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Bayview	  Village,	  Absorption	  time	  table,	  1,024	  units	  

	  	   	  	   	  	   	  	   Sales	  per	  

	  	  
Pre-‐sale	  
years	  

Sale	  
years	  

Project	  
years	  

week	   month	   quarter	   year	  

Slow	   4.5	   11.5	   16	   1.7	   8	   23	   89	  

	  	   4.5	   9.5	   14	   2.1	   10	   30	   108	  
Moderate	   4.5	   7.5	   12	   2.6	   12	   36	   137	  

	  	   4.5	   6	   10.5	   3.3	   14	   43	   171	  

Fast	   4.5	   4.5	   9	   4.4	   20	   60	   228	  
 

Pre-sale years are those for due diligence, control of the land, entitlement, design, initial land 
improvements, and the first buildings. Sale years start with the sale of the first building and go to 
the end of the Project. Pre-sale years plus sale years equals Project years. Slow, etc., refers to the rate 
at which units are sold.  

Note: The “Supporting files” indicated below, as well as this Project Overview itself, can be 
accessed in a Dropbox on the web, which requires installation of some software on your computer. 
Access is provided by an email inviation. Most of this information is also at www.bayviewvillage.org 
under “Resources.” 

Rev. February 24, 2012  
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Bayview Vil lage 
1. Project Summary 

 “Traditional residential planning practices force Americans to own and rely on their cars, 
to consume electricity and natural gas at unsustainable levels, and to live in isolation and 
fear of break-ins. The design of community itself has to change, if Americans can ever 
break free of these limitations and embrace a better way of living…”  

–––David Jacobson, Bay Area Development Consultant 
 

Introduction: A real estate development unlike any seen before in California is 
proposed in the San Francisco East Bay foothills: “Bayview Village.” It is designed to meet five 
complementary goals: 

• Affordable attached housing  
• Green building and landscaping 
• Solar Energy 
• More walking, less dependency on automobiles 
• A secure, friendly community 
The 34 acre site is in the Hayward foothills and features steeply-sloped open space perimeters 

around the developed area, giving the Project its own special character. Within the developed area 
are a knoll on the west, descending slopes on the south, and a large flat area of old quarry floor on 
the north and east. The proposed site plan has 1,024 well-built, energy-efficient and 
environmentally-friendly townhouses and condominiums, and would provide long-term economic 
benefits from walking and low energy consumption. The Bayview Village plan envisions two acres of 
parks, eleven acres of surrounding open space, and a regional trail. The plan includes the Village Bus, 
a community-managed shuttle bus service. The Project would have a Village Center with a busway, 
a store, a café, and a large and versatile Community Center. The café has a magnificent view of San 
Francisco Bay ranging from San Jose to Marin. 

The Hayward Area Planning Association has been working on this proposal for several years. Its 
website and on-line advertising have developed a long list of enthusiastic individuals, couples, and 
families hoping to live in Bayview Village. 

Demand for Sustainable Housing: Despite the current housing 
downturn, official projections of long-term housing demand predict significant growth for the 
Hayward area. The housing downturn has lowered the price of raw land, and the Project could come 
to market as the market recovers. A recent study for Hayward projects 8,620 more households over 
the next 20 years (Table IV-1, AECOM, Mission Blvd. Market Analysis and Economic 
Development Strategy, May 24, 2010, for the City of Hayward). 
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Bayview Village is ideally situated and designed to meet housing demand for major markets: (1) 
faculty, staff, and students at California State University East Bay (CSUEB), Hayward campus, (2) 
BART commuters and workers along the Village Bus corridor, (3) seniors and retirees, and (4) 
people who work at home or telecommute. Bayview Village also would appeal to people seeking 
affordability; a healthy, less car-dependent life style; environmental sustainability; and community. 
Most owners would probably buy for practical reasons, mainly affordability and good mobility, and 
some would buy for environmental and social values.  

Homes and Amenities: Unit types range from studio condominiums to five 
bedroom townhouses. Based on a detailed pro forma, unit sizes would vary from approximately 440 
SF to 2100 SF. Pricing would probably range from about $182,000 to $395,000. HOA 
(Homeowners Association) dues would run from about $120 to $200 per month. The combined 
cost of mortgage, green energy, property taxes, insurance, and HOA dues would be affordable for 
middle incomes. Home prices would cover the cost the café, the store, the Community Center, two 
manager apartment units, the Village Bus system, a minivan, an electrocart, and the common area 
of native landscaping. The HOA dues would cover bus operating expenses and other operations.  

The Community Center is proposed to include mailboxes, other mailing services, an ATM, a 
large room for events, meetings, banquets, and fitness, a few small high tech offices, potential child 
care room, a bicycle repair shop, a reading room/library, a service desk, and an office for HOA 
management. Proposed open space includes small parks, a Village Square with a small fountain in 
the Village Center, two plazas, a bocce court, a tot lot, a trail up to a picnic area overlooking the San 
Francisco Bay, and part of a regional trail.  

In spite of its density, the look and feel of Bayview Village design would be spacious. Three- 
story buildings would be set back from each other. Parks, land contour variations, facades, trees, and 
other landscaping would have visual appeal along varied sight lines.  

Transportation: Bayview Village does everything possible to make alternatives to 
drive-alone travel at least as convenient and efficient as the auto in suburbia. Travel modes would 
shift away from auto driving. Travel times for all destinations, from getting to work, shopping, or a 
cup of coffee, would be comparable to, or better than, those of suburbia. The plan includes greatly 
reduced parking and use of walkways to reach the units, with the longest walk to the Village Center 
taking less than five minutes. The Village Bus service would run every ten minutes most of the day, 
taking two minutes to reach the CSUEB campus and six minutes to reach Hayward BART. The 
bus would use numerous rapid bus technologies and no fare collection. Village residents would ride 
for free. 

Bayview Village would reduce auto dependency, but does not eliminate use of cars. The site 
would have 100 carports leased at market rates, spaces for car share and car rental, and a few public 
parking spaces using easy-pay technology. The Project would provide additional parking at a lower 
cost off-site. Taxi vouchers would cover important trips where transit does not work and BART 
trips when the Village Bus is not running. No household should need a car routinely. Residents may 
find they do not need to own a car at all, or can reduce the number they own. 
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Construction and Finance: Bayview homes would be sustainable at a low 
operating cost. They would have tight, insulated construction and doors and windows that minimize 
energy consumption. Homes would have integrated solar roofs: weather protection and solar energy 
are designed as one system. The solar panels would increase efficiency by combining thermal and PV 
in the same panels. The energy system would supply all electrical needs with no net energy from the 
grid over the year. The system would provide all space heating, hot water, fresh air, and clean air, and 
most space cooling.  

The energy system would be financed by an energy mortgage or lease, with the overall cost less 
than a typical utility bill. Separate energy financing would remove a large cost from the main 
mortgage, making the home as such more affordable. Qualification for the mortgage would be 
improved even more if the lender gives credit for reduced transportation costs, the transportation 
efficient mortgage, and for improved proximity to destinations, the location efficient mortgage. 

Project Development: The Hayward Area Planning Association (HAPA) has 
promoted the Project for several years. The City of Hayward has already approved the basic concepts 
of the Project in its Program Environmental Impact Report and in its Sustainable Mixed Use land 
use designation and zoning. The developer who buys the land from Caltrans would control the 
property and the Project. There are two types of developer: an LLC formed by investors which 
retains a management team, or by a development firm, with investors and management team 
already in one company. The eventual Project could be similar to Bayview Village, something 
conventional, or anything in-between. After the land is sold, HAPA would no longer be involved, 
and my role (Sherman Lewis) would be determined by the developer. I would like to find a way to 
continue working collaboratively, without compensation, on the Bayview concept, and my wife and I 
want to live there. 

If the developer pursues a Bayview-style Project, it would need a relatively modest set of City 
approvals: a Planned-Development rezone, a tentative map, and various stormwater discharge 
permits. The property appears to be free of any protected plant and animal species, inasmuch as it is 
a former quarry site and consists of exposed granite largely devoid of any vegetation. More 
information is in the Project Overview and supporting documents on the web and in a Dropbox.  

Further Information 
Sherman Lewis, President,  
Hayward Area Planning Association 
2787 Hillcrest Avenue,  
Hayward, CA 94542 
510-538-3692 
sherman@csuhayward.us,  
http://www.BayviewVillage.us 
February 25, 2012 
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2. Project Description 

Bayview Village would be a walking neighborhood, safe for kids, with a store and café an easy 
walk away. Bayview would have the look and feel of a traditional neighborhood for a high quality of 
life, but also the functionality of high density in order to increase purchasing power and reduce 
walking distances. The goals include a Project large enough to support a cost-effective Village Bus 
service and other mobility features to equal or surpass the mobility of suburbia. The goals include 
environmental sustainability and economic affordability for middle to upper middle income 
households. The goals also include a development large enough to support a neighborly social life 
and have its own special identity.  

Bayview Village liberates residents from dependence on the automobile with no loss of 
functional mobility. Bayview Village replaces a subsidized, destructive, unsustainable fossil carbon 
system with a system based on proximity, efficiency, and amenity. It replaces conventional detached 
homes accessible only by cars with a planned neighborhood with its own grocery store, café, and 
small bus system. Bayview Village reduces a sedentary lifestyle, and increases walking and other 
modes of travel, with travel times comparable to the car-house system. It replaces a labor-intensive, 
high resource-consuming, extensive land use system with one that is inherently more efficient. 

Generally, American residential neighborhoods are areas of very inefficient consumption. The 
Project has economies of scale that achieve a higher quality of life with fewer inputs, lower costs, and 
a different system of pricing, land use, transportation, and energy. Having local businesses in a 
neighborhood, often termed “neo-traditional,” supports walking distances and efficient building. 
This system is poorly understood in the U.S. because the dominance of dispersed, auto-dependent, 
high-cost suburbs limits thinking about large, complex, alternative systems. Even new “transit-
oriented development” pays homage to the car by subsidizing large amounts of under-priced, 
expensive parking. Bayview Village pulls together proven but usually isolated ideas into an integrated 
whole. All the components now exist; the combination is new.  

The components include (1) high-quality housing; (2) affordability of the combined cost of 
housing, transportation, and energy, not just the cost of housing itself; (3) sustainable, “green 
energy” buildings that cost more upfront but provide long-term savings; (4) intensive landscaping 
and attention to design aesthetics to create neighborhood identity and appeal despite being high 
density; (5) sustainable, varied, and convenient transportation alternatives; and (6) a superior quality 
of life that promotes walking, safe streets, and community. Bayview Village plans to tap into an 
under-served market. 

 
Supporting files: See files under /Bayview Village/2.0 Project Description 
/Bayview Village.ppt and /BV details.ppt 
/Brochures, fliers, news/ 
/Pictures of quarry area/ 
/Pictures of view/ 
/Property maps and aerials/ 
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2.1 Community Plan 

Bayview Village would be built on 34 acres located 1000 feet east of the intersection of Carlos 
Bee Blvd. and Mission Blvd. in Hayward, California. The property is part way up the Hayward 
foothills and is buffered by a heavily-wooded ravine with Dobbel Creek to the north, a by rock face 
and wide utility corridor to the east, a low-density residential neighborhood downhill to the west, 
and by Carlos Bee Blvd. on the south. Access is from Carlos Bee Blvd. and Palisade Street on the 
south side. This limited access, combined with the buffering features surrounding the property, 
would make Bayview Village an enclave able to create its own distinct identity.  

The Project is close to California State University East Bay, which is a half a mile further east 
up the hill from the Bayview site. The Hayward BART Station is 1.4 miles down Carlos Bee and 
north up Mission Blvd. These short distances support the Village Bus integrating BART, downtown 
Hayward, Bayview Village, and the CSUEB campus. There is potential to integrate the Project’s 
Village Bus with city and university transit to increase frequency of service. 

Figure #1 shows the conceptual site plan. The layout of streets and walkways emphasizes logical 
walking routes, versus the traditional subdivision with indirect routes and cul-de-sacs. 

Walkways are limited to everyday pedestrian use, emergency services (fire, police, and 
ambulance), major deliveries, and weekly garbage collection; otherwise, motor vehicles are 
prohibited. Most residents would walk easily to the Village Center on the busway (upper Palisade 
Street). Many residents would telecommute from their home offices. Many would use the Village 
Bus, car rental, car-share, biking, or taxis for trips outside of the Village community. Some residents 
would park on site; others, if they own a car, would use off-site parking. Limited, market-based 
parking may be the most controversial aspect of the Project.  

To help pedestrian and disabled accessibility, The Project would have no curbs in most of the 
Project––all the walkways, the Village Center, the Busway. Only Palisade and Overlook would have 
curbs.
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Figure 1. Bayview Village Conceptual Site Plan 
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In Bayview Village, walking would be a major form of transportation. For example, instead of 
driving eight minutes to a store, Village residents may walk five minutes, which is the longest 
walk time in the Project. It might take suburban drivers a minute to walk to their car, get in, and 
get underway, while Village residents have traveled 260 feet. The driver has six minutes on the 
road, and a minute to park, get out, and walk to the store. Village residents in four more minutes 
have traveled 1.060 more feet and reached the store, three minutes ahead of the driver. Research 
shows that congestion and distance are not important in personal travel time decisions; what 
matters is how long the trip takes relative to the importance of the destination. The acceptable 
travel time in relation to destination is called a personal travel time budget.  

The green parcels in Figure #1 denote public open space areas. These would be mini-parks 
providing residents opportunities for gatherings and recreation. Parks and other open space areas 
would be landscaped with drought-tolerant native plantings and irrigated with a combination of 
stored, filtered rain water and greywater.  

Another proposed amenity for both recreation and pedestrian travel is the 238 Trail, which 
would ultimately be five miles long and connect Foothill Blvd near I-580 in Castro Valley to 
Industrial Parkway in South Hayward. “238” refers to the old State Route (SR) 238 Bypass 
proposal, now abandoned, which now has surplus right of way for the Project and for the 238 Trail. 
Bayview Village would plan, construct, and manage the section of the trail coming through the site 
and would dedicate it to public day use by a conservation easement. This section would tie into the 
longer trail, mostly managed by the Hayward Area Recreation District. Just north, the 238 Trail 
would connect to the Ward Creek Greenbelt, with trails down to the municipal swimming pool and 
band shell, and up into the hills.  

The site includes on the east side a steep rock face left by quarrying. The Project would build 
the Bayview Trail climbing up from the Village Center to a picnic spot high enough to overlook the 
San Francisco Bay Area, then gradually descending to the north to come into Village Park C on the 
north side by the creek. The site has spectacular views, including a three-bridge view of the Bay 
Area.  

The colored rectangular shapes in Figure #1 denote the actual buildings. Most of the buildings 
would be three-story, wood-framed structures. This site plan has 1,024 dwelling units, either as 
three to five bedroom townhouses or as one bedroom and studio condominiums. 

Surrounding almost all the developed area is an open space buffer, which would enhance the 
community’s security, identity, and ambiance as a special enclave. To the south are a major artery 
(Carlos Bee Blvd.) and then a vacant lot on slopes descending below the area. To the east are a steep 
rock face cliff and a 200 foot-wide utility corridor. To the north is a wooded ravine. To the west is a 
steep drop down to the single-family neighborhood below, which cannot see the Project. 

This plan has been carefully evaluated by the civil engineering firm of Lea & Braze 
Engineering, Inc. to verify that it is feasible from the perspective of (1) incorporating wet and dry 
utilities into the right-of-ways; (2) complying with City of Hayward right-of-way street criteria 
such as maximum slope, minimum width, and minimum turning radius; (3) estimating cut and fill 
to balance and to provide drainage and ADA-approved slopes; (4) staging grading to optimize 
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delaying cost to close to when needed for phases; and (5) meeting State Water Board regulations for 
storm water treatment with an underground storm water detention pipe-network with metered 
release to the creek to the north or storm drains to south and west. 

The Bayview Village Center would be on the busway above the intersection of Overlook and 
Palisade streets. The Center consists of: 

• Village Busway: The busway has elevated sidewalk bus stops for moving people quickly 
on and off the Village Bus, with features described below under “Village Bus.”  

• Village Store: In the American suburban paradigm, the supermarket is a large store 
catering to infrequent, larger scale shopping. Customers go to the supermarket by car and 
usually stock up on inventory. In the old neighborhood model, the neighborhood grocery is 
a small but conveniently located store carrying a variety of goods meeting weekly and even 
monthly needs, with fast inventory turns and a focus on fresh meats, dairy, produce, and 
other commonly needed items. Customers could use their shopping carts all the way home; 
there is no need to lug groceries. The Village Store would start at a small neighborhood 
size of 2,688 SF and would carry items that the typical Bayview Village homeowner 
wants. If demand justifies, the store can expand into adjacent modules that would 
otherwise be rented until needed. The next size up would be similar to Tesco’s expanding 
Fresh and Easy store, one of which is already operating in Hayward. Residents have more 
than enough purchasing power to make either size work, but it would require good 
management to be successful. Since the residents would own the store, they have every 
incentive to have management that meets their needs and to shop there.  

• Neighborhood Café: The neighborhood café would be located on the second floor, 
enabling the dining area to have sweeping views off to the west, from Mount Tam to 
downtown San Francisco, and south down the peninsula to San Jose. Like the store, it 
would start off small at 1,344 SF and, if demand justified, expand into adjacent rental 
modules. The café would use the roof of the Palisade Building for outside dining. 

• Community Center: Three-stories: Top floor: HOA manager apartments, some 
community space. Onsite management supports high quality attention, security, and 
service. Second floor: a large, dividable multi-purpose room for a fitness center, meetings, 
banquets, and events. This room, like the café, would look out over the Bay and have a 
balcony. The second floor would also have a small kitchen, locker rooms, and small 
offices. The ground floor would house a lobby, the mailboxes, an ATM, a service counter, 
security video surveillance office, small laundry, a room convertible to a day care center, 
bicycle support, and a quiet room with books and a wood-burning EPA-rated stove. 

• Village Square: A small park with benches around a fountain is at the heart of the center, 
a place to meet friends and visitors or relax under the trees. 

The features of the Village Center would be in close proximity to one another and have more 
activity, while the residential areas would be calm and quiet. 
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Supporting files: See /Bayview Village/2.1 Community Plan: Bayview Village Site Plan; special 
site plans for building phases and grading, community center area, existing conditions, finish 
contours, parking, parks center trail walk times, property lines and development limit, and trash 
collection route; spreadsheets on buildings, site areas, and unit planning. 

/Civil Engineering/: Building and grading issues, City of Hayward Mission Blvd. Utilities, 
Grading Plan May 2011, Grading Plan with Walkways Units, Preliminary Engineering Study and 
notes; sewer study, underground utilities cross section 

/Commercial: Village Center Commercial files 
/ Site Plans CAD files: AutoCAD and Design CAD files 

2.2 Green Housing 

Bayview Village would build sustainable units while controlling costs for affordability. Quality 
construction yields operating cost savings, simplified maintenance, and reduced pollution and energy 
consumption.  

For some construction materials and design elements, construction costs are more than offset 
by reduced operating costs. For example: 
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• High-efficiency windows: To avoid major heat-loss/gain, the Project uses high-quality, 
double-paned sound-rated windows with low-e coatings and fiberglass frames. This cost 
increase would be reduced by careful design limiting the location and sizes of windows to 
where they are required by code, and by shading windows from summer sun. 

•  Thicker walls and ceilings: Exterior walls would be framed with 2”x6” studs, though 2x4 is 
adequate per code, to allow thicker insulation. This increased cost would be partially offset by 
spacing studs at 24” on center as allowed by code. 

• High-efficiency HVAC systems: See Green Energy below.  
Research results on modular building were positive but not conclusive. Where cost-effective, 

the Project would use advanced methods such as panelized framing members, engineered materials 
such as wood I-joists, or factory-built modules. With regard to modular methods, Zeta 
Communities has provided extensive information, and, if competitive, could be the builder for this 
Project. Zeta’s manufacturing center is in McClellan, CA, near Sacramento. Modules are trucked 
to foundations prepared in advance and assembled in a day. Within two weeks they are ready for 
occupancy. Although Zeta is a relatively young company, it has established itself as a quality provider 
of green, modular housing for both large and small scale projects. With respect to quality and 
efficiency, Zeta’s modular system offers the following: 

1. Using time-tested manufacturing processes and quality control procedures, Zeta is able to 
construct a precision-crafted housing unit in a factory setting. 

2. Using specialized labor trained to perform specific tasks, Zeta is able to maximize 
craftsmanship at minimal labor cost. 

3. In a factory setting, with production planning and inventory control, waste, debris and 
mistakes are all minimized and weather delay eliminated. 

4. Production planning and control allows for reliable delivery schedules, thereby eliminating 
the risk of errors onsite which contractors face as they intensify work efforts to meet 
deadlines. 

5. Zeta adds efficiency in design process with techniques such as its proprietary “utility core” 
which collocates plumbing, electrical and HVAC in the same wall cavity. 

6. Construction proceeds at the same time as site preparation, saving time. 
Our research, however, did not get into similar detail for field-built or stick-built, which can 

also be cost-effective, but whose costs vary across a wide range from large mid-quality subdivisions 
to one-off, labor-intensive, architect-designed, high-end mansions. Similarly, there are issues to be 
determined concerning spread footing/stem wall foundations, slab foundations, and PT slab 
foundations. In the design phase, the developer would make a determination about the building 
method and the builder based on bids to common specifications for a phase of units, to decide which 
method of construction is most cost-effective for the same design.  

The developer would also determine what green building ideas are most cost-effective in order 
to control costs and achieve our competing goal of affordability. They would also look for cutting-
edge but tested technologies that have been sufficiently commercialized to bring down unit costs.  
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Figure 2, a 2 Bedroom Condominium, 
exemplifies the housing at Bayview Village. It 
illustrates how plumbing fixtures are co-located to 
minimize heat loss through hot water supply.  

The unit also is also designed to be part of 
row housing (no windows on the side and short 
enough for rooms to get outside light from the 
end walls). Row house common walls, unlike the 
thick exterior walls, can be thinner, using less 
expensive 2”x4” stud framing with no loss of 
insulation.  

Rectangular outside walls and many common 
dimensions also help reduce cost. Three-story 
construction optimizes construction cost by using 
wood frame and by having three living levels 
served by one roof and one foundation. 

Supporting files: See /Bayview Village/2.2 
Green Housing: floorplans for the seven unit types, café floorplan, community center, and 
spreadsheet on building and energy costs 

/Building CAD files: AutoCAD and Design CAD files for units, café, community center, 
roof plans for Echo, stairs spreadsheet and drawings 

/Modular vs. Field: Zeta BV Cost Estimate, specs, cost data, floor plans, timeline, and pictures; 
files on Modular vs. field. 

2.3 Green Energy 

Green energy has two major components, passive energy and active energy. Passive energy 
consists of the design, tight construction, insulation, windows and doors discussed under Green 
Housing, which buffer the unit against outside temperatures, reducing the need for active energy.  

Three-story construction, about 30 feet high, has advantages for passive energy, active energy 
and construction. Three story construction has a cross section that balances roof area with the living 
space below. The roof has most of a building’s heat losses and gains, until the building gets too high 
and the walls become more important. Three-story construction avoids exposing too much wall to 
heat loss. Row housing maximizes common walls, further minimizing heat gain and heat loss. The 
roof area is just large enough to have enough solar collectors, which, when combined with building 
efficiency, supply the energy needs of three floors of living space below. In a three-story building, the 
roof area is sufficient to meet the electrical and thermal needs of each two bedroom flat with a PV 
system capacity of 2.82 kilo Watts (kW) and each four bedroom townhouse with a capacity of 4.32 
kW. Three-story construction using wood frame and no elevators avoids the higher cost of higher 
buildings, and uses land more efficiently than lower buildings. 

Active energy uses energy from fossil, solar, and other sources. Bayview uses some fossil fuel, 
natural gas, for cooking and clothes drying. Natural gas replaces electrical demand that would 
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otherwise exceed the roof area available. Natural gas usage is still much lower than for typical 
housing units, has less carbon content than other fossil fuels, and has potential for replacement by 
bio-gas. Natural gas use could be reduced if a resident wanted to use outdoor clothes drying lines in 
back yards and on balconies. There are no technical or economic reasons why indoor dryers could not 
be designed for solar thermal, but there are none on the market yet. 

PV and solar thermal energy until recently have not been competitive in the American market 
because of the underpricing of fossil fuels, but declining prices for PV panels, improved construction 
methods, and increasing fossil fuel price are changing the balance. Tax breaks improve the 
competitiveness of green energy, and an expanding market is driving down costs in the future. Green 
energy will have increasing marketability as consumers see the need to protect themselves against 
rising electrical and fossil prices, and become more committed to green life styles. 

Most of the active energy for the Project would come from photovoltaic (PV) electricity and 
solar thermal energy using Echofirst technology. Echofirst uses PV collectors and thermal panels on 
a sloped roof. Black PV panels have hot air ducts underneath, so they combine PV and thermal for 
greater efficiency. The hot air rises to a thermal hot air panel at top, with ducts into the attic, where 
the mechanicals are located. The attic contains systems for electricity, hot air, hot water, air 
cleaning, and air freshening. An Energy Transfer Module (ETM) heats water and passes hot air on 
for space heat. The ETM also recovers outgoing heat from the living space, and brings in night air 
to cool the house. A hydronic space heater by the ETM boosts space heat. The system includes 
various wires, conduits, dampers, louvers, thermostats, controls, fans, and filters.  

Below the attic inside each unit, besides wire and pipe connections, is a solar hot water tank. 
The water tank achieves over 70 percent of hot water needs from the ETM, and the rest is supplied 
by an electric heating element near the top of the tank. Proper energy management would prevent 
the electrical back up from engaging in the late morning at a time when more hot water is not 
needed, thus allowing the sun to heat the water as the day progresses. PV electricity goes to an 
inverter and the main electrical panel. 

Echofirst has user-friendly computerized controls which allow residents to monitor 
consumption and manage the system to meet their needs and minimize electrical use. The controls 
could be a wall panel in each unit, or use software on a home computer. 

Green energy would supply all electrical needs with no fossil fuel use. Over the course of a year, 
a properly managed dwelling takes off the electrical grid no more electricity than it puts onto the 
grid, which is called net zero on the grid. Typically, a unit supplies surplus energy to the grid during 
summer and takes energy off during the winter to achieve net zero. The Echofirst system provides 
all electricity, space heat, hot water, fresh air, and clean air, and most space cooling. 

The car ports will have PV canopies for energy, heat reflection, and water capture. 
Supporting files: See /Bayview Village/2.3 Green Energy/BV Energy.xlsx, pdfs on solar 

incentives 
/Energy data: various files on energy costs and solar energy 
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2.4 Green Water 

Bayview would have water sustainability. Rain water would be the primary source of irrigation 
water for native, drought-resistant landscaping. In addition to landscaping, walkways would be 
permeable for absorption and ground storage of water. Rain barrels would retain roof rain for 
irrigation. Permeability and unit density significantly reduce pavement per capita and related 
impacts, reducing storm-water runoff and heat-island effect. 

The storm water system would meet “C.3” requirements for on-site retention. Storm water 
would be stored and filtered mechanically in two-foot diameter retention pipes running 
underground in front of units. These pipes would have a one-inch outlet pipe at the downhill end for 
slowly trickling out the water. Water is gradually released for landscaping (bioretention), percolation 
into onsite soils, into Dobbel Creek, or into the city storm drains. This solution is less costly than 
setting aside otherwise buildable land for surface treatment and storage, and it reduces landscape 
irrigation costs. 

Hayward enjoys pristine Hetch Hetchy potable water, with service already on the site. Water 
use would be conserved through EPA WaterSense certified fixtures: dual flush toilets using 1.6 
gallons per big flush, showerheads restricted to two gallons per minute, and washers using 14 gallons 
per load.  

The plan is to have some greywater use, such as, internally from sink to toilet tank, and, 
externally, from washers to landscaping. No potable water would be used for irrigation. 

The city does not have data on available capacity in the Carlos Bee sewer, and sewer flows 
reduced by green water policies may reduce flows to fit within the capacity. 

Supporting files: Preliminary Engineering Study and notes; sewer study, underground utilities 
cross section referenced under Civil Engineering, Community Plan. 

2.5 Green Transportation 

Vital to the marketability of Bayview Village would be providing homeowners with reliable, 
fast, frequent, and cost-effective transportation options. While residents would walk within the 
community, they must be able to travel elsewhere in the Bay Area without feeling inconvenienced. If 
residents have to use cars routinely, the proposed benefits of cost savings and traffic reduction from 
minimal use of a car would be lost. 

The Project therefore incorporates mobility features: walking, Village Bus, on-site leased 
parking, on-site metered parking, off-site leased parking, car share/rental, taxi vouchers, HOA van, 
and electrocart.  

The steep hill location minimizes bicycle potential, except on-site. The nearby CSUEB campus 
is walkable for some people, despite the hill. Already, residents of nearby City View apartments and 
International House routinely walk up to the campus, but it is not a major option. 

Walking. American transportation planning does not take walking seriously; it is treated as a 
minor design problem rather than as a form of transportation that depends on an underlying 
structure (density in enough area, safety, aesthetics, direct routes) to support short walking distances. 
Bayview Village tries to balance the need to get people to walk more with their varying reluctance to 
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do so. Five minutes at three miles an hour is a widely acceptable walk time, and goes a distance of 
1,320 feet. The maximum walk distance from the most remote front door in Bayview Village to the 
Village Center is 1,290 feet, taking 4 minutes 53 seconds. The majority of residents would have 
walk times under three minutes.  

The Village Bus. Instead of buying a house and vehicle parking bundled to it, residents would 
buy a house and a small bus system. The unit price includes a prorated capital cost, and the HOA 
dues cover operating costs.  

The Village Bus would shuttle from the campus, through the Project on the busway, to the 
Hayward BART station and back again, a distance of 2.4 miles (see map). The Bus would make 
stops along the way, giving access to businesses on Mission Blvd. and downtown Hayward, and 
supporting transit-oriented development along the route. The Hayward BART station provides 
access to a large area by BART and many public buses. The system could consist of two ISE-
Thundervolt Diesel-Hybrid buses for low emissions, regenerative braking, alternative fuels, and hill-
climbing speed. ISE is a world leader in electric, hybrid, and fuel cell technology, and a provider of 
alternative energy systems for public buses. These shuttle buses would operate in tandem to provide 
an average wait time of 5 minutes.  

The Village Bus system would be owned and operated by the Bayview Village Homeowners 
Association. The HOA would make decisions about a contract bus operator and levels of service. 
HOA dues would finance operations, with passes (“Eco passes”) for all residents. 

This Project also would build raised sidewalk platforms and use traffic signal preference 
controls. These upgrades would assure reliability and speed up the Bus, improve bus service in the 
corridor, and mitigate impacts anticipated in the Project’s environmental clearance. 

A number of rapid bus features increase the effectiveness of the Village Bus: small (30 foot) 
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buses for nimbleness in traffic, traffic signal and right lane preemption, wide doors and raised 
platforms for fast, no-step boarding, guided docking to get very close to the platform, and “proof of 
purchase” fare inspection, so the driver does not collect fares. These features allow the Bus to 
minimize dwell times at stops, and to accelerate and move in traffic like cars.  

On-site leased parking. Parking is not bundled with the unit price; it is unbundled and leased 
separately. The plan has 100 carports on upper Overlook Avenue, 50 on each side, to be leased based 
on market demand, probably starting at $125 per month (in 2012). Bids for annual leases for 25 
spaces every quarter would determine the lease rate. If the rate dropped, everyone would pay the 
lower rate. If it went up, only the new lessees would pay the higher rate. The revenue would lower 
HOA dues, benefiting everyone. 

On-site metered parking. The plan has 20 metered spaces, to be charged using SFpark 
technologies (http://sfpark.org/). These spaces are convenient to three buildings in the Mixed Use 
Block and to the sixplexes on the west side of Overlook, but less convenient for the store or café. 
The charge is raised and lowered to have on average two vacant spaces during peak demand.  

Off-site leased parking. The Project would arrange for residents to lease from a private 
business, such as a used car lot on Mission Blvd. for the back of the lot, or for land on the 
earthquake fault zone, just south of Carlos Bee Blvd. The cost would be low, and especially serve 
residents who want a car for special trips, e.g., on the week-ends. One possible location, sloped land 
on the south side of Carlos Bee Blvd., is owned by Caltrans and in the Alquist Priolo Earthquake 
zone. It is so close to the Project it would influence the character of parking availability by having a 
big supply of parking much closer than alternatives. 

Car share/rental. Palisade Street would have room for about 15 car share and car rental drop-
off- and pickup spaces. Many residents would likely have arrangements with agencies for easy 
sharing and rentals. The cost would compete with all the other modes. This area would also function 
as a drop-off/pickup lane for private cars.  

Taxi vouchers. Certain trips are particularly important, so the plan is to make them fast and 
affordable, based on an allowance of a few taxi vouchers per month which can accumulate to some 
limited total. They would be specifically for trips to clinics, hospitals, and other health care, and as a 
“guaranteed ride home” from BART when the Village Bus stops running. The Bus would stop 
running when it is not cost-effective compared with taxi vouchers. The HOA would arrange with 
providers to increase convenience. The vouchers would have a limit on value to prevent long trips. It 
might be possible to use them for purposes besides the above. The HOA would develop policy to 
avoid the vouchers from going over budget or benefiting too few people.  

HOA van. The HOA would manage use of a HOA van parked at the Community Center. It 
would be committed to take young students to school, and could be used for trips to Costco, Trader 
Joe’s, the theater, and other events as decided by the HOA.  

Electrocart. A cart like a golf cart but designed to carry freight would be kept at the 
Community Center and used to carry heavy objects to the units. (Moving vans would be allowed 
also.) The electrocart would also be used for maintenance by HOA workers. 

Signage and public education would help people know how to reach the Village. The system is 
not too different from downtown San Francisco or much of Europe, just in an unusual location. For 
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Village residents, the trip to San Francisco would be as fast as by car, and less expensive. Downtown 
Hayward is five to six minutes away and has steadily improving amenities based on more residents 
living in downtown redevelopments. The CSUEB campus, a major cultural destination in its own 
right, is two minutes away. 

Personal and household trip-making is primarily controlled by individual travel time budgets, 
that is, the duration and cost of the trip in relation to its importance. It is not controlled by the 
mode of travel. For example, on average in the Bay Area workers are willing to spend 27 minutes to 
get to work in a car and a bit more by transit. (Commuters take longer transit trips than car trips 
because on transit they can do other things, like read the paper, read a book, study, unwind, or take a 
nap.) The Bay Area commute duration is longer than other metro areas, but not because of 
congestion; it is because people are willing to spend more uncompensated time getting to higher 
paid work, and the region has above-average incomes. People optimize to balance commute time 
and housing value. Secondary locational decision criteria include reaching routine shopping within 8 
to 10 minutes and social and recreation destinations, with a wide range of situations. Travel research 
on dozens of different kinds of trips finds them doable in Bayview Village. Bayview supports 
common travel time budgets, as discussed in a supporting document.  

Supporting files: See /Bayview Village/2.5 Green Transportation/: files on activity and trip 
durations; Bayview trips and commerce; easy destinations from Bayview Village; NHTS data on 
persons or households, trip durations, purposes of trips, mode of travel, vehicle miles traveled, auto 
owned; NHTS data on VMT by density, income; and US car free low mileage statistics; spreadsheet 
on Village Bus. (Also special site plan on parking under 2.1 above.) 

 /Mobility analysis: 24 files on MTC, NHTS, and ATUS data and analysis, supports above. 

2.6 Green Jobs 

Bayview Village would create green jobs or, in more disciplined economic terms: given a 
probable fixed amount of investment in housing, energy, and transportation, green jobs would exist 
instead of conventional jobs in the same sectors. Some green jobs, like assembler, solar installer, and 
transit operator, might cost less per job than the corresponding conventional building trades job. 
Other green jobs, like high tech design and consulting jobs in rapid bus, solar design, and sustainable 
modular building, might pay more. Claims about jobs from green advocates and conventional 
builders tend to be unsubstantiated by careful comparisons; the research has not been done. 

What can be claimed legitimately is that jobs shift from conventional to green; that 
conventional is getting more green; green still includes some conventional jobs; and the difference 
between the two in money and jobs is not likely to be great.  

The real difference is the social and environmental benefits, which are hard to measure in the 
money economy. The analysis for the whole economy is different. The whole economy includes 
valuing non-monetized environmental and social values. In this frame, Bayview Village would show 
large gains compared with sprawled development, car dependency, inefficient land use, fossil fuel 
emissions, pollution, limited walking, and degraded health. Bayview Village achieves non-quantified 
values and frees some spending from the burden of the suburban system to more valued 
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consumption. A more efficient neighborhood system achieves the same goals as the suburban house 
system at a much lower cost.  

2.7 Look and Feel 

A major challenge of Bayview Village is to create a perception of low density in a high density 
neighborhood. The issue is not how dense to build it, but how to build it dense. The streetscape 
would look inviting, familiar, and comfortable, like an up-scale old neighborhood. The systemic 
aspects and economies of scale for the Village Bus, café, and store, which are not visible, need to be 
complemented by high quality design, which is visible. A major reason Bayview could achieve 
density without feeling dense is that it needs hardly any space for vehicles. There are four 
components: building mass and setbacks, trees, facades, and longer views.  

Building mass and setbacks are defined by the shape, height and lengths of building facades and 
their distance across the street or walkway from each other. The Project plans to use rectangular 
foundations for cost control, broken up by offsets among frontages, internal balconies, bay windows, 
and push-outs. Landscaping and ornamentation of facades would be added for visual appeal.  

Buildings three stories high need enough separation for low-rise aesthetics, i.e., a feeling of 
openness and less density, which would be created by setbacks and walkways 32 to 34 feet wide, 
about the height of the buildings. 

Landscaping breaks up the views of the buildings and is attractive in its own right. Tree spacing 
would avoid too many trees that could darken the street, hide the buildings, and overpower the rest 
of the design. At intersections, Bayview could have statuary lions opposite old-fashioned street lights 
on short brick pillars to create entry ways. Six feet of width between the walkways and building 
fronts would be landscaped. 

Facades would have ornamentation; nothing creates a feeling of oppressive density faster than a 
big blank wall. Bayview Village would use neo-Victorian design structural ideas such as lapped 
siding, roof cornices, transoms, slanted and square bay windows; balustrades, porches and porticos; 
building corners, decorative elements on blank walls, etc. Bayview would use selectively ideas such as 
window hoods, window shields, and other window trim; nine-light windows, cornices and gables, 
quoins, finials, bargeboards, spindle work, and sawn decoratives; decorative sticks and shingles; 
rosettes, buttons, bullets, and sunbursts; dentils and beading; brackets; pilasters, columns, and 
colonnettes with caps and capitals; friezes and panels with wreaths, rinceaux or garlands, balusters, 
and newel posts. I like the idea of window flower boxes at ground level. The plan does, however, 
draw the line at towers, witches caps, and external balconies.  

One unresolved issue is exterior window shades, such as a set of slats that slide on an outside 
wall to cover a window, or a protruding flat rectangle sloping down from above the window. These 
modern shades help let in heat in winter and fend off sun in summer, but do not fit with the neo-
Victorian concept.  

Bayview would also use Victorian colors, probably sets of three color palettes consisting of a 
light toned main color, a stronger contrasting trim color, and a flashy highlighting color used with 
restraint.  
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From this cornucopia of possibilities, Bayview Village would incorporate a limited, coherent, 
and affordable set of design choices and test them on focus groups. Buyers would be offered some 
choices within the theme. The result should be affordable and with enduring eye appeal, great variety 
within a consistent theme––a gift to the street. 

Longer views down the walkways would be varied, such as a long graceful curve, views into a 
park, or facades at an angle from the viewpoint. Some views should be a short distance, others long. 
A major reason for six small parks is to provide for varied views. Two plazas on Main Way would 
also help increase visual appeal.  

The Mixed Use Block has linked buildings around a courtyard and access from a main entrance 
on the busway, going to wide central halls, stairs, and elevators. The design would be similar to the 
walkway areas, and also visible from Carlos Bee, Overlook, and Palisade streets.  

Supporting Files: See  /Bayview Village/2.6 Look and Feel 
/Other places: 152 eclectic pictures from about 20 cities 
/SketchUp by Ta: drawings of 3 bdrm TH, 6 plex, Community Center, and Main Way 
/Victorian homes in Alameda: 71 pictures of Victorian homes in Alameda  
/Victorian Ideas: Woody Minor tour of Alameda, Victorian glossary, Victorian design outline 

and PowerPoint, colors spreadsheet, folders and pictures of 5 topics of Victorian design 

2.8 Buyer choice 

The residential unit has to be 95 percent steak to get the buyer’s attention, but often it’s the five 
percent sizzle, a special feeling about a place, that puts a really big decision over the top. Bayview 
Village would have the upgrade options typical of the industry, but have some extras, in addition to 
the look and feel options mentioned above, that could make a big difference with many buyers.  

Bayview would provide some flexibility in interior space. The rectangle of exterior walls, front 
door, and plumbing core would be fixed, but the modular external framing would allow for windows 
and interior walls to be moved around. For example, a buyer might prefer a big walk-in closet and a 
bigger bathroom instead of a larger master bedroom, or may want a downstairs room sized for a 
home office and thus could adjust the living-dining area. A buyer might want a small nursery off a 
bedroom, or large storage area instead of a bedroom with a bath. Some of these options could have 
the same price, while others would be upgrades. Some choices would be worked out in advance; 
others could be created by the buyer. 

Bayview would also provide initial buyers with a structured choice of decorative elements and of 
color sets. For example, there might be several choices for a blank wall, for window trim, or for an 
entry area. A salesperson would work with a client using computerized visualization to display 
upgrades, floor plans, and decorative ideas to the buyer. The display would show changes and 
compute costs to respond to buyer preferences and budget. Model homes also would also help 
buyers visualize their preferences. The choices shown on the computer screen transfer into 
documents for sale, financing, and construction.  
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2.9 HOA Management and Security  

As sales take place, management of the common area would gradually transition to a 
professional Home Owner Association management firm retained and managed by the Board of the 
HOA. Costs would be reduced by offering apartments to the onsite managers.  

Management would perform administrative functions: manage HOA dues collection, security, 
condo sales, rentals by condo owners, homeowner association meetings, the community center, the 
store, the restaurant, carport parking, public parking, the car share/rental area, the Village Bus, taxi 
vouchers, minivan, electrocart, deliveries, utilities, landscaping, maintenance, and related matters.  

There would be some security cameras, careful lighting, and defensible space, but much security 
would be provided simply by knowing everyone, walking around, and listening. The HOA 
management would manage issues among residents before they became serious. Double staffing 
would be avoided. On-duty staff, regardless of specific function, would also be trained for security 
functions.  

The by-laws would have detailed, special procedures for dealing with problem owners, should 
need arise. The HOA would have elected members and a small number of owners selected at 
random who were willing to serve, with terms of office balancing the need for turnover with the 
need for institutional memory and competence from experience. The City of Hayward would back 
up the HOA in emergencies. 

3. Regulatory Compliance 

Regulation is largely determined by the City of Hayward. Though the Project is currently 
conceptual, the City of Hayward has taken action to support it. The City has approved Sustainable 
Mixed Use land use designation and zoning, and has approved a Program EIR for development of 
the surplus right of way in the SR 238 Bypass corridor, which includes the Project area. The 
important regulations include: 

3.1 California Environmental Quality Act (CEQA) 

A landmark set of environmental laws adopted in 1970, CEQA requires considering the 
impacts of a Project on its surrounding environment as well as the environment’s impacts on the 
Project. The impacts of this Project (like any project in California) would be determined by an 
environmental consultant together with a team of specialist-consultants and documented at first in 
an “Initial Study.” Many general impacts have already been addressed in the Program EIR, which 
evaluated the Sustainable Mixed Use plan designation and zoning that apply to the Project area. No 
environmental problems were found. The Project concept is consistent with the designation and 
zoning and thus has regulatory support.  

A Project application would require a more detailed environmental review. The City as lead 
agency would do an Initial Study to review the application and determine a CEQA “track.” Based 
on initial meetings with City staff, this Project could be put on a Mitigated Negative Declaration 
(MND) track, which protects the environment without the much greater time, expense, and 
uncertainty of a Project Environmental Impact Report track. In an MND, all impacts are deemed 
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negligible or are made negligible with mitigations. City areas of concern would probably be local 
traffic, utility services (notably sewer), earthquakes (the site has a geomorphic break), and storm 
water management. 

Traffic volumes would be about one-fifth the level of probable alternative residential 
development. Traffic impacts would be managed primarily by signals or other controls on Carlos 
Bee Blvd. at Overlook and at the busway. Sewer impacts may require expanding a sewer line from 
the Project down to Mission Blvd. If geotechnical investigation finds that the geomorphic interface 
is an active fault, the site plan would be redesigned so that dwelling units maintain a safe set back 
from the fault. The land immediately above the fault line would become available for other uses, 
such as a park or parking. A CEQA investigation may require additional mitigations. 

The Bayview Village Project would benefit the environment by replacing sparse vegetation and 
rock with native landscaping and bird habitat. Existing historic habitat, the wooded slopes in the 
creek area, would not be affected.  

3.2 City of Hayward General Plan and Zoning Ordinance 

The General Plan acts as a blueprint for the long-term development of a city. Zoning regulates 
property more specifically and the density must be consistent with General Plan land use 
designations. The City of Hayward Land Use Map designates most of the site as SMU (Sustainable 
Mixed Use) and the Zoning Map does the same (http://gis.hayward-ca.gov/pdf-
maps/COH_Zoning.pdf). However, seven old lots on the west side of Overlook Avenue on the west 
side of the Project area are zoned RSB6, Single Family Residential, 6000 sf Lots Minimum. SMU 
supports the intended density and land use proposed for Bayview Village, but RSB6 does not. The 
RSB6 area is 4.5 percent of the total Project area. Development on the west side of Overlook would 
require an application to amend the City’s General Plan and its zoning to SMU.  

Some preliminary discussions with City planners have identified public open space, private open 
space, parking, street trees, and breaks in buildings for on-site views, circulation, and emergency 
access as zoning areas of concern. City planners suggested applying to rezone the whole site to 
“Planned Development,” which allows the developer to work collaboratively with the City staff to 
allow greater design flexibility, such as in specifying sizes and locations of small parks within this 
Project. A PD zone is not a blank check; it typically limits density to the existing zoning, and 
otherwise allows exceptions to that zoning. Furthermore, deviations from desired goals have to be 
balanced by going above average for other goals. For example, a short-fall in open space in the 
residential area could be compensated for by trail development contributing to a regional trail and 
providing trail access through a steep, heavily wooded creek area.  

Whether the developer applies for a PD zone or for a redesignation and rezone of the seven lots 
on Overlook remains to be determined.  

This property is also subject to a special zoning district overlay, SD-7. Overlay districts impose 
additional restrictions on properties to address specific needs. In this case, SD-7 calls for a regional 
trail on the property, linking proposed trails to the north and south. The trail must be approved by 
the City and the Hayward Area Recreation District (HARD), which is a municipal corporation 
independent from the City. This Project would comply by providing a trail through the Project, 
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including a small segment of trail to the north to reach Highland Blvd. The exact specification of 
the trail remains to be determined.  

Supporting files: See /Bayview Village/2.9 Regulatory Compliance: City of Hayward Land Use 
and Zoning; Form Based Code PowerPoint, Sustainable Mixed Use Zoning, Planned Development 
Zoning, Open Space Requirements 

/238 land use planning 2007-9 
/City regs applications and fees, in addition to the above 
/Mission Blvd corridor, files relating to utilities and land use planning 

3.3 C.3 Provisions 

The California State Water Resources Control Board (SWRCB) regulates storm water 
management. As related to construction, for many years the SWRCB focused on preventing 
pollution from entering runoff as it exited the site during construction; even silt was considered a 
pollutant. In the past five years, SWRCB has stepped up pollution prevention to regulate runoff 
exiting the site after the construction is complete, the “C.3 Provisions” in reference to its State law 
section number. Not only must pollutants be removed, but the volume of runoff exiting the site 
cannot exceed the volume, pre-construction. This Project would satisfy its C.3 requirements by 
building the underground trickle-out system described above at 2.4 Green Water. 

3.4 Green Building Code 

In January 2011 the State of California took its first step toward regulating green building by 
adopting the California Green Building Standards Code (Title 24). Up until this time, green 
building criteria from most government agencies were made on an advisory basis. Independent 
organizations such as the U.S. Green Building Council (LEED certification) and Build-It-Green 
(Green Point Rated certification) provide guidance, training, and incentives for green building. The 
City of Hayward requires Green Point Rated certification. The new code requires: 
• Installing Energy Star appliances  
• Providing energy monitoring subsystems  
• “Commissioning” buildings, which prepares and tests system-level specifications for green 

buildings 
• Installing insulating covers on whole-house fans 
• Providing at least 1 percent of electrical power consumed by a household from renewable 

sources 
• Installing low flow water fixtures 
• Not using potable water for irrigation 
• Using efficient framing methods such as lining up studs spaced 24” on center under joists or 

trusses also spaced 24” on center 
• Using locally supplied building materials 
• Using Forest Stewardship Council sustainable lumber 
• Installing only direct vent gas fireplaces or sealed wood burning fireplaces 
• Using Low Volatile Organic Chemicals paints, adhesives, caulking, and flooring 
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• Providing individual room comfort controls (such as thermostats, operable windows, fan speed 
controls) 
The Bayview Project would meet or exceed all pertinent codes. 

3.5 Inclusionary Housing Ordinance 

To provide housing for low and moderate income families, the California adopted the 
Community Redevelopment Law in the early 1970s. The law requires new developments to set aside 
percentages of the Project’s housing as affordable, with restrictions on resale to preserve 
affordability. The law also wanted intermixing affordable units with market rate units so low-
income families could become better integrated into the local economy.  

Income levels are established each year based on income data for each urban area from the U.S. 
Department of Housing and Urban Development. The urban area is the Primary Statistical 
Metropolitan Area (PMSA). State regulations are implemented at a regional level by the 
Association of Bay Area Governments (ABAG), the Council of Governments for the 9 counties 
and 101 towns and cities of the Bay Area. Each city is responsible for establishing its own 
inclusionary policies and demonstrating to ABAG a realistic plan to reach affordable housing goals.  

The City of Hayward Inclusionary Housing Ordinance requires that 15 percent of the units in 
Bayview Village be affordable for moderate income households, defined as those with incomes 
below 110 percent of urban area median income for a given size of household. Affordability includes 
mortgage, HOA fees, taxes, and house insurance, with a total cost no more than 35 percent of 
income. In addition, a deed restriction limits increases in the resale price to inflation for at least 45 
years.  

In 2011, in the Oakland PMSA a one person household income limit was $77,500, of which 35 
percent, or $27,143 per year ($2,262 per month) could be used for housing. For five persons, the 
income limit was $128,450, and the housing limit was $44,958 per year ($3,746 per month). The 
inclusionary unit pricing is based on family size and number of bedrooms in the unit: the bigger the 
household, the larger the unit.  

Based on current data from the California Department of Housing and Community 
Development, and assuming 10 percent down, 7 percent interest, and a 30 year mortgage, all 
Bayview Village units qualify for moderate incomes. For example, a one bedroom unit for one 
person would cost $1,476 per month. A five bedroom unit for a five person household would cost 
$3,054 per month. The Project would need to qualify prospective buyers for 15 percent of the units. 
This analysis uses assumptions on the high side for housing cost, and is documented in a spreadsheet. 
The affordability is surprising so the analysis has been reviewed several times trying to find some 
error, but it holds up. Affordability could be a major marketing draw.  

Supporting files: See /Bayview Village/2.9 Regulatory Compliance: City Inclusionary Housing 
Ordinance.pdf; BV and City Inclusionary Housing.xlsx 

3.6  Parking Requirements 
The SMU zoning has an unusual parking requirement: 
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 “Residential Parking Ratios. Residential units are allowed a maximum of 1.3 off-street parking 
spaces per studio or one-bedroom unit and a maximum of 1.5 spaces for units with two or more 
bedrooms.” [bolding added] There is no minimum requirement. The Project has well under these 
maximums (100 leased spaces and 10 public spaces for 1,024 units). 

The Project complies with the zoning, and more parking would be permitted. The temptation 
is to increase the parking to appeal to dominant cultural preferences, but the more parking, the 
more loss of systemic efficiencies: less walking means decreased health; fewer units and more cars 
means reduced commercial viability, lower bus ridership, and less interaction for community. There 
would be less need to develop innovative market education strategies and less demonstration effect 
for the nation. There would be less excitement and less media coverage. 

4. Markets and Marketing 

The US housing boom and bust, unique in world history in its vast size and scope, is nearing its 
end in 2012. The Shiller constant-house index from 1890 to 2010 shows a fantastically high peak in 
the late 2000s and equally fast collapse to early 2012. Prices have dropped to high normal and seem 
likely to fall to normal. A huge overhang of foreclosures, broken chains of ownership, and 
paperwork scandals will slow recovery nationally. By contrast, the strength of the agglomeration 
economies of Silicon Valley and San Francisco are pushing Bay region recovery ahead of the nation. 
Commercial space on the Peninsula will soon tighten up. The growth hubs will push demand 
outward.  

The length of time on the market for home sales is a sign of where the market is. The housing 
inventory in Hayward in early 2012 was down from about six months to 75 days. Housing time on 
market is shrinking. Developers are coming in with rental projects. Short sales are working down 
underwater problems and defaults, as banks figure out how to lose money more slowly. Bayview is 
now more at risk of being too late to market than too early, as Hayward values are likely to start 
coming up in 18 months to two years.  

4.1 Supply and Demand 

Long term projections for demand for housing in Hayward, Alameda County, and the San 
Francisco Bay Area are bullish. A recent study by ERA|AECOM evaluated demand for Hayward: 
“ERA projects demand for approximately 8,900 new residential units in the City of Hayward 
between 2010 and 2030. Of this total, about 5,700 would be single-family units and another 3,170 
would be multi-family units.” (ERA|AECOM, South Hayward BART Area Market Analysis, ERA 
project #18355” by, September, 2009, p. 3) 

Based on the City of Hayward’s Housing Element, which was updated in June 2010, there are 
23,824 owner-occupied housing units and 20,980 renter-occupied units in Hayward. (City of 
Hayward, 2009-2014 Housing Element, p. 17, for 2000. http://www.hayward-
ca.gov/about/generalplan/Chapter05-Housing.pdf) 

On a regional level, ABAG completed an internal study in May of 2009 that projected the 
need to add 635,000 new homes for 1.7 million people for the nine counties over the next 25 years. 
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(Regional Housing Needs Determination Plan, Part B, Regional Profile, p. 1, 
http://www.abag.ca.gov/planning/housingneeds/pdf/RHND_Plan/RHND_Plan-Chapter_1B.pdf ) 

ABAG planners are pushing for denser growth near transit as a way to accommodate growth 
without adding to freeway congestion or losing open space. The ABAG study projected that 
Hayward would have the 10th largest growth as a percent of base population, or 35,600 more people.  

Much detail on market conditions is provided in Susan State’s Bayview Village Market Study of 
July 2011. She reports (p. 8): 

Bayview Village “would introduce a level of sustainable living unlike anything in the CMA, 
resulting in potential upside for absorption among residents seeking this lifestyle. There is 
considerable support on the part of the development team which suggests that the community 
outreach program has the potential to be marketed to an untapped audience, and may well have a 
level of “celebrity” endorsements unlike any conventional new-home community. These 
endorsements could include people and entities tied to sustainable living, green living, co-housing, 
and other contemporary thinking individuals which could result in a tremendous amount of public 
relations articles reaching a broad range of potential buyers/renters. 

News articles written and endorsed by celebrities all across the nation could result in an 
absorption rate that far exceeds a typical subdivision. 

For this reason, we are projecting a potential for absorption rates that could be double (or more) 
that of a typical community. The more optimistic absorption rate, based on extraordinary efforts on 
the part of the development team could yield …For-Sale Program: 10 per month (2015) and 12 to 15 
per month in 2016, moving forward. 

4.2 Pricing 

Pricing was based on cost to achieve industry-preferred internal rates of return. No precisely 
comparable projects could be found because Bayview Village is so different from the market. 
However, market prices were considered.  

Hayward area real estate brokers and The Meyers Group, a regional expert market research 
firm in residential studies, provided consultation for the Bayview Village plan. These experts 
compiled listings of recently sold comparable properties in Hayward. Additional pricing data was 
obtained from websites like Zillow. These websites provided opinions regarding how listed sales were 
not comparable to the units proposed for Bayview Village. Pricing also considered a 10 percent 
increase for the “New Construction Price Premium,” a well-documented preference to buy a new 
home versus a used home. Reasons offered include: (1) the ability to pick carpet colors and 
countertops; (2) maintenance-free living for the first few years; (3) benefitting from the latest 
thinking in architectural flair, features, and functionality; and (4) consistent, pleasant look of the 
surrounding neighborhood (in older neighborhoods, the extent to which each neighbor takes care of 
his or her house and front yard differs greatly). The percentage increase from the “New 
Construction Price Premium” varies by location. It increases: (1) with the limited availability of new 
homes in the area, (2) if the existing housing stock is older, and (3) if demand for housing in the area 
is strong. In Seattle, the new construction premium has been documented as 30 percent or more. 
(“New Construction Price Premium Nearly Vanishes” by The Tim, Seattle Bubble, August 26, 
2010, p. 1 http://seattlebubble.com/blog/2010/08/26/new-construction-price-premium-nearly-
vanishes/) 
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This approach to establishing pricing follows the industry practice of taking a “snap shot in 
time.” Housing prices are likely to rise with the rate of inflation in the region, along with labor and 
material costs. But since, for real estate development, price inflation improves profits more than cost 
inflation lowers them, the Project should perform better than a “snap shot in time” approach 
suggests. Nonetheless, this industry practice introduces an appropriate level of conservatism to the 
financial projections. 

Historic pricing, however, should be taken with a grain of salt due to the volatility of the 
market in recent years. Oddly enough, older prices are more useful than those from the boom-bust 
era. 

Pricing is also influenced by costs. So far, analysis indicates that the savings from not building 
the usual streets, parking, garages, and off-site improvements is offset by the cost of the Village Bus, 
community center, café, store, and landscaping. However, Bayview is so different that comparing it 
to a typical suburban development is like comparing apples and oranges. Prices based on costs, a 
moderate absorption rate of 36 units per quarter, and an internal rate of return on equity investment 
just over 30 percent over 12 years, are competitive. This competitive pricing would probably be the 
most important initial feature of the Project for marketing. Costs may even be lower than currently 
projected; Bayview Village prices would come down a bit if costs for HOA transportation were 
removed where they replace car costs. This research is pending.  

Selling the whole Bayview Village Project to one firm for rentals would not be profitable 
because the extra costs of rentals push the price up too high to be sellable. The plan is to sell all the 
unit to individual buyers, but also facilitate some rental options. In addition to owner-occupied and 
straight rental by an individual owner, the Project should have the HOA manager as rental agent for 
the owner. The HOA could also facilitate lease purchase for owners at their option.  

The economics are different for a larger-scale rental firm and individual owners, so there could 
be a role for the HOA. Assumptions used in rental pro formas indicate that but rentals by individual 
buyers who want to rent could work. These buyers may decide that operating costs would be lower 
than usual assumptions, that costs may mostly be covered in the HOA fee, and that they would have 
no vacancies, or short vacancies. They may want to rent to family members; to sell in the future, 
counting on rising prices; to hold the property to live in at some future date; or to have the prestige 
of owning part of a paradigm-changing, sustainable project.  

The recent housing bust and foreclosure crisis has spawned a new business of buying and fixing 
up foreclosed homes, and then renting those homes, sometimes to the former owners. Some owners 
offer tenants a lease with an option to purchase at a fixed price while tenants recover income, repair 
credit ratings, and save for a down payment. The lease-option also gives the tenants hope for 
ownership and a stake in maintaining the property. In Bayview Village, the lease-option would be 
restricted to those with adequate income, an interest in buying, a trip-pattern that works, and 
supportive attitudes. The lease-option gives renters the chance to find out if Bayview works for 
them, perhaps giving up a car, reducing use of a car, or living car-free altogether for maximum 
savings. 
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Rental would ideally cost a little more than lease-option, and lease-option a little more than 
owning. However, the willingness of residents to make the village work is more important than 
whether they rent, own, or have a lease-option.  

Units will be marketed and sold in three connected pieces: the house, the energy package, and 
the typical upgrade options. The capital cost of green energy is high. However, the actual operating 
cost is close to zero. Including energy costs in the base housing cost could make Bayview units 
appear uncompetitive, but creative financing––leasing, energy mortgages––is becoming available, 
allowing energy systems to be financed separately from the base mortgage. These two mortgages––
one for the house itself and one for energy systems––allows homebuyers to compare the cost of the 
house to other houses, and the amortization of the energy load to their PG&E bill. An energy 
mortgage and a base house mortgage would also clarify things for the banks, which are familiar with 
considering energy costs in qualifying buyers for loans.  

The Bayview sales office would help buyers analyze their utility costs, showing that green energy 
is affordable and is protected against future price increases. The pro forma is based on current prices, 
many of which are not likely to come down except for PV panels. The table below is frequently 
adjusted; here are the numbers from October 8, 2011: 

 

Unit	  Type	   Qty	   Living	  Space	  
Basic	  Unit	  
Price	   $	  per	  sf	  

Green	  
Energy	  Price	  

Studio	   40	   441	   $182,285	   $413	   $20,955	  
One	  Bdrm	   150	   523	   $197,277	   $377	   $22,561	  
Two	  Bdrm	  One	  Bath	   186	   795	   $266,165	   $335	   $27,890	  
Two	  Bdrm	  Two	  Bath	   312	   859	   $281,644	   $328	   $29,144	  

Three	  Bdrm	   170	   1,499	   $309,236	   $206	   $41,681	  
Four	  Bdrm	   102	   1,702	   $330,921	   $194	   $45,658	  
Five	  Bdrm	   64	   2,115	   $395,022	   $187	   $53,749	  
Total	   1,024	   	  	   	  	   	  	   	  	  

4.3 Buyer Profiles and Markets 

HAPA launched a website for this Project beginning in December of 2006 for several purposes: 
(1) to build an interest list of potential buyers, (2) to test the market to verify interest in the concept, 
and (3) to identify market segments that the company should target when sales begin in earnest. The 
website provided detailed information about the Project, including an early version of a site plan, 
floor plans, description of benefits, and preliminary pricing. An email address was provided for 
submitting requests to be put on an interest list or for further inquiries. The Project was on Craig’s 
List for about two years and publicized in other ways. Respondents were contacted and wrote 
profiles explaining their interest, or profiles were written by the Hayward Area Planning Association 
based on the survey answers and approved by the respondents.  
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An interest list of 125 families was been compiled. From this and other research, major market 
segments were identified: retirees; CSUEB students, faculty, and staff, BART users, and home 
office workers.  

1. Retirees: This buyer segment is attracted to a peaceful, safe, and walkable neighborhood, 
no yard or exterior house maintenance, security, and ease of leaving home for travel. This 
group is mostly active and involved in the community, where day-to-day activities are 
social and recreational rather than work-related. They would have other seniors to 
associate with as well as other ages. Furthermore, this group has tended to live in the Bay 
Area for many years and wishes to continue to do so because of ties to family, friends, 
various group activities, and attractions. Often, this buyer group has given up or greatly 
reduced its driving because of age and the stresses and expenses that go with a car. For 
them, living in Bayview Village would improve their mobility. 

2. CSUEB Campus: Administrators, staff, faculty, students, and others who want to live close 
to a university would be attracted to this Project because of its proximity to the university. 
Residents can hop on a free bus and get to campus in two minutes. Similarly, other 
employees along the Mission Blvd. corridor and downtown, including City Hall, would 
reach work in about six minutes once on the bus. Local employees would have the ability 
to get to work without a car, saving on both the cost of driving and of car ownership. 

3. BART and Bus Commuters: At many transit villages on former BART parking lots, renters 
are noted for paying a premium ($100 to $300 per month) over other rental options to get a 
short walk to BART. Vacancy rates at these villages tend to be very low. These renters 
ultimately save money by avoiding car ownership. Several condominium developments 
near Hayward BART have sold well. Though Bayview Village is not walkable to BART, 
the fast (six minutes), frequent, and convenient bus shuttle service to BART makes it 
comparable to BART transit villages. Bus commuters can live in Bayview Village and 
have work trips competitive with or better than those of drivers. The Hayward BART 
station is an AC Transit hub with buses serving a large area around the Hayward area. 
There is a special express bus to San Mateo with stops in Foster City and Oracle’s 
worksite. Its travel time is 45 minutes, it costs less and is more pleasant than driving. 

4. Home Office Workers: A growing segment of the workforce spends a significant portion 
of the workweek at home, working, for example, at their computers in their home offices, 
or in their shops making artisan products, or operating mail order businesses. Empowered 
by inexpensive computer systems and high-speed internet access, businesses are finding 
that it is cheaper and more productive to employ people working out of their homes. More 
self-employed small businesses also can work from a home-work unit. Floor plans 
showing bedrooms could also show them as work spaces, and there is some flexibility 
within the outside wall perimeter to meet buyer needs. The three-bedroom unit is 
especially designed with spacious flex space on the ground floor. It can have a kitchen and 
be a shop, home office, or small living unit. For home workers, living at Bayview Village 
would allow working while being part of a peaceful, pedestrian-based community. Such an 
environment fosters opportunities for social interaction with neighbors, something 
telecommuters would especially appreciate, for they often complain about feeling isolated 
as much as they prefer working at home. 
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5. Minor markets include “tree-huggers,” health-seekers, people with disabilities (for ground 
floor units), and community-seekers. In particular, environmentalists are a growing market 
in the Bay Area. Where minor markets overlap with the four major markets described 
above, Bayview becomes even more attractive. Perhaps about 20 percent or fewer will 
have these considerations as a major reason to buy, while about 80 percent will be buyers 
seeing a good price in a good location, and figuring out it would work for their travel 
pattern. Their mode of travel would change, but their lifestyle would be maintained. 

 
Response to the Project’s website from some people has been passionate. For example, a San 

Diego urban planner said he would move to the Bay Area just to embrace the pedestrian lifestyle. 
He said, “I am very excited to be part of this. Keep me informed!” Environmentalists can not only 
find a personal lifestyle to live their values, but also demonstrate to the larger development world 
that an alternative system can provide sustainability, affordability, mobility, and profitability. I am 
part of this group. My wife and I want a five-bedroom townhouse at the top of the Project, and we 
can afford it. 

Bayview Village is clearly not going to appeal to the traditional market for single detached 
houses, but it would appeal to many buyers who now have few or no options in the marketplace. 
Thus, this Project offers them strong benefits not readily available elsewhere in the Bay Area or even 
in the whole country.  

4.3 Marketing 

The initial absorption is likely to be strong, but may be misleading. Given a five-year sales 
build-out, absorption of pent-up demand, and a slump in the housing market or the economy, sales 
could fall below those expected in the pro formas. At that point, conventional strategies of price 
cutting, bonuses, and more promotion may have limited utility compared to innovative consumer 
education.  

Several ideas for creative marketing strategies include: 
1. Humorous YouTube videos, which could go viral, that act out travel times for a trip to the 

coffee shop in the morning, more amenities for the same cost, use of savings possible from 
car-free living, something fun that is easy in Bayview and hard in suburbia, a comparison 
shopping trip, getting to work faster, easy retirement living, or a flex space use that zooms 
in from a suburban setting then zooms out to the Bayview setting.  

2. Using an ad firm that has been very successful in selling some other product––milk, cars, 
whatever––to bring some creativity to home sales. Dial House, for example, sells to geeks 
and educated people (http://vimeo.com/17680669). 

3. Market development would screen people to find probable buyers based on desire to buy a 
house in the East Bay, an accessible work location, retirement, or home office situation, 
and probable income. Prospects would be paid $50 for an hour at Bayview to see if their 
travel needs can be met in Bayview and for a tour of a model home. The visit should start 
from Hayward BART on the rapid shuttle. This strategy would have the advantage or 
providing specific information to likely buyers.  
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Supporting files: /Bayview Village/4 Marketing/1 Susan State Market Study 7.19.11.pdf and 2 
Profiles of Interested Parties.pdf 

/Articles of interest/: 44 interesting articles on a wide range of issues 
/Comparables, prices, projects: files on new housing in Hayward, rent comparison, Tom Silva 

[owner of a number of well-run apartment complexes in Hayward] on rentals, pricing, floorplans, 
Panasonic new solar town, Sonoma Mountain Village, Joe Braun [Harbor Square development, 
Bainbridge Island] and related developments, Attached Housing Stats for Alameda County 

/CSU student surveys: reports of surveys of CSUEB students in 2003-2005 
/Interested party profiles: more files 
/Marketing: Advertising ideas, Alameda County Employment, Mkt segments and BV features 

outline, groups to market to, MTC files on Choosing Where to Live (new mover survey), 
comments on Susan State report drafts. 

5. Financing and Stages 

5.1 Financing 

Financial analyses of Bayview Village cover hard costs, revenues, equity and financing 
requirements, and anticipated returns are in pro formas in the Dropbox and on the web. They 
provide projections given varying absorption rates, aggressive 9, reasonable 12, and conservative 15 
years. The pro forma allows “what if” testing of key inputs that then automatically ripple through 
the pages. The estimate for Internal Rate of Return requires some entry by the user on the Cash 
Flow page. The most important assumption is the absorption rate at the assumed prices. The cost of 
the land also has a major impact. Changing absorption rates are also a proxy for other factors that 
could speed up or slow down the Project. 

The pro formas have 18 Pages: Inputs, Income, Sales, GMA by Construction Phase, GMA by 
Unit Type, Cash Flow, Land, Site Improvements, Site Improvements by Phase, Site Project Team, 
Site Project Fees, Residential Buildings, HOA Assets, Energy, Building Fees, Building Team, Bus, 
and Timing. 

The reasonable Project pro forma (BV Pro Forma 12 Years.xlsm) shows, for a medium 
absorption rate of 36 sales per quarter (2.8 per week), a 14.6 percent pretax profit margin and a 31.9 
percent internal rate of return on investment. It shows that the Project would require $27.8 million 
of construction lending at the peak. Equity needed is $5.5 million, and payouts to the developer 
would start at the end of year 5. Gross costs, hard costs, and financing total $275 million, and total 
revenue equal $322 million, for a gross pretax margin of 14.6 percent. 

There can be no assurance the Project would perform as estimated in this pro forma. It could 
do better; it could do worse; there are no guarantees. Pro forma assumptions are believed to be 
reasonable based on the best available current information.  

5.2 Stages 

The Bayview Village Project would have several stages.  
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1. Preliminary organization. The developer performs extensive due diligence and reviews 
Project documentation, determining closeness of interest in the concepts or possibilities that move 
toward conventional development, and determining whether and how to work with me. The work 
should include some land appraisal and some assessment of the geomorphic break, and might 
include some legal and organizational developments. 

2. Control of the land. The land is owned by Caltrans except for two lots with houses, subject 
to the stipulation and state law, that could be sold to Caltrans tenants. In 2012, Caltrans has been 
working on selling a few hundred houses to qualified tenants. Caltrans is required by special statute 
to sell the land and use the proceeds for a specific list of highway projects in central Alameda 
County over the next several years.  

The Caltrans official in charge of disposition is Mark Weaver, Deputy District Director for 
Right of Way, District 4, with offices in Oakland. He will offer the land at public auction at a time 
of his choosing. A potential buyer should persuade him to offer the area in the site plan area as one 
parcel, rather than as several different parcels. Factors which could influence his thinking on when to 
sell the property are completing the sales of housing under the stipulation, recovering raw land 
values, meeting the need for surplus land sales to fund a listed highway project on time, and 
receiving some offer from a bidder that seems reasonable to him.  

Given a probable land value of about $13 million and the peculiar SMU zoning, few bidders are 
likely to be willing to go very high. A buyer should not offer more for the land than its value for a 
conventional project even though Bayview might support a higher land value, so that if Bayview 
fails, the owner could still build the alternative project.  

If a lot or two is sold to a tenant, Bayview should negotiate a sale that would move the new 
owner to a property of equal of greater value, or redesign the Project to fit around the property. 
There are numerous vacant lots below Overlook that provide comparable locations and views.  

3. Securing financing. Caltrans is likely to allow option purchase with 10 percent down and two 
years to find financing. The developer is likely to get some probable source for the Acquisition and 
Development (A and D) loan during due diligence, but will need to nail it down. CalPERS would 
be a good source, as well as some other retirement fund, a big bank, insurance company, 
commingled real estate fund, or green patient investors.  

4. Entitlement. Entitlement requires several consultants to work with the City on a large and 
complex application. Transparency about the pro forma, economies of scale of the store and bus, 
and cost-based pricing will be important to help city staff understand the Project and avoid nickel 
and diming it to death. The Project has solid political support with the City Council, but there are 
likely to be some specific bumps on details. Entitlement should take about a year, and if the risk of 
being late to market is there, some pressure should be maintained on city staff to not sit on the 
paperwork.  

8. Design. Design involves consultants preparing detailed plans and documents to meet City 
and State requirements, but is relatively predictable. At the end of design, all elements have to be in 
place for the next stage. The developer pays all costs through design. At some point during design 
the developer would probably make a 30 percent down payment and, with funds from the A and D 
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loan, buy the land. The A and D loan also finances the land improvements. Building loans finance 
building construction. 

Sales and marketing consultants and managers would determine the mix of housing types and 
design to appeal to the targeted homebuyer segments. Preliminary construction management 
begins. 

9. Land Improvements. Construction management operations increase to run many contracts 
for improvements and coordinate with city inspectors. Land improvements in five grading phases 
support building phases. The pro forma delays grading to be close to building in order to delay 
expenditures as long as possible, thus saving on the interest charged on loans. The first phase requires 
little grading at the south end and an early start on the Mixed Use Building. Grading operations are 
planned to be separate from occupied units to avoid bothering residents. 

10. Building construction. Five grading phases support 11 building phases; grading and 
building overlap in time. Both grading and building are designed to respond to sales, thus reducing 
time between outlay and revenue.  

Phase One at the south end requires a minimum of grading and utility work. First built is the 
Mixed Use Building with temporary space for the construction office, a sales office, and an HOA. 
Phase Two, just north, requires extensive grading and would have two bedroom sixplex condo and 
three bedroom townhouses. The condos and townhouses include model homes and units for sale. 

Building phase 1 has studios and one bedroom units. The Mixed Use Building is one of five 
surrounding a park. When its units are sold, the next building begins. Phase 2 includes two types of 
two bedroom condo flats and three story townhouses, so that five building types come early to 
market. The mix of unit types should depend on market demand. 

11. Close-out. As units are sold and an HOA established, the developer gets a final pay out 
and control of the property fully shifts to the unit owners and the HOA, which is owned collectively 
by the unit owners.  

Supporting files: /Bayview Village/5 Financing and Phases xlsms: BV Pro Forma 9 years, 12 
years, 16 years, and summary, BV HOA Budgets; Village Center Commercial.pdf 

6. Risk Factors 

On any project this large, some things go wrong. This Project is different mainly in having 
more uncertainty, up and down, because it has not been done before. Bayview Village has two main 
risks: land price and absorption rate. Land prices for raw land are very low at the moment (winter 
2012). The Bayview land value estimate is based on rents at City View, a nearby high-quality 
apartment complex which is the most likely type of conventional development for the Project area. 
City View rents are high, so the estimate of land value might be high. There is a risk that bidding at 
auction could rise higher than a developer is willing to pay. If acquisition succeeds, there is a risk that 
two lots with houses on the west side of Overlook might be purchased by Caltrans tenants, creating 
problems of assemblage. The site plan might have to be revised or there might be some expense to 
buy the properties.  
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Land value plays a very dynamic role in the pro formas. The land purchase is the biggest cost for 
the developer, comes early in the Project, has a delayed return, and is highly leveraged, so it has a big 
impact on return on investment.  

The other big risk is the absorption rate. It is so important that the pro formas have three 
different rates: fast, moderate, and slow. Prices based on cost are unlikely to go below competing 
projects with comparable unit sizes. A fast absorption––selling units faster than expected, at the 
planned price—would be very profitable, while selling units more slowly below the planned price 
would reduce returns. It is not just a question of Bayview versus other housing, but also the whole 
economy, the recovery of the real estate market when the Project comes on line, and the potential 
for buyer education—all impossible to predict.  

For these reasons, Bayview should be funded by a patient, green developer committed to the 
values of the Project, willing to wait for a return, and confident that an imaginative buyer education 
program can recover sales during some slumps through a five year selling period.  

Supporting files: /Bayview Village/6 Risk Factors/Green Ratings/Green Ratings/: files on 
CCAP emissions calculator, LEED compared to ACWMA, LEED for ND latest guidance and 
spreadsheet (2009 08 2011; ND Docs6407.xls). 

/Caltrans files on CTC procedure for sale of excess property, email with Robert Macpherson, 
and Overlook tenant purchase problem. 

/Geotechnical files on preliminary hazards evaluation, cost proposals, site geological features 

7. The LLC Option 

This section applies to the investor option, not the development firm option. Some topics are 
not discussed here: the employee retirement fund law called ERISA; legal liability; and expenses 
reimbursable to the management team.  

A word of caution: To experienced investors, the following will look like a Private Placement 
Memorandum (PPM), and indeed it is a draft that could become part of a PPM. A real PPM has a 
legal significance which this discussion does not have. If you are an investor, you would probably 
write your own PPM or work with HAPA to develop a PPM. If you are not an investor, the 
following provides a good education on how investing works with investors, an LLC, a Board of 
Directors, and a management team. An alternative form of investment is by a development firm, 
where one company already has substantial funds and manages the Project. 

7.1 Investor accreditation.  

Purchase of shares in a possible Bayview Village LLC would be restricted to “accredited 
investors” as defined in Regulation D, Rule 501 of the Securities and Exchange Commission. 
Investors would sign a “Subscription Agreement,” which basically states that the signing party 
understands the criteria for accreditation and affirms himself or herself to be an “accredited 
investor”: 

The federal law defines the accredited investor in Rule 501 of Regulation D as: 
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1. a bank, insurance company, registered investment company, business development 
company, or small business investment company;  

2. an employee benefit plan, within the meaning of the Employee Retirement Income 
Security Act, if a bank, insurance company, or registered investment adviser makes the 
investment decisions, or if the plan has total assets in excess of $5 million;  

3. a charitable organization, corporation, or partnership with assets exceeding $5 million;  
4. a director, executive officer, or general partner of the company selling the securities;  
5. a business in which all the equity owners are accredited investors;  
6. a natural person who has individual net worth, or joint net worth with the person’s spouse, 

that exceeds $1 million at the time of the purchase;  
7. a natural person with income exceeding $200,000 in each of the two most recent years or 

joint income with a spouse exceeding $300,000 for those years and a reasonable 
expectation of the same income level in the current year; or  

8. A trust with assets in excess of $5 million, not formed to acquire the securities offered, 
whose purchases a sophisticated person makes.  

For more information about the SEC’s registration requirements and common exemptions, 
read the SEC brochure, Q&A: Small Business & the SEC.  

7.2 Investors and the LLC.  

Investors would invest in shares in a Limited Liability Corporation (LLC) controlled by a 
Board of Directors, which employs a management team to execute the Project. Investors would 
relate to the management team through the Board of Directors. An annual investors’ meeting, 
similar to a shareholders’ meeting, would provide investors with an opportunity to hear from the 
management team and Board of Directors directly as to the progress, schedule, and budget of the 
Project. This annual meeting would provide a forum for questions and answers as well as exchange 
of ideas. For the convenience of investors, participation may be in person, by conference call, or by 
video conferencing.  

Investors would elect the Board of Directors. As the situation warrants, they would increase 
equity pledges to the Project. Investors would be kept informed of activities and exchange ideas by a 
monthly summary email and by access as needed to the Board of Directors, and the Board would 
have free access to Project managers, to assure a transparent and open flow of information with 
them.  

Prior to the inception of the LLC, each investor would be required to commit a specific 
amount of capital towards funding the early stages of the Project, based on that investor’s financial 
wherewithal and preferences. In exchange, investors would receive stock certificates reflecting a pro 
rata percentage interest in the investor equity returns. The minimum investment would be 
$100,000. Stock shares would be priced at $10,000 per share. Since this company would be privately 
held, stocks would not be revalued through a market maker or an exchange; they would retain their 
notional value.  

Investors would be required to contribute some money based on the pledge at the inception of 
the LLC. The money would go into an independent interest-bearing escrow account.  
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Periodically, the management team would submit a funding request to the investor group, 
specifying the use of funds for the upcoming period, and allocating the funding request to each 
investor based on their pro rata pledge. The investors would be required to review the funding 
request and file any questions or disputes within 30 days. Otherwise, the escrow officer would 
distribute requested funds from the escrow account and place them into the LLC working capital 
account. The management team would provide investors with actual expenditure accounts for each 
prior funding period. 

Investors would agree to recognize that this type of investment is illiquid. They would be 
prepared to receive no dividend distributions over a period of several years. Their positions could be 
sold or transferred by their own marketing efforts, subject to review and approval of the 
management team.  

Other investor rights and responsibilities would be specified in the LLC formation documents. 
For income tax purposes, the Bayview Village LLC would be a pass-through entity, where each 
investor would be responsible for filing a tax return and incorporating an accurate reflection of gains 
and losses from his or her participation in this investment. 

Investors would agree that their investment in the Bayview Village LLC would have rights and 
responsibilities similar to typical private equity investments. For example, claims to proceeds from 
the sale of houses are secondary to claims by lenders, suppliers, contractors, consultants, tax 
obligations, and management fees. 

7.3 The Board of Directors  

To represent the interests of the investors and other parties-in-interest, a three-member Board 
of Directors would be elected annually, except for the first year, where the initial Board members 
would be appointed members, as described below. The Board of Directors would be responsible for 
setting business strategies for the Project, for frequently reviewing the accounting reports prepared 
by the management team, and for confirming funding requests. Additionally, the Board would 
make termination and hiring decisions of the management team, set performance objectives for 
each team member, and establish annual bonus amounts. The Board would not be responsible for or 
have any direct control of day-to-day operating decisions of the management team, but would be 
involved in strategy discussions leading to those decisions. 

In one scenario, I, Sherman Lewis, would be Chairman of the Board, serving without 
compensation. There have been some rumors that I would benefit financially from this Project. This 
is not true. I have spent over $100,000 in developing plans for Bayview Village, but all of my 
spending has been tax-deductible donations. My donations go to the San Francisco Study Center, 
the fiscal sponsor for the Hayward Area Planning Association (HAPA). The Center is a 501(c)(3). 
Since March, 2006, HAPA has been incorporated in California as a 501(c)(3) non-profit 
corporation. The Center, as fiscal sponsor, manages all income and expenses, and does all the 
accounting and required reporting to the state of California on HAPA. Other HAPA supporters 
have also contributed to the Center.  

No member of the HAPA Board nor HAPA itself can make any profit from Bayview Village. 
Any money for HAPA has to go to the San Francisco Study Center and to be spent consistent with 
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the 501(c)(3) law. I fervently hope to pass all future expenses from HAPA to a developer. The tax 
law not only prevents me from profiting, but also requires that HAPA serve a public interest 
purpose like education and research. HAPA interprets that to mean that the results of our work be 
made available to the public to the extent that SEC Regulation D allows, and not kept secret. 
Bayview Village research has value even if investors are not found. In particular, the financial 
analyses, called pro formas, which usually kept highly confidential, are on the web available to the 
public. 

As President of the Hayward Area Planning Association, I have advocated comprehensive 
market-based solutions for Hayward’s urban development since 1978. I have actively participated in 
many other organizations to address traffic, open space, and other issues in Hayward. I promoted of 
this Project since its earliest conceptual stages dating back to 2003. 

I am Professor Emeritus of Political Science at the California State University, East Bay where 
I taught from 1967 through 2010. I graduated with a BA, magna cum laude, from Harvard College 
and have a PhD in Political Science from Columbia University. My academic research has 
emphasized urban planning, integrated modeling, and pricing reforms as mechanisms for increasing 
sustainability while improving quality of life. Planners have traditionally viewed “transportation” and 
“housing” as distinct disciplines, while my work recognizes that the integration of transportation and 
pricing solutions into the residential land use plan is the key to encouraging homeowners to reduce 
their dependency on cars in favor of an equally mobile but healthier, carbon-minimizing lifestyle  

If not as Chair of the Board of an LLC, I hope to be involved in any way possible in helping 
develop Bayview Village.  

In the LLC option, two board positions would remain for representatives from the investor 
group who holds the majority interest in the company. Probably, these investors would have 
experience in managing large-scale residential projects and offer strategic guidance to the 
management team on matters pertaining to cash flow, sourcing debt, evaluating pricing and 
absorption, and so forth. 

7.4 Management  

The LLC would be professionally managed by a team of experienced real estate development 
executives. A possible team was developed in 2011 to execute the Project. Thumbnail sketches of 
the team are below and their resumes are found in Bayview Village/3 Management 
Plan/Resumes.docx. The individuals proposed have extensive backgrounds functioning in various 
senior management positions for homebuilders in Northern California. As of 2011, they worked as 
independent consultants and at that time were flexible about start date and weekly time 
commitment.  

The management team would manage operations, such as (1) working with government 
agencies, (2) hiring subcontractors, (3) managing cash flow, (4) overseeing marketing and sales, and 
(5) managing product quality. Each member of the management team would be compensated 
starting at an hourly rate in the $150 to $200 per hour range, which allows participation on a part-
time, as-needed basis. Additional allowance would be made for necessary overhead expenses. 
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Management should also receive a performance bonus specified earlier by the Board of Directors 
when milestones for control of the property, entitlement, and the securing of the A and D loan 

The team would be activated sequentially as needed.  
President: David Dolter. Dave Dolter has over 30 years of experience in both the public and 

private sector in relation to real estate development. Highlights from his work history include 
positions as co-owner of a large-scale regional homebuilding company, as an executive in charge of 
entitlements obtaining approvals for over 8500 units during his tenure, and as City Manager of 
Redondo Beach and Redevelopment Director of Santa Monica. Dave is a guest lecturer at UC-
Berkeley’s College of Environmental Design. A more detailed work history, including a listing of 
projects Dave has worked on, is provided in Appendix C. 

Vice President, Sales & Marketing: Owen Poole. Owen Poole brings 30 years of experience to 
this Project as a real estate professional with expertise in the areas of sales/marketing management, 
land acquisitions, and project management. His background includes land acquisitions for a number 
of large-scale projects in Northern California. Owen is a former division President to Morrison 
Homes. He also brings a broad perspective from overseas projects he has managed in Australia, 
Canada, and Iran. A more detailed work history, including a listing of Owen’s projects, is provided 
in Appendix C. 

Vice President, Operations: David Jacobson David Jacobson has 25 years of diverse experiences 
in engineering, finance, and project management. Dave is a former civil engineer, a general 
management consultant with emphasis in financial/operational controls, and for the past 13 years, an 
independent real estate development consultant.  

David holds a Bachelor of Arts, cum laude, and a Masters in Systems Engineering from the 
University of Arizona. He holds an MBA from Stanford Graduate School of Business with an 
emphasis in finance and a Chartered Financial Analyst (CFA) designation. A more detailed work 
history, including a listing of projects he has consulted on, is provided in Appendix C. 

Controller: to be determined 

7.5 Accounting/Reporting 

The management team, primarily the Controller, would be responsible for maintaining 
accounting records that are accurate and provide full transparency into the financial activity of the 
LLC. Accounting records would be available to any investor upon request, subject to a one business 
day notice. 

Accounting. The management team would maintain conventional financial and cost accounting 
records using accounting software specialized for real estate development and construction, such as 
J.D. Edwards or Timberline. All cash flows would be posted to a ledger. On a quarterly basis, a trial 
balance sheet would be prepared and adjusted journal entries made. Financial statements would be 
prepared quarterly: balance sheet, income statement, and cash flow statement, plus any footnotes. 
The LLC fiscal year would correspond to the calendar year, so that fourth quarter statements could 
be used in preparing income tax documentation for the investor group. 
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Regarding cost accounting, a detailed budget would be prepared just prior to LLC inception. It 
would be continuously updated as new information becomes available; any changes to the budget 
would go through a formal management approval procedure, so that an audit trail would be created 
for the investors. As contracts and demand-payment invoices were received, they would be entered 
into the cost accounting system and compared to their budget line items. On an ongoing basis, the 
cost accounting system would provide information on how much the Project is over or under budget 
with respect to committed line items.  

In addition to accounting for the LLC, the Controller would maintain an independent 
accounting of the escrow account used to manage equity capital. This accounting would be 
reconciled to the title company’s own escrow accounting. 

Reporting. The management team would furnish to the Board of Directors on a quarterly basis 
the financial statements for the LLC, a statement of asset position for the escrow account, and a 
funding request for the upcoming quarter. The funding request would make a projection on cash 
needed to continue operations for the company. It is anticipated that by the construction phase, the 
escrow account would be depleted, and the company would then be drawing upon an A and D loan 
credit line until such time as sales exceeds operating expenses. During this phase, management 
would continue to provide the Board of Directors with a quarterly projection of expenses. 

Tax Reporting. Consistent with IRS requirements, at the beginning of each calendar year, the 
Controller would distribute to the investors Schedule K-1 statements allocating the company’s 
profits and losses for the year based on the investor’s equity position in the company. Similar state 
income tax statements would be provided to those individual investors as dictated by their residency. 

Statement of Distributions. When the company reaches a level of operations such that positive 
cash flow is derived from sales net of operating expenses, and the A and D loan is paid down, excess 
cash would be distributed back to the investors on an annual basis. Accompanying the payment 
would be a Statement of Distributions summarizing uses of cash for the year and providing an 
allocation breakdown of proceeds, as well as a summary projection of cash flows anticipated for the 
upcoming year.  

7.6 LLC Definitions 

Affiliate: A person or entity controlled by another person or entity. 
Available Cash: Cash Flow from Operations and/or Sale or Refinancing Proceeds and liquid. 
Board of Directors: The group of Project proponents that represent the interests of the 

investors for this Company, taking into consideration the Project’s impacts on the community, the 
environment, and on the Company’s fiscal performance. 

Cash Flow from Operations: The amount of cash from any source other than Sale or 
Refinancing Proceeds that the President of the LLC deems available for distribution after taking 
into account Company debts, liabilities and obligations, and provision for adequate reserves. 

Company: Bayview Village LLC, a California limited liability company. 
Management Team: The group of real estate development professionals selected by the Board 

of Directors to provide operating management of the Company. 
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Member: An investor who subscribes for and, upon acceptance by the Board of Directors, 
purchases a Membership Interest in the Company. 

Membership Interest: A Member’s entire interest in the Company, including without 
limitation any and all rights, benefits, and privileges pertaining thereto. 

Memorandum: This Private Placement Memorandum dated February 28, 2006. 
Offering: The offering of Membership Interests in the Company to accredited investors 

pursuant to this Memorandum. 
Operating Agreement: The Operating Agreement of the Company to be prepared by the 

Management Team and approved by the Board of Directors. 
Percentage Interest: As of any given date with respect to a particular Member, the fraction, 

expressed as a percentage, obtained by dividing (1) the total capital contributed by such Member by 
(2) all capital contributed by all Members. 

Property: The parcels to be assembled to form the Project site, the description of which is 
provided in Appendix E. 

Sale or Refinancing Proceeds: Net proceeds received directly or indirectly by the Company 
from the sale or other disposition of Company capital assets or from borrowings by the Company. 

Subscription Agreement: A Subscription Agreement is part of a PPM, and has terms which 
investors agree to, e.g. the amounts they will invest, called a subscription to purchase unit shares in 
the Company, and also a summary of facts about the investment, and an affirmation of being an 
accredited investor. 

8. Chronology of Key Events 

8.1 Table 

Dates Participants Events 

Earth, long ago Nobody – prehistory creation of fossil fuels 

1850s to present Homo “sapiens” burning of fossil fuels caused by under-pricing 

1980-2010 Too many Americans  more denial as more evidence piles up 

1965-2002 A small band of hardy 
persistent Hayward 
residents vs. pavement 

Epic, titanic struggle against the SR 238 
Bypass stops it forever. 

2003 to present Hayward Area 
Planning Association 
(HAPA) 

Research and advocacy of Bayview Village 

2003-2009 Legislature, City of Legislation, road planning (LATIP), land use 
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Hayward, Caltrans, 
Alameda County 
transportation agencies, 
Caltrans tenants 
organization, same 
citizens referenced 
above 

planning, and housing negotiations 

July 9, 2009 City Adoption of Sustainable Mixed Use General 
Plan Land Use Designation and Zoning 
(SMU), an Overlay District for a trail, and 
reclassifications of SR 238 Bypass land 

March 8, 2010 Tenants, City, Caltrans, 
Alameda County 
Superior Court  

The Court approved a long, complicated 
stipulation laying out how all the tenants 
would be treated as tenant houses are sold 

May 20, July 30, 
2010 

City, Caltrans, 
California 
Transportation 
Commission (CTC) 

The CTC approves abandonment of the SR 
238 Bypass right of way, relinquishment of 
state routes on arterials in Hayward, the 
LATIP, and housing program for tenants. 

August 2010- 
present 

Housing Manager, City Contacting tenants about Lump Sum 
Settlement and Opportunity to Purchase in 
housing program 

October 4, 2010 Caltrans tenants, 
Sherman Lewis et al., 
City, Caltrans, US 
District Court 

Judge Thelton Henderson dismisses 1971 La 
Raza Unida case as moot, ending federal 
litigation and 39 years of litigation 

2007-2010 HAPA, City, CSUEB 
Hayward 

Planning for new Hayward campus Master 
Plan and CEQA litigation by HAPA and City 
against CSU over inadequate EIR 

November 2010 Alameda County 
Superior Court Judge 
Frank Roesch 

Decides for HAPA and City of Hayward on all 
important causes of action, stopping parking 
structure 

January 2011 City Deadline to choose Lump Sum Settlement or 
Opportunity to Purchase. 

February 2011 Caltrans Single family property sales begin. 
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2012 Developer  Invests in Bayview Village or not 

February 2012 Caltrans 
HAPA 

Changed information from Macpherson; will 
require public auction, probably allow two 
years for option purchase. HAPA changes 
emphasis to find land bidder. 

May 2012 Caltrans Escrows or home purchase must be completed 

June 2012 Caltrans End of settlement process 

Late 2012 or 2013 Caltrans Probable sale of Bypass vacant land ROW  

 

8.2 Narrative 

In 1978, some friends and I started the Hayward Area Planning Association (HAPA) in order 
to save open space, stop a proposed freeway, and advocate for better planning. The following 
account jumps to the quarry part of the story. 

On June 17, 2001, I completed a report on my study of all the property in the right of way of 
the proposed SR 238 Bypass. I was helping the Alameda County Planning Department prepare a 
report for Supervisor Nate Miley on the potential for housing development in the freeway corridor. 
The Planning Department report estimated that 607 housing units could be built on the old quarry 
north of Carlos Bee Blvd. and Overlook Ave., based on adjacent zoning and development patterns. 

On February 21, 2002, I completed a report on CSUEB Hayward and the Foothill Freeway 
that posed the choice between building a freeway through the quarry and using it for housing which 
could serve students. This point was also made in a number of reports criticizing the proposed 
freeway, which was eventually stopped by citizen action, the courts, the Hayward City Council, and 
a vote by the people of Hayward. 

At a HAPA Steering Committee meeting on March 19, 2002, we discussed "Smart growth 
ideas, need for market research study on reduced car dependency, integrated urban systems, housing 
and Carlos Bee Quarry as possible site..." 

By 2003, HAPA was engaged in discussions over what would replace the Foothill Freeway. On 
February 26, 2003, the HAPA News proposed a "Draft Scope of Work: Foothill/Mission Smart 
Growth Variation" as an alternative to the over-widening of Mission and Foothill: 

"Smart Growth Redevelopment. Suitable parcels along the two mile distance otherwise to be 
taken for ROW would be redeveloped based on smart growth principles. (Many existing uses would 
remain.) Smart growth includes mixed use, e.g., ground floor businesses under residential housing at 
BRT [bus] stops. Smart growth would not be over five stories and usually three to four. It would 
include development of student-oriented housing on the quarry site at a density similar to 
Wimbledon Woods. ..." 



Bayview	  Village	  Project	  Overview	   p.	  43	  
 

Many of the other elements of what became the Bayview Village were in the HAPA News and 
a related report, "Foothill/Mission Planning Issues." 

In October 2003, "The HAPA Plan for Foothill and Mission, Hayward" proposed to the City a 
rapid bus service from BART to CSUEB campus and stated: 

"The Carlos Bee Quarry. About 30 acres of surplus Caltrans land is up for grabs. It could be 
used for "car-free" housing, with lower rents, transit passes and taxi credits in monthly rent, and 
mobility by Rapid Bus. Transit-oriented residential development along Foothill Mission and at the 
Quarry would provide the ridership to support Rapid Bus, and Rapid Bus would make a car-free 
lifestyle possible. Such a lifestyle is not only less expensive, but also reduces air pollution and global 
warming gases, reduces energy consumption and resource use, improves personal health and safety, 
and is more sustainable in the long run. A survey of 100 CSUEB students in 2003 indicated that 
about 1/4 to 1/3 could live in such housing, would save on rent, and would want to live there." 

With the final demise of the Foothill Freeway in 2004, Bayview Village became the major 
concern of the Hayward Area Planning Association. The website is a major part of that effort, along 
with outreach and surveying.  

In 2009, the Hayward City Council, at HAPA’s urging, included the QV concept in planning 
for the future of the SR 238 Bypass ROW. The Council did a program EIR on the corridor, 
designated the quarry area as Sustainable Mixed Use, and zoned the area with the same name.  

In 2010, the federal case from the 1960s came to an end (mooted), a state case relating to 
Caltrans tenants was settled by stipulation to a housing program, the California Transportation 
Commission approved the Local Agency Transportation Improvement Program pursuant to a 
special state law for the SR 238 Bypass, which authorizes the use of funds from the sale of surplus 
right of way for projects in central Alameda County, and the CTC also approved the abandonment 
of SR 238 (the existing route from Industrial Blvd. to Apple Ave. and the proposed by-pass route), 
SR 92 (non-freeway link), and SR 185 (Mission north of Jackson). Arterials that once were state 
routes are now controlled by Hayward, and the surplus right of way, including quarry area properties, 
can be sold. 

Also in 2010, HAPA won its suit against the CSU system, which was trying to build a parking 
structure without studying alternatives, as required by CEQA. The decision stopped the structure 
and protects our ability to persuade the CSUEB administration to implement the “Beeline Bus,” 
which would be fast, frequent, and free for student riders, and would be coordinated with the Village 
Bus to double the level of service, reducing headways from 10 to 5 minutes, with increased ridership 
for both Bayview Village and the CSUEB campus.  

Email between me and Mark Weaver of Caltrans District 4 and information from Caltrans in 
Sacramento indicates that the property will be sold at public auction or by RFP, probably by option 
purchase, allowing two years to find financing for Project.  

With Caltrans free to sell the land, and with Caltrans and the City of Hayward supportive of 
the Project (but not able to subsidize it), it becomes more urgent to find a developer interested, at a 
minimum, in optioning the property. The down market for raw land creates an opportunity for a 
low cost, but the lack of comparables makes estimating difficult, and the timing is up to Caltrans. 


