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HAYWAR D

HEART OF THE BAY

DATE: May 28, 2009

TO: Planning Commission

FROM: Tim R. Koonze, Associate Planner

SUBJECT: Request to Rezone a Parcel From Single-Family Residential (RS) District to

Planned Development (PD) District to Allow the Construction of a 34,200 -
Square-Foot Sikh Temple on a 3.8-Acre Parcel. The Property is Located at
1798 D Street

Zone Change Application No. PL-2008-0280 — Guru Granth Sahib Foundation
{Applicant/Owner)

RECOMMENDATION

That the Planning Commission recommend that the City Council approve the Negative Declaration,
Zone Change, and the Preliminary and Precise Development Plans subject to the attached ﬁndmgs
and conditions of approval,

SUMMARY

The applicant is proposing to remove the main temple building and construct a new temple, as well
as improve the property with a parking structure, surface parking areas, fencing and landscaping.
The existing Single-Family Residential (RS) District allows religious facilities with an
administrative use permit. However, the new temple would have a roof height of 40 feet where the
RS District only allows a 30-foot roof height. A Planned Development District would allow the
temple to be constructed to a height of 40 feet. :

A two-story parking structure is proposed to be located near D Street and an additional surface
parking lot would be located near Hill Avenue. The number of parking stalls in these parking areas
exceeds the City’s Off-Street Parking Regulations requirements,

The City’s Transportation Manager has determined that the proposed use would not have a
significant impact on the surrounding streets. The existing facilitics and emergency serves can
adequately serve the proposed project.

Normally, with the approval of a Planned Development District, the City Council approves a
Preliminary Development Plan. The applicant then submits a Precise Plan application, which staff
reviews and approves for compliance with the conditions of approval. In this case, because the scale
of the project is relatively small, and the plans provide the detail required by a Precise Plan, it is
staff’s opinion that the Council, with the Commission’s recommendation, could approve both the
Preliminary Development and Precise Plans.



BACKGROUND

Project Description and Setting -

In 1955, the City Council approved a use permit to altow the relocation of an existing church
building, the construction of a larger church structure and the operation of a religious facility on the
subject property. The relocated building, originally on Mission Boulévard, was the first Episcopal
Church in Hayward and is considered to have historic value. The property has been used as a
religious facility since the 1955 approval. It has been used as a Sikh temple since 1992, Sikh
services and related functions have been held on this property for approximately 17 years.

The property slopes downhill from D Street to Hill Avenue. There is a steep 20-foot high slope
near D Street which would not be deveoped. The site is located within an established residentail
neighborhood. The properties to the east and north are detached single-family homes, To the west
is a multi-family development, and a mixture of single-family and mult-family housing exists to the
south of the project.

The Guru Granth Sahib Foundation proposes to remove the existing temple structure and build a
new 34,200-square-foot, two-story temple on a lower portion of the property. In addition, a new
two-story parking structure is proposed near D Street and an open parking area would be developed
near Hill Avenue. The historic building would remain unchanged and be utilized as a multi-purpose
room for auxilary temple functions,

The architecture of the proposed temple is of a traditional temple design that reflects the culture and
religion of the Sikh people. The architecture includes high ceilings, scalloped archways and
minarets, pointed domes commonly known as “Onion Domes”, The single-story portion of the
structure would have a 22-foot high roof while the two-story portion of building reaches a 40-foot
roof height. The building heights do not include the minarets.

The Zoning Ordinance specifies that religious enhancements, such as church steeples and minarets,
are not to be calculated into the building height as long as the enhancements are in scale with the
building as determined by the Planning Director, The proposed minarets are in scale with the
building and are consistent with traditional Sikh temple architecture.

The main temple entry faces D Street, providing access to the main prayer hall. The lower floor
houses the dining hall, kitchen, office and two temporary living quarters for guest speakers and
those in need of a temporary place to stay. The upper floor houses the main prayer hall and related
features, shoe storage areas and washrooms.

The temple is well designed with defining offsets along the building exterior. The building fagade
fenestrations eliminate blank building walls and provide an interesting look on all sides of the
building. A projected entry way at the front of the temple creates a defined entryway and an
extended projection at the rear of the temple provides and added defining element. The fagade is
capped with a mansard roof which would be painted to match the sand color of the first floor. The
building has a stucco exterior; the lower floor would have a sand color finish accented by one-inch
wide horizontal score lines and the second floor would have a smooth oft-white finish,

Sikh Temple — D Street and Hill Avenve 2 of8
May 28, 2009 :



The proposed temple would have three large minarets that would be painted a non-glossy muted
gold color. The largest dome is 25 feet high and would be located in the center of the temple
structure. The two smaller domes are between 11 and 13 feet high would be located at the temple
entrance and at the rear of the temple. There would also be 10 small, 10-foot-high, off-white
minarets located at the roof’s edge around the perimeter of the building. The proposed two-story
parking structure utilizes the same scalloped archway designs and color scheme as the temple. The
building would be split level which would step down the hill.

Any structure that receives a building permit after August 1, 2009, would be required to meet the
provisions of the City’s Green Building Ordinance. It ig not likely that the temple would receive a
building permit prior to August 1, 2009; therefore, the temple an parking structure would comply
with the provisions of that ordinance.

The landscaping and irrigation is proposed to be upgraded throughout the site. A decorative metal
fence with masonry columns would be installed across the D Street and Hill Avenue Street
frontages. A solid board redwood fence would be instalied along the remaining property lines
which abut residential development.

DISCUSSION AND STAFF ANALYSIS

The property is within a Single-Family Residential (RS) zoning district which allows religious
facilities with an administrative use permit. The proposed 40-foot building height exceeds the
maximum 30-foot height limit imposed by the district.

The applicant originally requested that the zoning be changed to Medium Density Residential which
allows a 40-foot height. Neighbors were concermned that if the zone change was approved and the
temple was not constructed that a multi-family housing development could be constructed as a
primary use without the benefit of noticing the surrounding property owners. The Planned
Development (PD) District would be specific to the proposed temple. Therefore, any multi-family
housing development would require approval of a new zone change resulting in notification to the
surrounding neighborhood.

The PD District would also encourage redevelopment of the property in a way that respects the
physical constraints of the property and surrounding properties, carries out the policies and
objectives of the General Plan and other policies and guidelines and allows for diversification in
uses and architectural design which may not be achievable under other zoning districts.

The project is required to off-set any latitude or exception(s) to development regulations or policies
by providing functional facilities or amenities not otherwise required or exceeding other required
development standards. The applicant tried to preserve as much of the abutting neighbors scenic
views as possible by centrally locating the temple on the property, locating the temple to a lower
portion of the property and providing large property line setbacks. To compensate for additional
heights, the property was designed with generous setbacks. The parking garage on the upper
portion of the lot is setback 70 feet from D Street where a 20 foot setback is required. The driveway
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that runs along the eastern property line is setback 10 feet where a 5 foot setback is required, and the
northern parking lot is setback 22 feet from the property line where a 5 foot setback is required. In
addition, the new temple structure is centrally located with a 45-foot setback from the closest
property line.

The temple currently has approximately 400 members. Of those, 200 attend services on a regular
bassis. Temple leaders do not anticipate a significant increase in membership as depicted by the
new temple design. The existing temple has a prayer hall area of 7,500 square feet which can
accommodate 500 people. The new temple has a prayer hall size of 8,700 square feet which can
accommodate 580 people.

The Sikh temple is proposing to provide over twice the amount of the required parking stalls. The
City’s Off-Street Parking Regulations require the proposed temple to provide 107 parking spaces;
there are 237 parking stalls proposed within two separate parking areas. The driveway, connecting
the two parking areas and providing access to D Street and Hill Avenue, varies in width between 24
feet to 26 feet.

Using the proposed parking numbers and building capacity, figures generated by the Institute of
Transportation Engineers (ITE), the temple, during the peak hour Sunday service, would generate
267 trips onto D Street and 133 trips onto Hill Avenue, The City’s Transportation Manager has
determined that D Street and Hill Avenue could adequately accommodate the traffic generated from
the proposed temple.

The proposed temple development is compatible with General Plan Policies, and the purpose of
development as expressed in the Zoning Ordinance and the Upper B Street Neighborhood Plan,
The temple is a multi-level structure that steps down to conform to the slope of the property which
is consistent with the Hillside Design guidelines.

The required findings can be made for this zone change, as detailed in the following paragraphs.

A. The development is in substantial harmony with the surroundlng area and conforms to
the General Plan and applicable City Policies

The Sikh temple has amiably coexisted with the surrounding residential uses for the past 17
years. Typical temple traditional architecture includes high ceilings. In order to reduce the
visual impact to the surrounding residences, the temple is proposed to be located in the
middle portion of the lot which has an elevation that is 20 feet lower than the existing
building location.

The proposed zoning designation conforms to the General Plan Community
Facilities and Amenities:

Historic Preservation

Policy 7: Enhance the City’s image through identification and preservation of
historic resources.
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The proposed development intends to preserve small a church building which has
historical significance as the first Episcopal Church in Hayward and would utilize
the building to hold supplementary temple functions.

The proposed development conforms to the purpose of the Zoning Ordinance:

GENERAL PROVISIONS SECTION 10-1.110 PURPOSE
a. Retain and enhance established residential neighborhoods, commercial
and industrial districts, regional-serving uses and recreational amenities.
b. Allow for the infill and reuse areas at their prevailing scale and character.
¢. Accommodate expansion of development into vacant and underutilized
lands within environmental and infrastructure constraints.

The proposed project retains the existing use while replacing the existing temple
and enhancing the property, thereby, enhancing the neighborhood. The
topography of the property allows the proposed temple to be constructed in the
traditional manner while staying in scale and character to the neighborhood by
developing on a lower portion of the property from where the existing temple is
and by using generous setbacks. The proposed improvements develop the
property to its fullest potential without significantly increasing the use of the
property, The swrounding streets can support traffic that would be generated by
the temple and there are facilities available to adequately serve the proposed
project.

The proposed zoning designation conforms to the Upper “B” Street
Neighborhood Plan:

POLICIES AND STRATEGIES FOR NEIGHBORHOQOD CHARACTER AND
APPEARANCE

Policy 11: Protect and enhance the neighborhood’s historic character.

The proposed project does not propose a change of use. The existing historic
structure will be preserved and the property would be improved with a new
temple, parking facilities and landscaping, thereby preserving the neighborhood’s
historic character and enhancing the neighborhood,

B. Streets and utilities, existing or proposed, are adequate to serve the development.

The proposed temple, although larger, will not have a significant increase in intensity of
use. D Street has the capacity of 500 trips per hour. Using the proposed parking
numbers and building capacity, figures generated by the Institute of Transportation
Engineers (ITE), the temple, during the peak hour Sunday service, would generate 267
trips onto D Street and 133 trips onto Hill Avenue. The City’s Transportation Manager
has determined that D Street and Hill Avenue could adequately accommodate the traffic
generated from the proposed temple. There are existing sanitary sewer, water and storm
drain facilities within D Street and Hill Avenue to adequately serve the proposed use.
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C. In the case of nonresidential development uses, that such development will be
inconformity with applicable performance standards, will be appropriate in size,
location, and overall planning for the purpose intended, will create an environment of
sustained desirability and stability through the design and development standards, and
will have no substantial adverse effect upon surrounding development.

The proposed development conforms to all applicable performance standards, with the
exception of building height which is 10 feet higher than the zoning ordinance allows. The
new temple would be taller than the existing structure but has been relocated to a lower
portion of the site that is 20 feet lower than the existing building. This would reduce
negative impacts to the neighborhood due to building height. The project design exceeds
the required number of parking stalls by over twice as many parking stalls and exceeds
building setback requirements by offering a 45 setback where a 10 foot setback is required.
A Sikh temple has occupied this site for 17 years and has amiably coexisted with the
surrounding residential neighborhood.

D. Any latitude or exception(s) to development regulations or policies is adequately offset or
compensated for by providing functional facilities or amenities not otherwise required or
exceeding other required development standards.

The temple design exceeds the height limit of the existing zoning district. This exception is
offset by providing generous building and circulation setbacks which exceed the minimum
requirements. The parking garage on the upper portion of the lot is setback 70 feet from D
Street where a 20 foot setback is required. The driveway that runs along the eastern
property line is setback 10 feet where a 5 foot setback is required, and the northern parking
lot is setback 22 feet from the property line where a 5 foot setback is required. In addition,
the new temple is centrally located and setback 45 feet from the closest property line and 65
feet from the nearest home. The existing temple has a 35-foot setback from the property
line.

ENVIRONMENTAL REVIEW

An Initial Study and Negative Declaration have been prepared for the proposed zone change and
temple construction pursuant to the California Environmental Quality Act (CEQA) (see Attachment
F). No significant environmental impacts, including those related to traffic and parking as stated
previously, are expected to result from the project.

PUBLIC OUTREACH

On June 24, 2008, an Official Notice announcing the City received an application for a zone change
and to allow a temple to be constructed. The notice was published in The Daily Review, and
property owners and occupants within 300 feet of the project boundaries were notified, as were
interested parties and appropriate public agencies. The City received 13 responses from neighbors
expressing concerns with traffic noise, parking, building height, soil conditions, drainage, and loss
of views to the bay.
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On October 22, 2008, the temple leaders held a neighborhood meeting at the temple which was
attended by one neighbor who expressed concerns about grading on a steep slope located along the
northern property line.

Originally, the proposed temple building was located closer to D Street and at a higher elevation.
As a result of the concerns expressed by their neighbors, the proposed temple was relocated toward
the middle of the property to an elevation 20 feet lower than the original location in an effort to
minimize the effect of view loss and reduce the effects of noise generated on the property.

A soils report must be obtained prior to the issuance of a grading permit. The applicant has set back
improvements along D Street and the north property to prevent altering any steep slopes on the '
property. The applicant must provide a drainage plan that collects on-site drainage and properly
 treats it before discharging into an approved drainage facility.

The City’s Transportation Manager has determined that the traffic impact to the surrounding street
would be insignificant. The development proposes to prov1de over twice the number of parking
spaces required by the Off-Street Parking Regulations.

On May 18, 2009, a Notice of Public Hearing and Availability of a Mitigated Negative Declaration
was published in The Daily Review, and property owners and occupants within 300 fect of the
project boundaries were notified, as were interested parties and appropriate public agencies. At the
time of completion of this report, the Planning Division had not received any correspondence
related to such notice.

SCHEDULE

The Planning Commission is acting as a recommending body and can recommend approval of the
zone change to the City Council or can deny the application. 1f the Commission recommends
approval of the application, it would be scheduled for a public hearing before the City Council on
July 21, 2009.
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Prepared by:

Tiorn £ Ao OTPLEy .
Tim R. Koonze &
Associate Planner

Recommended

ARichard Patenaude, AICP

Planning Manager

Attachment A; Vicinity Map

Attachment B: Area and Zoning Map

Attachment C: Aerial Photo

Attachment D: Findings for Approval

Attachment E Conditions of Approval

Attachment F: Negative Declaration and Initial Study
Attachment G: Application Form
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Address:
Applicant:
Owner:
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Joe Nagra

Guru Granth Sahib

Foundation

200

Area & Zoning Map

400

Zoning Classifications
RESIDENTIAL :
RM Medium Density Residential, min fot size 2500 sqft
RMB4 Medium Density Residential, min lot size 4000 sqft
RS Single Family Residential, min fot size 5000 sqft
RSB6  Single Family Residential, min lot size 6000 sqft
COMMERCIAL

co Commercial Office

OTHER

PD Planned Development

ATTACHMENT B




