Branding Program, and commented anyone who shops regularly in the shopping 
center is likely aware of the significant number of day laborers in the parking lot waiting to 
be offered jobs.  She asked if the City or Alameda County has considered organizing day 
laborers in a manner similar to the City of San Francisco.   
 
Mr. Farmer advised staff will have to get back to Commissioner Lew since staff did not 
have an answer to the question.   
 
Commissioner Lew commented on the use of consultants in place of City staff.  She 
understood City staff will use consultants if staff lacks qualified experience to do the 
deliverables that need to be done.   She stated as examples, the General Plan, Climate 
Action Plan (CAP) and Park and Recreation Master Plan have been prepared by 
consultants,  and since the City did not have qualified employees for these deliverables 
she asked how the documents are reviewed and accepted.   
 
Mr. Farmer commented in the case of the CAP, the City has the general planning staff 
and general operating staff in the Economic and Community Development and Public 
Works Departments who can interpret city policies and compliance with the City’s General 
Plan.  He stated a consultant has been brought on for the CAP for their specific knowledge 
of preparing a CAP and since the City did not have a CAP staff member.  He stated the 
City relies on the CAP consultant to be qualified in terms of having the knowledge of 
different state and federal codes, if applicable, in order to prepare a CAP;  staff is currently 
working to bring a CAP consultant on board and also consider a CAP Task Force, which 
will involve the City Council and the Planning Commission.   
 
Commissioner Lew asked who on City staff is qualified to review the plans and accept the 
deliverables.   
 
Mr. Farmer described the process as a combination of City staff and the consultant.   He 
stated as an example, no one on planning staff has the technical capabilities to interpret 
a CAP which is the reason for the consultant to assist in that effort.   
 
Commissioner Lew again asked how the plan will be determined acceptable.   
 
Mr. Farmer explained they will have to rely on the expertise of the consultant team being 
brought on board.   
 
Mr. Azim added in terms of the Public Works Department, traffic studies are very involved 
reports and City staff may not have the expertise and time to conduct a traffic count. 
 
Mr. Azim added once staff receives a report, staff has enough expertise to review the 
report, ask questions and make corrections as needed.  He continued that staff is in short 
supply, there is a lot of development ongoing and when a technical study is needed, 
consultants are retained.     
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Commissioner Lew suggested it is probably a good thing if they did not want to keep 
expensive staff on board all of the time.   
 
Mr. Farmer stated the CAP was prepared in 2010.  He reiterated the City is short-staffed 
and maintaining expertise levels in all areas of planning and engineering is not possible, 
which is why the City often reaches out to a qualified and experienced team.     
 
Commissioner Lew expressed concern if the City did not have someone qualified on staff 
to review the CAP to ensure it is an acceptable plan before the City pays for it.  She is 
aware that traffic studies are done well and she has a high regard for Public Works.   
 
Commissioner Gupta Garg thanked staff for the reports.  She commented in 2024, the 
Planning Commission provided comments about the formatting of the reports and she is 
pleased the reports are now clearer.  She asked about Economic Development, ED 6.A, 
Retail Performance Monitoring, and acknowledged the project status as shown, but asked 
if other areas of the City are being tracked and how are they trending on retail 
performance.   
 
Ms. Dean explained that Gloria Ortega, the City’s Economic Development Manager is very 
involved with reaching out and building relationships with business owners throughout the 
years having worked with the Property Business Improvement District for Union Landing.  
She stated that Ms. Ortega regularly communicates with local businesses to find out their 
needs, and as the status notes in part:  Union Landing maintains its position as a 
successful regional shopping center. The shopping center contributes significant sales tax 
revenue to the city’s General Fund. In addition, the Property Business Improvement 
District (managed by the Union Landing Property Owners Association (ULPOA) supports 
the funding of three dedicated police officers assigned to the shopping center. 
 
Commissioner Gupta Garg clarified she is asking about other retail areas such as the 
Marketplace at Decoto Road, Calaveras Landing and other areas, and asked if these 
areas are being tracked.   
 
Mr. Farmer suggested the Economic Development Manager respond to the question and 
get back to Commissioner Gupta Garg. 
 
Commissioner Gupta Garg asked about Economic Development, ED-9.A, Green 
Business Support, and if the City offers any rebates to local businesses to move towards 
a green business.   She also asked how Green Business Support ties into the CAP for the 
City. 
 
Ms. Dean clarified the reporting on the Annual Progress Report is just intended to provide 
a briefing on the progress of the General Plan.   She stated the Economic Development 
Strategic Plan is occurring and it is very complicated and not simple and straightforward.   
She has no spreadsheets with data and referred the question to the Economic 
Development Manager who again is in regular contact with local businesses and who 
constantly performs outreach and provides updates on the needs of businesses in Union 
City;  as the Progress Report indicates, the plans are in process and moving forward and 
will be seen by the Planning Commission in the future.   
 
 
 
Mr. Farmer recognized when this item is presented to the City Council all Department 
Heads are present, and stated  the Planning Commission did not have the same luxury.  
He acknowledged when the Planning Commission considers the item in the future, it 
should have the answers it needs.   
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Commissioner Gupta Garg asked about Public Facilities and Services, PF-12.A, Evaluate 
Feasibility of Building a New Library, and commented the status has identified no 
established timeline to begin the project.  She asked how the City established timelines. 
 
Ms. Dean acknowledged the same question was raised in 2024, and  the timeframe is in 
the adopted General Plan which cannot be changed in the comment column without 
amending the General Plan.  She added this project is not a priority and in some cases, 
the City has the resources to move forward whereas for others it did not. 
 
Commissioner Gupta Garg referenced Page 2 of Exhibit B, and the table of information, 
specifically, related to Density Bonus Applications and Units Permitted, as shown, and 
which has shown the Number of Units in Applications Submitted Requesting a Density 
Bonus, a total of 80 units.  She asked if this number is the same for Appian Way Landing.    
 
There was no staff response to the comment for the record.   
 
Commissioner Gupta Garg again referencing Exhibit B, Table B, Regional Housing Needs 
Allocation (RHNA) Progress Permitted Units Issued by Affordability, and commented on 
her understanding every year the City must show its progress in meeting the RHNA.  She 
understood Union City has 2,638 units remaining by income level.  She asked of the City’s 
confidence level in achieving the RHNA goal in seven years.   
 
Mr. Farmer explained the City must comply with the Annual Housing Element Status 
Report and built in buffers for certain programs which can be adjusted as needed as long 
as the City demonstrates to HCD the City is making progress towards implementation of 
the programs and goals in the adopted Housing Element.  He stated the challenge being 
this is an eight-year cycle, things change, economic development trends change and they 
must adjust on an annual (yearly) basis and get compliance from HCD moving forward;  
the comments can be referred to the City’s Housing Manager who can provide additional 
clarification.   
 
Commissioner Elizondo thanked staff for the comprehensive report.   As to Economic 
Development, ED-6.A, Retail Performance Monitoring, he referred to the vacant TGI 
Fridays building at Union Landing, and asked of the status of potential business interest 
in taking over the lease.   He expressed concern the property has become an attraction to 
the homeless population.   
 
Ms. Dean understood the City did have an application for the site. 
 
Mr. Farmer clarified the City did have interest in the TGI Fridays property, and  there is 
interest in drive throughs although the building is not set up for drive throughs and staff is 
working behind the scenes with potential applicants although nothing can be disclosed 
since no application has been filed yet.   
 
Commissioner Elizondo asked about Economic Development, ED4-A, High-Speed 
Internet Program.   He understood the project is due to be complete in winter 2025.  He 
asked staff to clarify.   
 
Mr. Azim confirmed the project is approaching completion.     
 
Commissioner Elizondo commented the area identified in the status column for the project 
is a high traffic area with the work occurring during the day and it has become messy.   
There is no traffic in the evenings and weekends.  He suggested a different construction 
schedule be considered such as allowing work during the graveyard shift where the work 
can be done quicker, safer and more efficiently. 
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Mr. Azim confirmed different options were considered but work on weekends will increase 
costs for the project and he described the work schedule as a balancing act.   
 
Vice Chairperson Romero recognized staff for their efforts in trying to deliver a big packet 
of work but suggested in the future the appropriate stakeholders more in tune with the 
work being presented be present which will benefit the Planning Commission and the 
general public in providing the best process possible.   
 
Vice Chairperson Romero looked forward to a report from the Housing Manager and 
hoped a future presentation to the Planning Commission can be scheduled.  
  
Mr. Farmer stated he will forward the recommendation for a presentation to the Economic 
& Community Development Director.   
 
Vice Chairperson Romero suggested in the future the prioritization of projects be identified 
whether high, medium or low which will benefit the Planning Commission and others to 
make informed decisions.    
 
Mr. Farmer acknowledged a similar comment was received when the reports were 
presented to the Planning Commission in 2024, and  at that time, it was clarified the format 
of the reports are done in conjunction with the City Manager.  He stated that comments 
about formatting and how the information is presented to the Planning Commission and 
City Council can be passed along but they may have to defer to the City Manager’s Office 
and the City Council.   
 
Vice Chairperson Romero asked about Mobility, M-2.B, ADA Transition Plan-related 
Improvements and noted the project itself takes care of the road between 11th Street and 
Fremont but asked if there are any plans for 11th Street to Mission Boulevard.   
 
As the status for M-2.B, he notes:  In 2023, the Old Alvarado Park was renovated to 
enhance accessibility, with improvements made to ensure compliance with the Americans 
with Disabilities Act (ADA). All walkways, park entrances, and park amenities were 
redesigned for ADA accessibility. In 2024, all wheelchair ramps were updated to meet 
current ADA requirements as part of the Decoto Road Pavement Overly Project, from the 
Alameda Creek Bridge to just past the Oakland Subdivision Railroad Tracks at the BART 
Overhead bridge. In addition, the City conditions all private projects to meet ADA 
requirements and has a recurring sidewalk replacement project to remove tripping hazards 
in the Public right of way. 
 
Mr. Azim reported Phase One of the Decoto Pavement Overlay Project is from the 
bridge/creek up to 11th Street past Station Way and the tracks, and  the developer of The 
Station District, Lennar Homebuilders, will install a new traffic signal at 9th Street and 
Decoto Road and also install left turn pockets to accommodate future increases in traffic.  
He added the traffic signal at 7th Street will also be updated, and   as part of Phase Two, 
the City will pave the streets;  The deadline for the project is 2028. 
 
Vice Chairperson Romero asked about Special Areas, SA-1.B, Funding for Station District 
Public Improvements, and asked if the funding is secure for the entire project.   
 
Mr. Azim reiterated the City received $3 million as part of Safe Routes to BART, and   the 
City also had $3 million from Regional Measure 3 (RM3) funding and $1.73 million from 
the City’s local funds.  He stated there are enough funds to go out to bid for the at-grade 
crossing, and the City has an estimate for the main walkway into BART on the east side.  
He added that depending on how the bids are received, if too high they may have to find 
other funding sources for additional work;  If the bids are low there will be funds left over;  
Phase Two will include improvements at Decoto Road and Oakland Subdivision;   Union 
Pacific Railroad requires the City to make improvements as part of conditions of approval 
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for the at-grade crossing and the Oakland Subdivision, Decoto Road and I Street closure 
will be part of Phase Two. 
 
Vice Chairperson Romero asked about the Annual Element Progress Report, Housing 
element Implementation, HE-7.B, Partnerships to Address Homeless Needs (6th Cycle 
Housing Element) and asked for information on the count and what the City is doing to 
address the unhoused population. 
 
Mr. Farmer stated the comments will be referred to the Housing Manager. 
 
Vice Chairperson Romero asked of the status of new low-income housing to be built on 
Mission Boulevard between D and E Streets.   
 
Mr. Farmer understood the Vice Chair is referring to Lazuli Landing, an approved project 
in the Housing Element but which has some external funding issues.   He understood staff 
is working with various non-profits and with the funding to be put together prior to 
construction.   
 
Mr. Azim confirmed the Lazuli Landing Project was approved around two years ago.  
Recently the developer approached staff and the funding is now in place with the work to 
start soon.   
 
Vice Chairperson Romero referenced Centro de Servicios Resource Center which is 
located at 6th and H Streets and asked of the status of the project. 
 
Mr. Azim understood a portion of a new building will be dedicated to Centro de Servicios. 
 
Vice Chairperson Romero wants to know the status of Centro de Servicios’ plans to move 
to a new location.  He emphasized the importance of the resource center to the Decoto 
Road community and the desire for it to continue to provide services.      
 
Mr. Farmer noted the comments will be noted in the record.   
 
Vice Chairperson Romero again asked in the future when the annual reports are 
presented to the Planning Commission the people making the decisions also be present.   
 
PUBLIC COMMENTS OPENED  
 
There were no comments from the public.   
 
PUBLIC COMMENTS CLOSED  
 
Commissioner Guio thanked staff for the reports.  He understood the challenges and 
commented because of the Regional Housing Needs Allocation (RHNA), the City has to 
create a plan showing it has available properties that can be developed but everything 
boils down to funding and finances, and while the City sets the stage, it is up to builders 
to pencil out a project and make a project work.     

 
7. ECONOMIC DEVELOPMENT REPORTS:  None  
8. COMMISSION MATTERS  

 
A. Follow-Up on Planning Commission Referrals to the City Council   

 
Mr. Farmer reported on March 25, 2025 the City Council conducted the second reading 
by title and formally adopted an ordinance approving Zoning Text Amendments (AT-25-
001), to update the City’s regulations concerning Accessory Dwelling Units (ADUs) and 
Junior Accessory Dwelling Units (JADUs), for consistency with state law.   
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B. Upcoming Applications for the Regular Planning Commission Meeting on 

April 17, 2025   
 

Mr. Farmer reported the Planning Commission meeting of April 17, 2025 will include a 
discussion of the Planning Commission Bylaws with the meeting date to be confirmed later 
in the week to ensure staff and the Planning Commission have adequate time to present 
the item.   

 
9. GOOD OF THE ORDER   

 
Commissioner Guio reported an e-Waste Drop-Off event is scheduled at the James Logan 
High School parking lot on April 19, 2025 from 8:00 a.m. to 2:00 p.m.   
 
Vice Chairperson Romero again thanked staff for the comprehensive reports and for 
helping him to Chair the meeting.  He urged everyone to stay safe out there.   
 
10. ADJOURNMENT:   8:47 P.M.   



Agenda Item

ATTACHMENTS:
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Attachment 1 - Draft Planning Commission Resolution Resolution
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                                 Agenda Item 
 

DATE:   JUNE 5, 2025 

TO:    PLANNING COMMISSION 

FROM:  CARMELA CAMPBELL, ECONOMIC AND COMMUNITY 

DEVELOPMENT DIRECTOR 

SUBJECT:  UP-23-004, ASD-23-010 

LEGAL OWNER:  Gurpreet S. Buttar  

REQUEST:  Use Permit (UP-23-004) and Administrative Site Development 

Review (ASD-23-010) approval to construct an approximately 4,230 

square-foot, two-story residence with an attached 1,039 square-foot 

garage, on a vacant lot located at 467 Riviera Drive  

LOCATION:  467 Riviera Drive (APN 087 -0096-017-00) 

SIZE OF PARCEL: 57,858 square feet (1.328 acres) 

GENERAL PLAN:  Residential (3 - 6 du/ac)  

ZONING:  RS 6000-H 

SURROUNDING LAND USES: 

Table 1 – Surrounding Land Uses 

Location 
General Plan 

Designation 

Zoning 

District 
Land Use 

North Residential (3 - 6 du/ac) RS 6000-H Single-family Residence 

South Residential (3 - 6 du/ac) RS 6000-H Vacant Land 

East Residential (3 - 6 du/ac) RS 6000-H Vacant Land 

West Residential (3 - 6 du/ac) RS 6000-H Single-family Residence 

ENVIRONMENTAL ASSESSMENT:  

Staff is recommending this project be considered categorically exempt from the California 

Environmental Quality Act (CEQA) under Section 15303, New Construction or 

Conversion of Small Structures, of the CEQA Guidelines.  

 

 

 



PC Staff Report - UP-23-004, ASD-23-010 

467 Riviera Drive 

 Page 2 

 

LOCATION MAPS: 

 

 

 

 

 

Figure 2 – Location Map of 467 Riviera Drive 
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Figure 1 – Zoning Map of 467 Riviera Drive 
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I. BACKGROUND & PROPOSAL 

The property owner, Gurpreet S. Buttar, is seeking Use Permit (UP-23-004) and 

Administrative Site Development Review (ASD-23-010) approvals to construct a new 

4,230 square-foot, two-story residence with an attached 1,039 square-foot garage, on a 

57,858 square-foot (1.328 acres) lot that is currently vacant.  

The applicant also plans to construct an attached accessory dwelling unit (ADU) to the 

proposed residence. The ADU requires only ministerial approval through the Building 

Permit process and is therefore not subject to discretionary review or approval by the 

Planning Commission. The ADU shown on the plans is for reference purposes only. The 

project plans are included as Exhibit A.  

The subject property is located at 467 Riviera Drive. The project site has a zoning 

designation of RS 6000-H and is located in a cul-de-sac in the Seven Hills neighborhood. 

The property is Lot 17 of Tract 4945. The subdivision creating Tract 4945 was approved 

in 1982 and the lots were subsequently sold and developed in the 1980s/1990s timeframe 

by separate owners. The subject property is the last remaining undeveloped parcel along 

Riviera Drive within the tract. The lot is situated on a hillside that exhibits a gradual incline, 

increasing in steepness toward the eastern boundary (i.e., rear of the lot). The vacant lot 

is characterized by natural vegetation, including tall grasses and several mature trees 

and shrubs. There is a small cluster of native shrubs near the front (western portion) of 

the lot, and a cluster of trees located toward the rear (eastern boundary). Additionally, a 

single mature tree is located near the northwest corner of the property. No trees are 

proposed for removal. 

The lot slopes downward from southeast to northwest, with the rear half of the site 

containing slopes between 25 and 50 percent. As a condition of approval for the Final 

Map of Tract 4945, this portion of the lot was placed under an open space easement. The 

open space easement is appurtenant to several parcels within the subdivision that are 

adjacent to the undeveloped, steep hillsides above the neighborhood.  

Property owners are responsible for maintaining the portion of the easement that lies 

within their respective parcels. Per notes from the Final Map for Tract 4945, the open 

space easement “shall be maintained in its natural state and shall not be built upon, 

planted, graded or irrigated in any manner whatever” and that “a perpetually maintained 

fence shall be installed by owner.” The submitted plans show a fence in this general 

location.   
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II. PROJECT ANALYSIS  

A. Permit Requirements    

Per Union City Municipal Code (UCMC) Section 18.96.030, Use Permit (UP) approval is 

required for new construction in the Hillside Combining (-H) District to allow a case-by-

case analysis of each development proposal. Administrative Site Development Review 

(ASD) approval is required for the development of the new residence, per UCMC Section 

18.72.030.B. 

As described above, a proposed, attached ADU is shown in the project plans for 

informational purposes only since the ADU is not subject to discretionary review. 

B. Hillside Area Plan  

Development of all areas of the City lying north and east of Mission Boulevard (the 

“Hillside Area”) is governed by the Hillside Area Plan. The proposed project is located on 

property that the Hillside Area Plan designates as “Existing Development.” Development 

in areas designated as “Existing Development” are not subject to the development 

policies of the Hillside Area Plan, including policies regarding visibility.  

C. Project Design and Development Standards Compliance 

Compliance with the RS 6000 District 

The base zoning district of the project site is RS 6000. Table 2, below, compares how the 

project complies with or exceeds the relevant development standards of Chapter 18.32, 

Residential Districts, and other applicable Code requirements. A more in-depth 

discussion on project design follows.  

Table 2 - Development Standards 

Development Regulation Required Projects Provides Complies? 

Front Setback  20 feet (min) 20 feet Yes 

Side Setback (right) 10 feet (max) * 11 +/- feet Yes 

Side Setback (left) 10 feet (max)* 15 feet Yes 

Rear Setback (south) 20 feet (min) 217 feet** Yes 

Height 30 feet (max) 28.3 feet*** Yes 

Lot Coverage 50 percent 

(max) 

8.6 percent Yes 

Parking 2 covered and 

enclosed 

spaces 

3 side by side 

spaces and the 

potential for 2 

additional tandem 

spaces 

Yes 
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* Per §18.32.100, Side yards, of the Zoning Ordinance, the minimum side yard for residential uses shall be 10% of the 

width of the site; provided, that a side yard of not more than 10 feet shall be required and a side yard of not less than 

five feet shall be permitted.  

**The closest and farthest point from the residential structure to the boundary of the Open Space Easement is 

approximately 25 feet and 78 feet, respectively. 

***The height was measured from the lowest grade at the residential footprint, which is the garage slab to the highest 

point. 

Architecture 

The siting of the proposed residence has been designed to blend in with the natural 

features and topography of the site. The project is consistent with all applicable criteria 

per UCMC Section 18.32.125, Design Criteria. The proposed design addresses the 

requirement of a combination of at least three materials and colors. The stone veneer 

covered entry covers an 88 square-foot front porch and the stone veneer above the entry 

spans the total height of the residence and is flush with the second story. The primary 

exterior material of the residence is stucco. The trim, garage color and slate-tiled roof will 

contrast with the lighter color of the body of the residence.    

The proposed residence incorporates a contemporary design. The second story is inset 

to reduce perceived visual bulk and massing on all elevations and will feature a balcony 

enclosed on three sides. The proposed residence will also feature an attached, 1,608 

square-foot rear deck, which is set back 15 feet from the side lot line in compliance with 

UCMC Section 18.32.045.   

Floor Plans 

The first story will consist of approximately 630 square feet of habitable area and will 

include an entry corridor, powder room, hallway access to the garage, and a staircase to 

the second floor. The garage will be attached to this story and will measure approximately 

1,039 square feet.  

The 3,600 square-foot second story will accommodate the principal living area, including 

a prayer room and hallway leading to two bedrooms with their own bathrooms, as well as 

laundry and powder rooms. The family room will provide primary access to the outdoor 

rear deck. The dining area and kitchen will be located off the family room. A smaller dining 

area will be located off of the kitchen and main dining area and will access a pantry and 

spice room on either side. The spice room will provide an access door to the rear deck.  

On the right at the top of the staircase will be a living area and master bedroom with a 

master bathroom, walk-in closet, and sliding door access to the street-facing balcony. 

 

Compliance with the Hillside Combining District 

In addition to Chapter 18.32 Residential Districts, the project is subject to UCMC Chapter 

18.96, Hillside Combining District due to the site being located in the Hillside Combining 

https://ecode360.com/43314245#43314362
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(-H) District. The purpose of the Hillside Combining District, in part, is to ensure that 

development in the Hillside area of the City occurs in a manner consistent with applicable 

policies of the open space, scenic, and seismic safety and safety elements of the General 

Plan and that development design responds to the topographic characteristics of the site.  

Consistent with these provisions, the design of the proposed residence responds to the 

topographic characteristics of the parcel by siting the residence in the less steep portion 

of the site.  The existing open space easement will ensure the majority of the site remains 

in its natural state. 

Grading and Drainage Improvements 

Development in the Hillside Combining District also requires concurrent approval of 

Grading & Drainage plans to ensure that modification to the site topography meets the 

grading guidelines listed in UCMC Section 18.96.065. A preliminary grading and drainage 

plan, labeled Sheet C2, is included in the attached project plans (Exhibit A). The onsite 

grading includes 312 cubic yards of cut and 167 cubic yards of fill.  The excess dirt, 

totaling 145 cubic yards of material, will be disposed of at an approved facility.  The three 

retaining walls, supported by piers, will be constructed along the rear of the first story, 

rear of the second story, and rear of the deck, measuring 7 feet 11 inches, 2 feet, and 5 

feet 6 inches, in height, respectively. 

See below for an overview of how the proposed grading complies with the grading 

guidelines included in Section 18.96.065: 

A. Site grading should generally be limited to areas within the building footprint, under 

access roads and driveways, and where necessary due to unusual site conditions such 

as landslides.  

Grading will occur within the building footprint and driveway area. 

B. Buildings and roads should generally follow contours. On sloping sites, buildings 

should have multiple levels and be dug into and stepping down the hill. 

The residence steps down with the natural topography of the site and utilizes retaining 

walls to minimize grading. See Sheet A11 for a cross-section of the proposed residence.  

C. Where grading occurs, new slopes should be configured to retain the natural character 

of the site. New contour lines should be rounded to mimic natural contours. Graded slopes 

should undulate and should not result in flat planes. 

The proposed residence has been sited to take advantage of the site’s more level 

topography and less steep elevations, thereby minimizing grading and respecting the 

site’s natural contours. 

D. No artificial slope shall exceed the naturally occurring slopes in its immediate vicinity 

or a slope of 3:1, whichever is greater. 
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All artificial slopes will be less than the naturally occurring slopes in their immediate 

vicinity or a maximum slope of 3:1. 

E. Graded areas shall be feathered so that there are no abrupt transitions between flat 

areas and graded slopes, or between graded and ungraded areas. 

The project is conditioned to require that graded areas will be feathered to blend cut and 

fill slopes into the natural landscape, avoiding hard edges or sharp angles. Transitions 

between flat and graded areas will be gradual. See Condition #25. 

F. Graded slopes shall be revegetated with native species found in similar natural areas 

of the Hillside area.  

Graded slopes are required to be revegetated with species that are native to the Hillside 

area. See Condition of Approval #8. 

Landscaping  

See the landscape plan on Sheet L1 of Exhibit A for the location, sizes and species of the 

proposed landscaping. The landscaping would be irrigated with drip irrigation. Per 

Condition of Approval #8, prior to issuance of building permits, the property owner is 

required to provide a final landscape plan, prepared by a licensed landscape architect 

that is consistent with applicable provisions listed in Chapter 118.12, Water Efficient 

Landscape Ordinance, and the Landscape Standards Policy Statement.  

Utilities 

The fire hydrant closest to the lot does not currently provide the necessary water pressure 

required for firefighting purposes. To address this issue, the project proposes to install a 

new hydrant, which will be served from extension of an existing high-pressure water line 

located in the vicinity of the project site. This approach is acceptable to the Alameda 

County Fire Department and Alameda County Water District. See plans for the new high-

pressure line and hydrant on Sheet A4 in Exhibit A. 

Consistency with the General Plan  

The project is generally consistent with the subject property's General Plan designation 

of Residential (3-6 du/ac), which allows single-family detached residences. The proposed 

development also aligns with the following General Plan policies: 

• LU-1.2: Promote infill and enhance Neighborhoods. The project provides a new 

two-story residence on a currently vacant lot. The project offers a well-designed 

building and landscaping which will enhance the visual quality and residential 

character of the surrounding neighborhood. The project will also improve water 

infrastructure that will be beneficial for the surrounding neighborhood in fighting 

fires.  
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• LU-4.6 Appropriate Scale and Massing. The project has been designed to protect 

neighborhood character by complying with applicable design standards that 

include requirements for wall shifts, changes in material types, and second-story 

insets. The proposed residence is similar in scale and massing to surrounding 

single-family residences, which range in size from approximately 2,771 to 4,347 

square feet (excluding garage square footage) on lots which range in size between 

22,423 and 37,095 square feet.  

Hillside Combining (-H) District  

Section 18.96.070 of the Hillside Combining (-H) District includes the following 

development aspects for Planning Commission consideration of Administrative Site 

Development Review. 

 

A. Adequacy of access. 

 

The site takes access directly from the existing driveway off Riviera Drive which is a public 

road.  

 

B. Proposed siting of buildings in relation to the topographic characteristics of the site. 

The proposed development should avoid and maintain major topographic features of the 

site such as ridgelines and knolls in their natural states. 

The proposed residence is located along the lower portion of the site with relatively flatter 

topography and would not impact any major topographic characteristics such as 

ridgelines or steep slopes. 

C. Proposed overall development design in terms of response to the visual sensitivity of 

the site. Major visual features of the site such as specimen trees and rock outcroppings 

should be maintained and incorporated into the development proposal where appropriate. 

Development rights should be transferred from areas with these features to other portions 

of the site. 

 

The project is proposed within an existing single-family residential neighborhood. A 

portion of the site is encumbered by an open space easement, which requires it to be left 

in a natural state.  There are no specimen trees or rock outcroppings impacted by the 

proposed development.   

 

D. Relationship between proposed architectural treatment, site characteristics, and visual 

sensitivity of the area. Structures and site improvements should be designed to blend with 

and take advantage of the topography and visual resources of the site. 
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The proposed residence has been designed to blend in and take advantage of the 

topography of the site. The proposed residence is articulated and provides insets to help 

reduce perceived visual bulk and massing. The residence has been sited along the lot 

frontage, which minimizes visual impacts to the remainder of the site.  

 

D. Noticing & Communication 

Consistent with State law noticing requirements, public hearing notices were posted in 

the Argus newspaper on May 23, 2025, and were mailed to neighbors within 300 feet of 

the project site boundary on the same date.  Staff has not received any public feedback 

regarding the project. 

E. Conclusion  

The City's Development Review Committee reviewed the proposal and recommended 

that the Planning Commission approve UP-23-004 and ASD-23-010, subject to 

conditions, making the specific findings listed in Section III, in support of the approval. It 

is further recommended that the Planning Commission adopt the attached Resolution 

confirming this action, which includes the draft findings and conditions of approval.  

III. REQUIRED FINDINGS 

Use Permit  

Per Section 18.56.060 of the Zoning Ordinance, all of the following findings are required 

for approval of a use permit: 

1. That the proposed location of the conditional use is in accord with the purposes of 

this title and the purposes of the district in which the site is located; and 

2. That the proposed location of the conditional use and the conditions under which 

it would be operated or maintained will not be detrimental to the public health, 

safety or welfare, or materially injurious to properties or improvements in the 

vicinity; and 

3. That the proposed conditional use is consistent with the General Plan, any specific 

plans applicable, and will comply with each of the applicable provisions of this Title 

18.  

Administrative Site Development Review 

Per Section 18.72.070 of the Zoning Ordinance, all of the following findings are required 

for approval of an administrative site development review.  

1. Approval of this application is consistent with the General Plan and any applicable 

specific plans; and 
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2. Approval of this application is consistent with the purposes of Title 18 and the 

requirements of the RS 6000-H zoning district; and 

3. Approval of this application is consistent with the purpose of administrative site 

development review as outlined in Section 18.72.010.  

IV. ALTERNATIVES 

1. Approval of Use Permit (UP-23-004) and Administrative Site Development (ASD-

23-010) as proposed; 

2. Approval of Use Permit (UP-23-004) and Administrative Site Development (ASD-

23-010) with modified conditions;  

3. Denial of Use Permit (UP-23-004) and Administrative Site Development (ASD-23-

010) with stated findings; or 

4. Continue the matter for further consideration.  

V. RECOMMENDATION 

Staff recommends that the Planning Commission approve Use Permit (UP-23-004) and 

Administrative Site Development (ASD-23-010) and adopt the attached Resolution 

confirming this action. 

Prepared by 

Natalie Dean, Associate Planner 

Attachments 

Attachment 1: Draft Planning Commission Resolution    

Exhibit A: Project Plans 



PLANNING COMMISSION RESOLUTION NUMBER # XX-25 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF UNION CITY 

APPROVING USE PERMIT (UP-23-004) AND ADMINISTRATIVE SITE 

DEVELOPMENT REVIEW (ASD-23-010) TO CONSTRUCT AN APPROXIMATELY 

4,230 SQUARE-FOOT, TWO-STORY RESIDENCE WITH AN ATTACHED 1,039 

SQUARE-FOOT GARAGE ON A VACANT LOT LOCATED AT 467 RIVIERA DRIVE 

WHEREAS, Gurpreet S. Buttar, property owner, is requesting Use Permit (UP-23-

004) and Administrative Site Development Review (ASD-23-010) approvals to construct

an approximately 4,230 square-foot, two-story residence with an attached 1,039 square-

foot garage on a 57,858 square-foot vacant lot; and

WHEREAS, the project site is located at 467 Riviera Drive (APN 087 -0096-017-

00); and 

WHEREAS, the project site has a General Plan designation of Residential (3 - 6 

du/ac) and a Zoning designation of RS 6000-H (Single-Family Residential, Minimum Lot 

Size 6000 Square Feet, Hillside Combining District); and 

WHEREAS, the project plans are labeled Exhibit A, attached hereto and made a 

part hereof; and 

WHEREAS, pursuant to Section 65905 of the Government Code, a duly advertised 

public hearing was held before the Planning Commission of the City of Union City on June 

5, 2025, to consider the application and at which time all interested parties had the 

opportunity to be heard. The Planning Commission considered a staff report dated June 

5, 2025, and all written and oral testimony before making a decision on the project. 

NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the City 

of Union City does hereby find as follows:  

California Environmental Quality Act 

1. The project is categorically exempt from the California Environmental Quality Act

(CEQA) under Section 15303, New Construction or Conversion of Small Structures,

of the CEQA Guidelines; and

Use Permit 

2. The proposed location of the conditional use is in accord with the purposes of Title 18

and the purposes of the RS 6000-H Zoning District. The proposed location of the use

is in accord with Title 18, which seeks to promote and protect the public health, safety,

morals, comfort, convenience and the general welfare of the people, to protect the

character and maintain the stability of residential areas within the City, and to promote

the orderly and beneficial development of such areas. The design of the residence will

enhance the have second story insets, wall shifts, and variations in color and materials

to break up scale and massing and addressing potential impacts to neighborhood

Attachment 1
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character. The location of the project is in accord with the purpose of the Hillside 

Combining (-H) district, which seeks, in part, to ensure that development in the Hillside 

area of the City occurs in a manner consistent with applicable policies of the open 

space, scenic, and seismic safety and safety elements of the General Plan and that 

development design responds to the topographic characteristics of the site, The 

design of the proposed residence responds to the topographic characteristics of the 

parcel by siting the residence in the less steep portion of the site.  The existing open 

space easement, comprising the majority of the site, will ensure the majority of the site 

remains in its natural state; and 

3. The proposed location of the conditional use and the conditions under which it would

be operated or maintained will not be detrimental to the public health, safety or welfare,

or materially injurious to properties or improvements in the vicinity. The project site is

within an existing, developed residential neighborhood. Also, as required to meet the

service needs of the project, the applicant is providing new water infrastructure to

adequately serve the firefighting requirements for the proposed residence that will also

benefit adjacent and nearby residents in the neighborhood; and

4. The proposed conditional use is consistent with the General Plan, any applicable

specific plans, and will comply with each of the applicable provisions of Title 18. The

proposed project site is designated for residential use under the Union City General

Plan, permitting a density of three to six dwelling units per gross acre and is consistent

with the following General Plan policies:

• LU-1.2: Promote infill and enhance Neighborhoods. The project provides a new

two-story residence on a currently vacant lot. The project offers a well-designed

building and landscaping which will enhance the visual quality and residential

character of the surrounding neighborhood. LU-4.6 Appropriate Scale and

Massing. The project has been designed to protect neighborhood character

consistent with design criteria that include requirements for wall shifts, changes in

material types, insets to second stories so that the development provides

appropriate scale and massing.  The surrounding single-family residences range

in size from approximately 2,771 to 4,347 square feet on lots ranging between

22,423 and 37,095 square feet; therefore, the size of the proposed residence is

consistent and appropriate with the scale and massing of surrounding residences.

• The land use designation is further supported by the Hillside Area Plan, which

mandates residential development within the Hillside Area comply with standards

set forth in the Hillside Combining (-H) District of Title 18; the project has been

designed according to the geotechnical reports and requirements for grading and

blending with the sites topography The project also adheres to the development

standards in Title 18 of the Union City Municipal Code, including the RS 6000-H

Zoning District. to ensure consistency with the City's goals for orderly development,
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preservation of hillside character, promotion of the public’s general welfare, and 

standards of good design and appearance; and 

 

Administrative Site Development Review 

5. The approval of this application is consistent with the General Plan and any applicable 

specific plans. The application is consistent with the General Plan and Hillside Area 

Plan, which is referenced by the General Plan as the guide and regulations for hillside 

development. Both plans designate the project site as a residential use allowing three 

(3) to six (6) units per acre. The Hillside Area Plan requires residential development 

to be consistent with the Hillside Combining (-H) Zoning District (UCMC Section 

18.96). The Hillside Area Plan designates the project site as “Existing Development”, 

which is generally not subject to the development policies regarding visibility of the 

Hillside Area Plan; and  

6. The approval of this application is consistent with the purposes of Title 18 and the 

requirements of the RS 6000-H zoning district. The project, as conditioned, is 

consistent with the purpose of Title 18, which seeks to promote and protect the public 

health, safety, morals, comfort, convenience, and the general welfare of the people, 

to protect the character and maintain the stability of residential areas within the city, 

and to promote the orderly and beneficial development of such areas. The proposed 

project, as conditioned, complies with the relevant development standards of the RS 

6000-H District, and 

7. The approval of this application is consistent with the purpose of administrative site 

development review as outlined in Section 18.72.010, which seeks to promote orderly, 

attractive and harmonious development and the stability of land values and the 

general welfare, by preventing uses or the erection of structures having unsightly, 

undesirable or obnoxious qualities not properly related to their sites and traffic 

circulation, or which would not meet the specific intent clause or performance standard 

requirement of the zoning title. The project complies with the  Hillside Combining (-H) 

Zoning District by designing the residence so that grading is minimal and in accord 

with the recommendations of the Geologic And Soil Investigation Report .The project 

also meets the requirements of the RS 6000-H zoning district by providing a new two-

story residence with new landscaping on a vacant lot in an existing neighborhood. The 

residence will be designed to provide appropriate scale and massing to maintain 

neighborhood character and maximize privacy. 

BE IT FURTHER RESOLVED, that the Planning Commission of the City of Union City 

hereby approves Use Permit (UP-23-004) and Administrative Site Development Review 

(ASD-23-010), subject to the following conditions of approval.   

CONDITIONS OF APPROVAL 

PLANNING DIVISION   
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For additional information regarding, contact Natalie Dean, Associate Planner, 510-675-

5382, or email Natalied@unioncity.org. 

1. All actual site improvements shall be made and maintained with adherence to 

the plans in Exhibit A, except as they may be modified by other conditions of 

approval listed below.  

2. This application shall expire one year from the date of Planning Commission 

approval unless building permits have been issued and construction diligently 

pursued. 

3. The applicant and/or property owner shall include an annotated copy of the 

approved Planning Commission Resolution with each set of detailed 

construction plans submitted for plan check review. Notations to the plans shall 

be made to clearly indicate how all conditions of approval will be or have been 

complied with. Construction plans shall not be accepted without the annotated 

final conditions of approval included as a note sheet with each set of plans. 

4. The applicant and/or property owner shall apply for and take out all required 

building and fire permits prior to beginning any on-site work. Plans submitted 

to the Building Division and Fire Department must demonstrate compliance 

with all applicable local and State requirements. 

5. Plans submitted for Building Permit issuance shall show the proposed location 

of the mailbox for the residence subject to the standards of the United States 

Postal Service. 

6. The applicant and/or property owner shall be responsible for ensuring that all 

contractors and subcontractors have obtained a valid City of Union City 

business license for the duration of the project.  

Building Materials and Finishes  

7. Prior to the issuance of building permits, the applicant and/or property owner 

shall submit samples and details of color palettes and all exterior materials, 

including but not limited to roof materials, siding materials, trim materials, 

exterior doors and windows, and exterior lighting fixtures for review and 

approval by the Economic & Community Development Department. The color 

samples shall be provided in a binder with paint and material schemes along 

with full-size brush-outs as opposed to paint chips. Color swatches shall also 

be painted on the residence for review and approval by the Economic and 

Community Development Department prior to full painting. The applicant shall 

use an integral color coat for the final color coat on all stucco walls. Any future 

amendments or changes to the approved color or materials schemes shall be 

submitted to the Economic and Community Development Department for 

review and approval.  

8. Landscaping  

mailto:samuelf@unioncity.org
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9. Prior to the issuance of building permits, the applicant and/or property owner 

shall submit a final landscape package, which is consistent with the preliminary 

landscape package, and addresses “a” and “b” below. The landscape package 

shall also be consistent with Union City Municipal Code (UCMC) Chapter 

18.112, Water Efficient Landscape, and the Landscape Standards Policy 

Statement. The property owner shall be responsible for maintaining all irrigation 

and landscaping and shall replace any dead or dying vegetation on the entire 

site for the life of the project. The landscaping project shall be completed prior 

to issuance of a Certificate of Occupancy. Property owners and occupants shall 

be responsible for ongoing maintenance of required landscaping in accordance 

with the approved landscape plan for the life of the project. The final landscape 

plan may be subject to review and approval by the City’s consulting Landscape 

Architect. Additional fees for consultants’ review and inspection are required to 

be paid with the building permit fees. A final inspection of the installed 

landscaping and irrigation shall be completed prior to the issuance of the 

Certificate of Occupancy.      

a. Trees shall be 24” box size.  

b. Graded slopes are required to be revegetated with species that are native 

to the Hillside area. 

10. Plans submitted for building permit issuance shall show the placement and 

design of all proposed fencing and shall include height and design details of 

the fencing as measured from grade. Any fencing shall meet the requirements 

listed in UCMC Section 18.32.040, Walls, fences, and hedges. Any fencing 

measuring 7 feet or more requires a building permit.  

Fees  

11. Prior to issuance of building permit, the applicant/property owner shall pay all 

applicable fees, including the Affordable Housing In-Lieu Fee, Capital Facilities 

Fee, and Park Facilities Fee, that are in effect at the time of Building Permit 

issuance.  

12. Prior to issuance of building permits, the applicant and/or property owner shall 

pay the General Plan Cost Recovery Fee in effect at the time of Building Permit 

issuance. The current fee is $1.00 per $1,000.00 of construction valuation per 

City Council Resolution Number 3379-07.    

BUILDING DIVISION 

For additional information, contact Valerie Avendano, Building/Code Compliance 

Coordinator, 510-675-5384, or email at ValerieA@unioncity.org. 

13. A survey by a CA Licensed Surveyor is required prior to Building Permit 

issuance.  

mailto:ValerieA@unioncity.org
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14. Building permit plan submittal shall include calculations to justify the structural 

design. 

15. Building permit plan submittal for Retaining Walls 4 feet and higher shall include 

structural calculations. 

16. Note on plans submitted for building permits that the applicant/property owner 

shall maintain the property to be free of litter, weeds, debris, etc., both before 

and after issuance of building permits. Daily litter and debris collection rounds 

shall be conducted on the site and an adequate number of trash receptacles 

shall be provided to minimize litter accumulation.   

17. Note on plans submitted for building permits that the applicant/property owner 

shall comply with the Construction and Demolition Ordinance 576-01 to divert 

recyclable debris away from landfills. The applicant and/or property owner shall 

submit a completed Construction and Demolition Waste Management Plan with 

their application for a construction or demolition permit.   

18. Note on plans submitted for building permits that the applicant/property owner 

shall not locate construction debris boxes within the public right-of-way (ROW), 

driveways or on adjacent private properties.  

19. The project shall comply with the California Building and Fire Codes and current 

local ordinances in effect at the time of building permit submittal.   

FIRE DEPARTMENT 

For additional information, please contact Bonnie Terra, Division Chief, (510) 693-3436  

or email at Bonnie.Terra@acgov.org. 

20. Plans submitted for building permit issuance shall show that the building shall 

be equipped with a fire sprinkler system throughout. 

21. The public fire hydrant serving the property shall be upgraded to provide the 

required water flow for this project. The applicant shall work with Alameda 

County Water District (ACWD) on the connection of the hydrant to the ACWD 

high pressure line. This shall be done at the owners’ costs. 

22. The upgraded fire hydrant shall be in service prior to the start of vehicle 

combustible construction on the site. 

PUBLIC WORKS DEPARTMENT 

For additional information, contact Farooq Azim, City Engineer at 

FarooqA@unioncity.org. 

23. The applicant/property owner shall secure an encroachment permit from the 

Public Works Department for all work in the public right-of-way including utility 

trenches. The applicant shall be responsible for any repairs needed adjacent 

to the development, including paving, curbs and gutters, sidewalks, as required 

by the City Engineer. 

mailto:Bonnie.Terra@acgov.org
mailto:FarooqA@unioncity.org
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24. Prior to submittal of a building permit application, the applicant/property owner 

shall apply for a Grading Permit and submit a grading plan showing the existing 

and proposed grades. The existing grades to be shown shall also include those 

on the adjacent properties in the vicinity of the property lines. The grading plan 

shall show the proposed elevations along the perimeter of the lot, at the building 

pad, including at finished floor elevation, and along the drainage routes on the 

lot that show how the storm water is conveyed to the front of the property.  

25. Prior to Grading Permit issuance, the applicant/property owner shall pay a 

Grading Permit fee and post a bond based upon the amount of Cut and Fill 

shown on the grading plan.  

26. Submitted grading plans shall show graded areas feathered to blend cut and 

fill slopes into the natural landscape, avoiding hard edges or sharp angles. 

Transitions between flat and graded areas will be gradual. 

27. The applicant/property owner shall install all electrical and communications 

utilities underground and will work with pertinent utilities to get such services to 

the property.  

28. The applicant/property owner shall pay a Plan Check and Inspection fee, the 

amount of which shall be determined based upon a detailed engineer’s 

construction cost estimate acceptable to the City Engineer for all on-site civil 

work, including grading, storm drain system, retaining walls, utilities, concrete 

and fences, etc.  

29. The applicant/property owner shall pay a Traffic Signalization Fee in effect at 

the time of Grading Permit issuance. 

30. The applicant/property owner shall pay all Public Works Department fees, 

except Encroachment Permit fees, prior to the issuance of the Grading Permit.  

31. The applicant/property owner shall have a licensed Land Surveyor precisely 

locate and stake the proposed locations of the fence at the property lines along 

the two neighboring properties on either side of the lot.  

32. The applicant/property owner shall ensure that the storm drain system 

proposed around the structure, consisting of valley gutters, inlets and pipes is 

maintained properly in the long term, including the removal of mud, rocks and 

weeds, to allow it to function perpetuity, as designed.  

33. The applicant/property owner shall submit a Geotechnical Report with the 

Grading Permit submittal that will provide recommendations for constructing 

the foundation system for the new structure and any retaining walls on the lot. 

A supplement to the report shall also confirm the absence of any active fault 

line through the property. 
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34. The applicant/property owner shall ensure that the geotechnical engineer 

observes the work and can certify that all geotechnical aspects of the project 

were completed per the recommendations in the geotechnical report. 

35. The applicant/property owner shall ensure that the design makes provisions to 

collect and convey underground water from underneath the structure, which is 

a common occurrence in the hills, especially during and after the wet months. 

36. The applicant/property owner shall include a copy of these Public Works 

conditions on the approved grading plan.  

37. The applicant/property owner shall submit a signed and dated ‘Applicability of 

C.3 and C.6 Stormwater Requirements’ checklist demonstrating that the project 

meets the requirements of the Municipal Regional Stormwater Permit (MRP) 

for approval by City Staff.   

38. The applicant/property owner shall contact the Alameda County Water District, 

Engineering Department, at (510) 659-1970 to determine water service and 

permit requirements and contact Union Sanitary District at (510) 477-7500 to 

determine sewer service and permit requirements.   

39. The applicant/property owner shall ensure that construction activity on-site 

shall comply with UCMC Section 9.40.053, and is limited to the following hours:  

Monday through Friday  8:00 a.m. to 8:00 p.m. 

Saturday - 9:00 a.m. to 8:00 p.m. 

Sundays & Holidays - 10:00 a.m. to 6:00 p.m. 

Stormwater “During Construction” Best Management Practices 

40. The applicant/property owner shall ensure that all contractors, subcontractors 

and suppliers are aware of all current storm water pollution prevention 

measures and their implementation requirements.  

41. The applicant/property owner shall ensure that concrete/gunite supply trucks 

or concrete/plaster and finishing operations discharge washout water into a 

designated cleanout area that is designed to prevent pollutants from entering 

the storm water and/or sanitary sewer system.  

42. The applicant/property owner shall ensure that discharge restrictions shall also 

apply to the operation of general construction machinery including masonry 

cutting equipment, and the washing of tools, brushes, containers, etc. These 

operations shall not be performed in the street, gutter, or where pollutants can 

enter the storm water system. Failure to comply with the approved construction 

requirements will result in the issuance of correction notices, citations, or 

project stop work orders.  

43. The applicant/property owner shall install filter materials (sandbags, filter fabric, 

straw wattle, etc.) at the storm drain inlet nearest the downstream side of the 
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project site prior to start of work. Filter materials shall be maintained and/or 

replaced as necessary to ensure effectiveness and prevent street flooding. 

Filtered particles shall be disposed of in an appropriate manner based upon 

content.  

44. The applicant/property owner shall gather all construction debris on a regular 

basis and place it in a dumpster or other container, which is emptied or removed 

at a minimum on a weekly basis. When appropriate, tarp shall be used on the 

ground to collect falling debris, paint over-spray, etc. that could contribute to 

storm water pollution.  

45. The applicant/property owner shall ensure that trash enclosures and/or 

recycling containers, paved outdoor storage, staging, or lay down areas shall 

be designed and constructed to prevent pollutants from entering the storm drain 

system.  

46. The applicant/property owner shall create a contained and covered area on site 

for the storage of bags of cement, paints, flammables, oils, fertilizers, pesticides 

or any other materials used on the project site that have the potential of 

becoming a pollutant and/or being discharged to the storm drain system.  

47. The applicant/property owner shall ensure that dirt, gravel, debris and green 

waste shall be removed from the sidewalk, street pavement, and storm drains 

adjoining the project site. During wet weather, the applicant should avoid 

excavation and other activities that lead to pollutants entering storm water such 

as driving vehicles on unpaved areas, etc.  

ENVIRONMENTAL PROGRAMS  

For additional information, contact Andy Block, Environmental Programs Manager at 

AndyB@unioncity.org. 

48. The applicant/property owner is hereby advised that unauthorized discharge of 

any kind to the storm water system, which includes the streets and gutters, is 

prohibited, and that such discharges, whether intentional or not, are subject to 

penalties up to $20,000 per violation per day. This applies both to the 

construction phase and the operational phase. 
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I HEREBY CERTIFY that the foregoing resolution was introduced and adopted at a 

regular meeting of the Planning Commission of the City of Union City held on June 5, 

2025, by the following vote: 

 

AYES     

NOES     

ABSTAIN   

ABSENT    

MOVED:   

SECONDED:   

 

      APPROVED 

 

 

      _____________________________________ 

      SEYI MCLELLAND, CHAIRPERSON 

ATTEST: 

 

 

_______________________________ 

CARMELA CAMPBELL, SECRETARY 













































 
 
                                                                                   Desk Item 
 
 
DATE: JUNE 5, 2025 
 
TO:  PLANNING COMMISSION 
 
FROM: CARMELA CAMPBELL, ECONOMIC AND COMMUNITY 

DEVELOPMENT DIRECTOR 

SUBJECT:  UP-23-004, ASD-23-010 

Staff received questions/comments from Commissioner Lew regarding the project. The 
following are the questions received and staff responses (in red italics).  

Commissioner Lew Comments 

1. Staff report, page 3, 3rd para., last sentence states “no trees are proposed for 
removal.” However, Exhibit A, Drawing C2, indicates an existing tree located adjacent 
to Lot 18 is to be removed and disposed of off site. Please clarify whether the tree 
indicated in Drawing C2 will be removed and correct any discrepancies between the 
staff report and Exhibit A regarding this matter. 

Comment noted.  There was some confusion as the plan set was not internally 
consistent on this issue. One tree is proposed for removal as detailed on Sheet C2. 
Removal of trees in the City, whether or not a part of a discretionary project approval, 
are subject to Section 12.16.170, Tree Conservation, of the Union City Municipal 
Code(UCMC). , which requires issuance of a tree removal permit if the tree meets the 
criteria for protected trees. The Public Works Department issues these permits. In 
response, staff updated the draft resolution to include the following condition of 
approval:  

“ 37. The applicant/property owner shall indicate the species, number and size 
(trunk diameter at breast height, DBH (4.5’ from the ground)) of each 
existing tree to be removed on the Civil or landscape plans. Depending 
upon the quality, size and number of trees being removed, a tree 
replacement in-lieu fee may be required.” 

2. Staff report, page 3, 4th para., there is a reference to “a condition of approval for the 
Final Map of Tract 4945” and a “portion of the lot…placed under an open space 
easement.” In reviewing Attachment 1, I was unable to find a condition of approval 
referring to Final Map of Tract 4945 and an open space easement. Please clarify the 
reference in the staff report and correct any omissions in Attachment 1. 

 The reference to a condition of approval associated with the Final Map for Tract 4945 
pertains to a prior entitlement action related to the original subdivision of which the lot 



 
 
 

of the project site is a part and is not within the purview of the Planning Commission 
for the current action. This reference is provided for contextual purposes only and is 
not part of the current request under consideration for Use Permit (UP-23-004) and 
Administrative Site Development Review (ASD-23-010). 

The Final Map for Tract 4945 includes recorded notes and requirements that govern 
maintenance of the Open Space easement such as the obligation to preserve the open 
space easement in its natural condition and maintain the boundary fencing adjacent to 
the easement.  These requirements are already legally binding and enforceable 
through the recorded Final Map, and as such, restating them as conditions of approval 
for the current application would be duplicative and unnecessary. 

Accordingly, no additional conditions related to the maintenance of the open space 
easement are proposed as part of this action. 

See the Final Map for Tract 4945, which includes notes regarding the open space 
easement on sheet 1, attached.  

3. Staff report, page 3, 5th para., there is a reference to “notes from the Final Map for 
Tract 4945” regarding the open space easement. My packet does not contain a copy 
of the Final Map for Tract 4945, nor were any notes regarding the tract map provided. 
Please provide me with copies of the tract map and notes so I can complete my review 
in preparation for the meeting on June 5. 

See Desk Item #2 response above.   

4. Regarding the open space easement shown in several of the drawings in Exhibit A, 
please note that there are no conditions in Attachment 1 to provide for fire prevention 
maintenance of this easement. Is this type of maintenance needed to prevent fires 
during dry months? Please address this matter. 

 No condition of approval for the project is included in Exhibit A. Fire Prevention 
maintenance activities are addressed in Chapter 7.08 Weed Abatement, of the UCMC, 
which requires property owners to maintain their property free of weeds and includes 
a process the City can go through to abate should a property owner not keep their 
property maintained.  

5. Staff report, page 7, Item #F, the reference to “Condition of Approval #8” should be 
corrected to “Condition of Approval #9b.” (The section title for Landscaping was 
erroneously numbered 8.) 

Comment noted. Due to the facts that this is a public hearing and the staff report has 
already been published, staff will not be able to make any changes to the staff report. 
The draft Resolution (attached) has been revised to correct the numbering of the 
section title for Landscaping. Condition of Approval #8 will remain as the condition of 
approval referencing requirements for landscaping.  

6. Staff report, page 7, Landscaping section, the reference to “Condition of Approval 
#8” should be corrected to “Condition of Approval #9.” In addition, Condition of 
Approval #9 in Attachment 1 does not specifically state a requirement that the final 



 
 
 

landscaping plan be prepared by a licensed landscape architect. Please explain this 
omission and make any necessary corrections in the staff report and Attachment 1. 

See response in Desk Item #5. Also, the Condition of Approval #8 (as listed in the 
Resolution) has been revised to include the requirement that the landscape package 
be prepared by a licensed landscape architect as follows:  

“8. Prior to the issuance of building permits, the applicant and/or property 
owner shall submit a final landscape package, which is consistent with 
the preliminary landscape package, and addresses “a” and “b” below. 
The landscape package shall be prepared by a licensed landscape 
architect that is consistent with Union City Municipal Code (UCMC) 
Chapter 18.112, Water Efficient Landscape, and the Landscape 
Standards Policy Statement. The property owner shall be responsible 
for maintaining all irrigation and landscaping and shall replace any dead 
or dying vegetation on the entire site for the life of the project. The 
landscaping project shall be completed prior to issuance of a Certificate 
of Occupancy. Property owners and occupants shall be responsible for 
ongoing maintenance of required landscaping in accordance with the 
approved landscape plan for the life of the project. The final landscape 
plan may be subject to review and approval by the City’s consulting 
Landscape Architect. Additional fees for consultants’ review and 
inspection are required to be paid with the building permit fees. A final 
inspection of the installed landscaping and irrigation shall be completed 
prior to the issuance of the Certificate of Occupancy.      

a. Trees shall be 24” box size.  

b. Graded slopes are required to be revegetated with species that are native 
to the Hillside area.” 

 7. Staff report, page 7, Utilities section, the second sentence states “the project 
proposes to install a new hydrant….” This statement conflicts with Conditions of 
Approval #21 and #22 in Attachment 1, which refer to an upgraded fire hydrant. In 
addition, a new hydrant does not appear in Exhibit A. Please explain this discrepancy 
and make any necessary corrections in the staff report and Attachment 1. 

To clarify, a new high-pressure hydrant will replace an existing hydrant, which will be 
served from an existing high-pressure water line, as depicted on Sheet A4 of Exhibit 
A. Fire Department staff when drafting their conditions summarized this as  an 
“upgrade” to the fire hydrant.  

8. The staff report, Attachment 1 and Exhibit A do not address requirements for the 
placement of trash enclosures (with the exception of Condition of Approval #45)  for 
the primary residence and the ADU. Please explain. 



 
 
 

Condition of Approval #45 refers to the use of trash and recycling containers during 
construction. There is no requirement that new single-family residences install a trash 
enclosure. The requirement for new enclosures only applies to new multi-family 
residential and nonresidential projects.   

9. Staff report, page 8, regarding the listed development aspects numbered A through 
D, was a visual analysis prepared for the proposed development as described in Title 
18, section 18.96.070? If so, can it be provided to the planning commissioners for 
review at the meeting on June 5? 

Section 18.96.070 states “the Director may require that a visual analysis prepared by 
a qualified professional in the field and/or a scale model of the proposed development 
be submitted for Planning Commission review.“  Due to the fact that this is an infill 
project located in a developed single-family neighborhood, the ECD Director did not 
require a visual analysis.   

10. Please ensure that all changes and corrections are made to Attachment 1 before 
the document is submitted to the chairperson for signature. 

Attached is an updated draft Resolution, which includes the proposed updates to the 
draft conditions of approval.    



   
 

   
 

PLANNING COMMISSION RESOLUTION NUMBER # XX-25 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF UNION CITY 
APPROVING USE PERMIT (UP-23-004) AND ADMINISTRATIVE SITE 

DEVELOPMENT REVIEW (ASD-23-010) TO CONSTRUCT AN APPROXIMATELY 
4,230 SQUARE-FOOT, TWO-STORY RESIDENCE WITH AN ATTACHED 1,039 

SQUARE-FOOT GARAGE ON A VACANT LOT LOCATED AT 467 RIVIERA DRIVE 

WHEREAS, Gurpreet S. Buttar, property owner, is requesting Use Permit (UP-23-
004) and Administrative Site Development Review (ASD-23-010) approvals to construct 
an approximately 4,230 square-foot, two-story residence with an attached 1,039 square-
foot garage on a 57,858 square-foot vacant lot; and  

WHEREAS, the project site is located at 467 Riviera Drive (APN 087 -0096-017-
00); and 

WHEREAS, the project site has a General Plan designation of Residential (3 - 6 
du/ac) and a Zoning designation of RS 6000-H (Single-Family Residential, Minimum Lot 
Size 6000 Square Feet, Hillside Combining District); and 

WHEREAS, the project plans are labeled Exhibit A, attached hereto and made a 
part hereof; and 

WHEREAS, pursuant to Section 65905 of the Government Code, a duly advertised 
public hearing was held before the Planning Commission of the City of Union City on June 
5, 2025, to consider the application and at which time all interested parties had the 
opportunity to be heard. The Planning Commission considered a staff report dated June 
5, 2025, and all written and oral testimony before making a decision on the project. 

NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the City 
of Union City does hereby find as follows:  

California Environmental Quality Act 

1. The project is categorically exempt from the California Environmental Quality Act 
(CEQA) under Section 15303, New Construction or Conversion of Small Structures, 
of the CEQA Guidelines; and 

Use Permit 

2. The proposed location of the conditional use is in accord with the purposes of Title 18 
and the purposes of the RS 6000-H Zoning District. The proposed location of the use 
is in accord with Title 18, which seeks to promote and protect the public health, safety, 
morals, comfort, convenience and the general welfare of the people, to protect the 
character and maintain the stability of residential areas within the City, and to promote 
the orderly and beneficial development of such areas. The design of the residence will 
enhance the have second story insets, wall shifts, and variations in color and materials 
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to break up scale and massing and addressing potential impacts to neighborhood 
character. The location of the project is in accord with the purpose of the Hillside 
Combining (-H) district, which seeks, in part, to ensure that development in the Hillside 
area of the City occurs in a manner consistent with applicable policies of the open 
space, scenic, and seismic safety and safety elements of the General Plan and that 
development design responds to the topographic characteristics of the site, The 
design of the proposed residence responds to the topographic characteristics of the 
parcel by siting the residence in the less steep portion of the site.  The existing open 
space easement, comprising the majority of the site, will ensure the majority of the site 
remains in its natural state; and 

3. The proposed location of the conditional use and the conditions under which it would 
be operated or maintained will not be detrimental to the public health, safety or welfare, 
or materially injurious to properties or improvements in the vicinity. The project site is 
within an existing, developed residential neighborhood. Also, as required to meet the 
service needs of the project, the applicant is providing new water infrastructure to 
adequately serve the firefighting requirements for the proposed residence that will also 
benefit adjacent and nearby residents in the neighborhood; and  

4. The proposed conditional use is consistent with the General Plan, any applicable 
specific plans, and will comply with each of the applicable provisions of Title 18. The 
proposed project site is designated for residential use under the Union City General 
Plan, permitting a density of three to six dwelling units per gross acre and is consistent 
with the following General Plan policies:  

• LU-1.2: Promote infill and enhance Neighborhoods. The project provides a new 
two-story residence on a currently vacant lot. The project offers a well-designed 
building and landscaping which will enhance the visual quality and residential 
character of the surrounding neighborhood. LU-4.6 Appropriate Scale and 
Massing. The project has been designed to protect neighborhood character 
consistent with design criteria that include requirements for wall shifts, changes in 
material types, insets to second stories so that the development provides 
appropriate scale and massing.  The surrounding single-family residences range 
in size from approximately 2,771 to 4,347 square feet on lots ranging between 
22,423 and 37,095 square feet; therefore, the size of the proposed residence is 
consistent and appropriate with the scale and massing of surrounding residences.   

• The land use designation is further supported by the Hillside Area Plan, which 
mandates residential development within the Hillside Area comply with standards 
set forth in the Hillside Combining (-H) District of Title 18; the project has been 
designed according to the geotechnical reports and requirements for grading and 
blending with the sites topography The project also adheres to the development 
standards in Title 18 of the Union City Municipal Code, including the RS 6000-H 
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Zoning District. to ensure consistency with the City's goals for orderly development, 
preservation of hillside character, promotion of the public’s general welfare, and 
standards of good design and appearance; and 

 
Administrative Site Development Review 
5. The approval of this application is consistent with the General Plan and any applicable 

specific plans. The application is consistent with the General Plan and Hillside Area 
Plan, which is referenced by the General Plan as the guide and regulations for hillside 
development. Both plans designate the project site as a residential use allowing three 
(3) to six (6) units per acre. The Hillside Area Plan requires residential development 
to be consistent with the Hillside Combining (-H) Zoning District (UCMC Section 
18.96). The Hillside Area Plan designates the project site as “Existing Development”, 
which is generally not subject to the development policies regarding visibility of the 
Hillside Area Plan; and  

6. The approval of this application is consistent with the purposes of Title 18 and the 
requirements of the RS 6000-H zoning district. The project, as conditioned, is 
consistent with the purpose of Title 18, which seeks to promote and protect the public 
health, safety, morals, comfort, convenience, and the general welfare of the people, 
to protect the character and maintain the stability of residential areas within the city, 
and to promote the orderly and beneficial development of such areas. The proposed 
project, as conditioned, complies with the relevant development standards of the RS 
6000-H District, and 

7. The approval of this application is consistent with the purpose of administrative site 
development review as outlined in Section 18.72.010, which seeks to promote orderly, 
attractive and harmonious development and the stability of land values and the 
general welfare, by preventing uses or the erection of structures having unsightly, 
undesirable or obnoxious qualities not properly related to their sites and traffic 
circulation, or which would not meet the specific intent clause or performance standard 
requirement of the zoning title. The project complies with the  Hillside Combining (-H) 
Zoning District by designing the residence so that grading is minimal and in accord 
with the recommendations of the Geologic And Soil Investigation Report .The project 
also meets the requirements of the RS 6000-H zoning district by providing a new two-
story residence with new landscaping on a vacant lot in an existing neighborhood. The 
residence will be designed to provide appropriate scale and massing to maintain 
neighborhood character and maximize privacy. 

BE IT FURTHER RESOLVED, that the Planning Commission of the City of Union City 
hereby approves Use Permit (UP-23-004) and Administrative Site Development Review 
(ASD-23-010), subject to the following conditions of approval.   

CONDITIONS OF APPROVAL 
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PLANNING DIVISION   

For additional information regarding, contact Natalie Dean, Associate Planner, 510-675-
5382, or email Natalied@unioncity.org. 

1. All actual site improvements shall be made and maintained with adherence to 
the plans in Exhibit A, except as they may be modified by other conditions of 
approval listed below.  

2. This application shall expire one year from the date of Planning Commission 
approval unless building permits have been issued and construction diligently 
pursued. 

3. The applicant and/or property owner shall include an annotated copy of the 
approved Planning Commission Resolution with each set of detailed 
construction plans submitted for plan check review. Notations to the plans shall 
be made to clearly indicate how all conditions of approval will be or have been 
complied with. Construction plans shall not be accepted without the annotated 
final conditions of approval included as a note sheet with each set of plans. 

4. The applicant and/or property owner shall apply for and take out all required 
building and fire permits prior to beginning any on-site work. Plans submitted 
to the Building Division and Fire Department must demonstrate compliance 
with all applicable local and State requirements. 

5. Plans submitted for Building Permit issuance shall show the proposed location 
of the mailbox for the residence subject to the standards of the United States 
Postal Service. 

6. The applicant and/or property owner shall be responsible for ensuring that all 
contractors and subcontractors have obtained a valid City of Union City 
business license for the duration of the project.  

Building Materials and Finishes  

7. Prior to the issuance of building permits, the applicant and/or property owner 
shall submit samples and details of color palettes and all exterior materials, 
including but not limited to roof materials, siding materials, trim materials, 
exterior doors and windows, and exterior lighting fixtures for review and 
approval by the Economic & Community Development Department. The color 
samples shall be provided in a binder with paint and material schemes along 
with full-size brush-outs as opposed to paint chips. Color swatches shall also 
be painted on the residence for review and approval by the Economic and 
Community Development Department prior to full painting. The applicant shall 
use an integral color coat for the final color coat on all stucco walls. Any future 
amendments or changes to the approved color or materials schemes shall be 

mailto:samuelf@unioncity.org
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submitted to the Economic and Community Development Department for 
review and approval.  

Landscaping  

8. Prior to the issuance of building permits, the applicant and/or property owner 
shall submit a final landscape package, which is consistent with the preliminary 
landscape package, and addresses “a” and “b” below. The landscape package 
shall also be prepared by a licensed landscape architect consistent with Union 
City Municipal Code (UCMC) Chapter 18.112, Water Efficient Landscape, and 
the Landscape Standards Policy Statement. The property owner shall be 
responsible for maintaining all irrigation and landscaping and shall replace any 
dead or dying vegetation on the entire site for the life of the project. The 
landscaping project shall be completed prior to issuance of a Certificate of 
Occupancy. Property owners and occupants shall be responsible for ongoing 
maintenance of required landscaping in accordance with the approved 
landscape plan for the life of the project. The final landscape plan may be 
subject to review and approval by the City’s consulting Landscape Architect. 
Additional fees for consultants’ review and inspection are required to be paid 
with the building permit fees. A final inspection of the installed landscaping and 
irrigation shall be completed prior to the issuance of the Certificate of 
Occupancy.      

a. Trees shall be 24” box size.  

b. Graded slopes are required to be revegetated with species that are native 
to the Hillside area. 

9. Plans submitted for building permit issuance shall show the placement and 
design of all proposed fencing and shall include height and design details of 
the fencing as measured from grade. Any fencing shall meet the requirements 
listed in UCMC Section 18.32.040, Walls, fences, and hedges. Any fencing 
measuring 7 feet or more requires a building permit.  

Fees  

10. Prior to issuance of building permit, the applicant/property owner shall pay all 
applicable fees, including the Affordable Housing In-Lieu Fee, Capital Facilities 
Fee, and Park Facilities Fee, that are in effect at the time of Building Permit 
issuance.  

11. Prior to issuance of building permits, the applicant and/or property owner shall 
pay the General Plan Cost Recovery Fee in effect at the time of Building Permit 
issuance. The current fee is $1.00 per $1,000.00 of construction valuation per 
City Council Resolution Number 3379-07.    
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BUILDING DIVISION 

For additional information, contact Valerie Avendano, Building/Code Compliance 
Coordinator, 510-675-5384, or email at ValerieA@unioncity.org. 

12. A survey by a CA Licensed Surveyor is required prior to Building Permit 
issuance.  

13. Building permit plan submittal shall include calculations to justify the structural 
design. 

14. Building permit plan submittal for Retaining Walls 4 feet and higher shall include 
structural calculations. 

15. Note on plans submitted for building permits that the applicant/property owner 
shall maintain the property to be free of litter, weeds, debris, etc., both before 
and after issuance of building permits. Daily litter and debris collection rounds 
shall be conducted on the site and an adequate number of trash receptacles 
shall be provided to minimize litter accumulation.   

16. Note on plans submitted for building permits that the applicant/property owner 
shall comply with the Construction and Demolition Ordinance 576-01 to divert 
recyclable debris away from landfills. The applicant and/or property owner shall 
submit a completed Construction and Demolition Waste Management Plan with 
their application for a construction or demolition permit.   

17. Note on plans submitted for building permits that the applicant/property owner 
shall not locate construction debris boxes within the public right-of-way (ROW), 
driveways or on adjacent private properties.  

18. The project shall comply with the California Building and Fire Codes and current 
local ordinances in effect at the time of building permit submittal.   

FIRE DEPARTMENT 

For additional information, please contact Bonnie Terra, Division Chief, (510) 693-3436  
or email at Bonnie.Terra@acgov.org. 

19. Plans submitted for building permit issuance shall show that the building shall 
be equipped with a fire sprinkler system throughout. 

20. The existing public fire hydrant off the low-pressure line serving the property 
shall be replaced with a new high-pressure hydrant to provide the required 
water flow for this project. The applicant shall work with Alameda County Water 
District (ACWD) on the connection of the hydrant to the ACWD high pressure 
line. This shall be done at the owners’ costs.  

21. The upgraded fire hydrant shall be in service prior to the start of vehicle 
combustible construction on the site. 

mailto:ValerieA@unioncity.org
mailto:Bonnie.Terra@acgov.org
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PUBLIC WORKS DEPARTMENT 

For additional information, contact Farooq Azim, City Engineer at 
FarooqA@unioncity.org. 

22. The applicant/property owner shall secure an encroachment permit from the 
Public Works Department for all work in the public right-of-way including utility 
trenches. The applicant shall be responsible for any repairs needed adjacent 
to the development, including paving, curbs and gutters, sidewalks, as required 
by the City Engineer. 

23. Prior to submittal of a building permit application, the applicant/property owner 
shall apply for a Grading Permit and submit a grading plan showing the existing 
and proposed grades. The existing grades to be shown shall also include those 
on the adjacent properties in the vicinity of the property lines. The grading plan 
shall show the proposed elevations along the perimeter of the lot, at the building 
pad, including at finished floor elevation, and along the drainage routes on the 
lot that show how the storm water is conveyed to the front of the property.  

24. Prior to Grading Permit issuance, the applicant/property owner shall pay a 
Grading Permit fee and post a bond based upon the amount of Cut and Fill 
shown on the grading plan.  

25. Submitted grading plans shall show graded areas feathered to blend cut and 
fill slopes into the natural landscape, avoiding hard edges or sharp angles. 
Transitions between flat and graded areas will be gradual. 

26. The applicant/property owner shall install all electrical and communications 
utilities underground and will work with pertinent utilities to get such services to 
the property.  

27. The applicant/property owner shall pay a Plan Check and Inspection fee, the 
amount of which shall be determined based upon a detailed engineer’s 
construction cost estimate acceptable to the City Engineer for all on-site civil 
work, including grading, storm drain system, retaining walls, utilities, concrete 
and fences, etc.  

28. The applicant/property owner shall pay a Traffic Signalization Fee in effect at 
the time of Grading Permit issuance. 

29. The applicant/property owner shall pay all Public Works Department fees, 
except Encroachment Permit fees, prior to the issuance of the Grading Permit.  

30. The applicant/property owner shall have a licensed Land Surveyor precisely 
locate and stake the proposed locations of the fence at the property lines along 
the two neighboring properties on either side of the lot.  

mailto:FarooqA@unioncity.org
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31. The applicant/property owner shall ensure that the storm drain system 
proposed around the structure, consisting of valley gutters, inlets and pipes is 
maintained properly in the long term, including the removal of mud, rocks and 
weeds, to allow it to function perpetuity, as designed.  

32. The applicant/property owner shall submit a Geotechnical Report with the 
Grading Permit submittal that will provide recommendations for constructing 
the foundation system for the new structure and any retaining walls on the lot. 
A supplement to the report shall also confirm the absence of any active fault 
line through the property. 

33. The applicant/property owner shall ensure that the geotechnical engineer 
observes the work and can certify that all geotechnical aspects of the project 
were completed per the recommendations in the geotechnical report. 

34. The applicant/property owner shall ensure that the design makes provisions to 
collect and convey underground water from underneath the structure, which is 
a common occurrence in the hills, especially during and after the wet months. 

35. The applicant/property owner shall include a copy of these Public Works 
conditions on the approved grading plan.  

36. The applicant/property owner shall submit a signed and dated ‘Applicability of 
C.3 and C.6 Stormwater Requirements’ checklist demonstrating that the project 
meets the requirements of the Municipal Regional Stormwater Permit (MRP) 
for approval by City Staff.   

37. The applicant/property owner shall indicate the species, number and size (trunk 
diameter at breast height, DBH (4.5’ from the ground)) of each existing tree to 
be removed on the Civil plans. This information will be used to determine if a 
Tree Removal Permit is required. If a Tree Removal Permit is required, 
depending upon the quality, size and number of trees being removed, a tree 
replacement in-lieu fee may be required. 

38. The applicant/property owner shall contact the Alameda County Water District, 
Engineering Department, at (510) 659-1970 to determine water service and 
permit requirements and contact Union Sanitary District at (510) 477-7500 to 
determine sewer service and permit requirements.   

39. The applicant/property owner shall ensure that construction activity on-site 
shall comply with UCMC Section 9.40.053, and is limited to the following hours:  

Monday through Friday  8:00 a.m. to 8:00 p.m. 
Saturday - 9:00 a.m. to 8:00 p.m. 
Sundays & Holidays - 10:00 a.m. to 6:00 p.m. 

Stormwater “During Construction” Best Management Practices 
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40. The applicant/property owner shall ensure that all contractors, subcontractors 
and suppliers are aware of all current storm water pollution prevention 
measures and their implementation requirements.  

41. The applicant/property owner shall ensure that concrete/gunite supply trucks 
or concrete/plaster and finishing operations discharge washout water into a 
designated cleanout area that is designed to prevent pollutants from entering 
the storm water and/or sanitary sewer system.  

42. The applicant/property owner shall ensure that discharge restrictions shall also 
apply to the operation of general construction machinery including masonry 
cutting equipment, and the washing of tools, brushes, containers, etc. These 
operations shall not be performed in the street, gutter, or where pollutants can 
enter the storm water system. Failure to comply with the approved construction 
requirements will result in the issuance of correction notices, citations, or 
project stop work orders.  

43. The applicant/property owner shall install filter materials (sandbags, filter fabric, 
straw wattle, etc.) at the storm drain inlet nearest the downstream side of the 
project site prior to start of work. Filter materials shall be maintained and/or 
replaced as necessary to ensure effectiveness and prevent street flooding. 
Filtered particles shall be disposed of in an appropriate manner based upon 
content.  

44. The applicant/property owner shall gather all construction debris on a regular 
basis and place it in a dumpster or other container, which is emptied or removed 
at a minimum on a weekly basis. When appropriate, tarp shall be used on the 
ground to collect falling debris, paint over-spray, etc. that could contribute to 
storm water pollution.  

45. The applicant/property owner shall ensure that trash enclosures and/or 
recycling containers, paved outdoor storage, staging, or lay down areas shall 
be designed and constructed to prevent pollutants from entering the storm drain 
system.  

46. The applicant/property owner shall create a contained and covered area on site 
for the storage of bags of cement, paints, flammables, oils, fertilizers, pesticides 
or any other materials used on the project site that have the potential of 
becoming a pollutant and/or being discharged to the storm drain system.  

47. The applicant/property owner shall ensure that dirt, gravel, debris and green 
waste shall be removed from the sidewalk, street pavement, and storm drains 
adjoining the project site. During wet weather, the applicant should avoid 
excavation and other activities that lead to pollutants entering storm water such 
as driving vehicles on unpaved areas, etc.  
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ENVIRONMENTAL PROGRAMS  

For additional information, contact Andy Block, Environmental Programs Manager at 
AndyB@unioncity.org. 

48. The applicant/property owner is hereby advised that unauthorized discharge of 
any kind to the storm water system, which includes the streets and gutters, is 
prohibited, and that such discharges, whether intentional or not, are subject to 
penalties up to $20,000 per violation per day. This applies both to the 
construction phase and the operational phase. 
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I HEREBY CERTIFY that the foregoing resolution was introduced and adopted at a 
regular meeting of the Planning Commission of the City of Union City held on June 5, 
2025, by the following vote: 

 

AYES     

NOES     

ABSTAIN   

ABSENT    

MOVED:   

SECONDED:   

 

      APPROVED 

 

 

      _____________________________________ 

      SEYI MCLELLAND, CHAIRPERSON 

ATTEST: 

 

 

_______________________________ 

CARMELA CAMPBELL, SECRETARY 
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Buttar Residence - 467 Riviera Drive 
UP-23-004 and ASD-23-010
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Project Overview

Project Site

N

Owner:       Gurpreet S. Buttar
Applicant:      Amandeep Singh, Bhatti Builders    

Inc.
Location:        467 Riviera Drive (APN 87 -96- 17)
Lot Size:         57,858 square feet (1.328 acres)
Proposal:        Use Permit (UP-23-004), 

Administrative Site Development 
Review (ASD-23-010) to construct 
4,230 square-foot, two-story 
residence with attached 1,039 
square-foot garage on a vacant lot
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Background

 General Plan: 
Residential 3-6 du/ac
 Zoning: RS 6000-H
 Subdivided 1982 
 Adjacent residences 

developed late 1980s - 
early ‘90s

Project Site

RS 6000-H

RS 6000-H

RS 6000-H
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Open Space Easement

 Tract 4945
 Lot 17 currently 

vacant
 99,500 square feet 

(2.3 acres)
   unbuildable
 At site 30,680 

square feet (.7 acre) 
 Maintain in natural 

state 
 Perpetually 

maintained fence by 
owner
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View Looking Northeast
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Required
 Front Setback:            20 feet (min) 
 Side Setback (right):  10 feet (min) 
 Side Setback (left):    10 feet (min) 
 Rear Setback:   20 feet (min)
 Lot Coverage:   50 percent (max)
 Parking:      3 spaces (min)
 Height:    30 feet (max)
Provided
 Front Setback:           20 feet
 Side Setback (right):  11 feet
 Side Setback (left):    15 feet
 Rear Setback: 105 feet
 Lot Coverage: 8.6 percent
 Parking:      3 spaces
 Height:    28 feet 

Proposed Site Plan

Presenter Notes
Presentation Notes
Remove text and add a more legible site plan that fills the slide. I recommend that you state during your presentation that it meets all required development standards including setbacks, parking and lot coverage.  I recommend addressing height on a slide showing the elevation.  
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Deck Setbacks
 15 feet from side lot line per 

UCMC Section 18.32.045 
Fencing
 6-foot-high wire mesh fence at 

open space easement
 6-foot-high Redwood fence at side 

lot line

Proposed Site Plan

Presenter Notes
Presentation Notes
Not sure this slide is needed based on the updates recommended on Slide 7
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Required
 Height:  30 feet (max)
Provided
 Height:  28 feet 

Proposed Site Plan

Presenter Notes
Presentation Notes
Remove text and add a more legible site plan that fills the slide. I recommend that you state during your presentation that it meets all required development standards including setbacks, parking and lot coverage.  I recommend addressing height on a slide showing the elevation.  
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Floor Plans

First Floor
 630 square feet of 

habitable space
 Entry corridor
 1,039 square foot 3-car 

garage
 ADU 
 UCMC Chapter 18.34
 Ministerial/Building 

approval
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Floor Plans
Second Floor
 3,600 square feet of 

habitable area 
 Family room
 Kitchen, dining, 

pantries
 Three bedrooms 

w/ walk-in closets
 Balcony off 

master bedroom
 Three bathrooms, 

one powder room
 Laundry room
 1,608 square-foot 

rear deck 
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Elevations – Front/Rear
Architecture - Elevations

Front - (Facing Riviera Drive)
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Elevations – Front/Rear
Architecture - Elevations

Right - (Facing Southwest)
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Elevations – Front/Rear

Left - (Facing North)

Architecture - Elevations
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Rear - (Facing Southeast)

Architecture - Elevations
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Elevations – Front/Rear
Architecture – Colors and Finish

 Primary Exterior - Swiss Coffee
 Trim - Charcoal Slate
 Accent - Blue Danube
 Stone Veneer - GenStone Northern Slate
 Roof Tile - Eagle Dark Charcoal
 Windows/Slider - Vinyl Charcoal
 Exterior Walls -"La Habra Stucco" Light Sand Acrylic Finish

Presenter Notes
Presentation Notes
We don’t typically go into this level of detail on colors and finishes.  I recommend removing this slide but discussing the various finishes(stucco, stone veneer, etc.) on one of the prior elevation slides 
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Proposed Site Improvements - Grading & Drainage Plan 

 312 
CY/Cut/167 
CY/Fill (145 CY 
export) 

 Three retaining 
walls; new 
valley gutter

 Follows natural 
topography
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Proposed Site Improvements - Utilities

• Extend existing 
high-pressure 
water line to a 
new hydrant

Existing

Proposed
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Landscaping 
 Drip irrigation 
 Licensed 

landscape 
architect 
 Chapter 

118.12, Water 
Efficient 
Landscape

 Landscape 
Standards 
Policy 
Statement

Presenter Notes
Presentation Notes
I am not sure any of this text is needed on this slide as this is just repeating what the COA states. Also not sure this slide is needed but will defer to you.  If you want to keep in, you may want to discuss that there is new landscaping proposed along the frontage, how many new trees are proposed, and that the remainder of the site will remain in its natural state (if that is the case).  
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Hillside Combining District Compliance
Development aspects for Planning Commission consideration
A. Adequacy of access. 
 Direct access from Riviera Drive
B. Avoid major topographic features.
 Sited on flatter topography; no impact to ridgelines or steep slopes
C. Major visual features such as specimen trees and rock outcroppings should be  

maintained... Development rights should be transferred. 
 Open space easement to be left in natural state - no Major visual features  

impacted
D. Structures and site improvements should blend with and take advantage of 

topography. 
 Sited along flatter lot frontage, to minimize visual impacts
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Findings
CEQA
1. Section 15303, New Construction or Conversion of Small Structures, of the CEQA 

Guidelines
Use Permit
2. Meets purpose of Title 18, Hillside Combining (-H) district, RS 6000 
  Design protects neighborhood character 

3. Not detrimental to public health, safety or welfare 
 New water infrastructure to adequately serve firefighting needs

4. General Plan, Specific Plans, and Title 18 consistency 
 LU-1.2: Promote infill and enhance Neighborhoods
 LU-4.6 Appropriate Scale and Massing
 Designed according to the geotechnical reports 
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Findings

Administrative Site Development Review
5. General Plan and Specific Plan Consistency
 Residential use allowing three (3) to six (6) units per acre;  
 Hillside Area Plan designates project as “Existing Development” 

6. Title 18 and Residential and Hillside Combining Districts consistency 
 Complies with development standards of the RS 6000-H District

7. Consistent with purpose of Administrative Site Development Review 
 Promotes orderly development - prevents unsightly, undesirable or obnoxious 

qualities not properly related to their sites
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Desk Item

Staff received questions/comments from Commissioner Lew regarding the project 
and a Desk Item was prepared in response to clarify the following:

 Tree Removal 
 New hydrant to replace existing hydrant
 Trash & Recycling - Nuisance conditions visible from a public street is a Code violation
 Visual analysis

Presenter Notes
Presentation Notes
Please update based on the most recent version of the Desk Item and add some context so you can explain what the comment was and how it was responded to. For example, I simplified the text regarding the trash enclosure and it no longer references the language included on the slide. 



24

Recommendation 

• Staff recommends that the Planning Commission adopt the updated  
resolution approving Use Permit, UP-23-004, and Administrative Site 
Development Review, ASD-23-010 



PLANNING 
COMMISSION MEETING

June 5, 2025
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