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Executive Summary

The purpose of the Housing Element is to ensure that a quality, safe, and affordable supply of housing is
available for current and future residents of Pinole. In pursuing this goal, the Element focuses on
achieving a balance between maintaining the existing character of Pinole and providing housing for low-
and moderate-income households and those with special needs.

The Housing Element is a part of the Pinole General Plan. It is the only Element that must be updated
every five years and is subject to review and certification by the State of California through its Department
of Housing and Community Development (HCD). The State has the authority to extend this five-year
cycle as it has done previously. The preceding Pinole Housing Element was adopted in 2003, and
covered the period through June 30, 2009. This updated Element, in accordance with the schedule set
by the State, covers a period that began on June 30, 2009 and ends on June 30, 2014. Many of the
targets identified in the Housing Plan measure production on a timeframe of 2007 through 2014. This
reflects a desire to match and measure production relative to the Regional Housing Needs Allocation
(RHNA).

The Element must show that the City can accommodate its fair share of the Bay Area Region’s housing
need over the current planning period. Pinole’s fair share for the 2007-2014 planning period, as
determined by the Association of Bay Area Governments, is 323 units, 180 of which must be affordable.
As of March 2010, 70 units had been built or approved in Pinole. Of those, thirteen were affordable.

As established by State law, the major components of the Housing Element are: 1) an assessment of
Pinole’s housing needs; 2) an analysis of constraints and opportunities; 3) an evaluation of housing
accomplishments; and 4) a Housing Plan that establishes specific goals, policies, and programs for
meeting needs and objectives. The following are highlights from each of those components.

HOUSING NEEDS

* Pinole’s population and household composition remain largely unchanged over the past decade. The
most significant change is the increase in Pinole’s senior population.

e There is a significant concentration of low income households among seniors, those under 34 years
of age, and renters.

e Pinole continues to serve as a bedroom community for larger employment venues throughout the
region.

» The Housing Element addresses State requirements to allow emergency shelters by right in at least
one zoning district.

* The Housing Element plans for the replacement of assisted housing units at risk of conversion to
market rate.

HOUSING CONSTRAINTS

» Market forces, such as the availability of land, land values, and development costs, constrain the
production of housing.

e The recent economic downturn and mortgage crisis have led to additional constraints in the housing
market.

e City resource availability is greatly reduced as a result of the recent economic downturn and State
takeaways may constrain the City and Redevelopment Agency’s ability to assist in housing
development.

e As a whole, the City’s development standards, practices and fees are comparable to those of other
cities and are not a significant constraint to housing development.

HOUSING OPPORTUNITIES
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The 33.68 acres of single and multi-family residential designated sites as identified in the Housing
Inventory in this Element are not adequate to meet the remaining Regional Housing Needs Allocation
needs.

The City has identified additional opportunities for residential development on sites included in the
draft Specific Plan for San Pablo Avenue, Pinole Valley Road, and Appian Way. The draft Specific
Plan is anticipated for adoption in 2010, and its adoption will rezone the opportunity sites for future
residential development included in Housing Opportunities (Section 4).

The City’s infrastructure has adequate capacity to handle the amount of growth anticipated during the
planning period.

HOUSING ACCOMPLISHMENTS

Pinole created more units than its overall need for 288 units during the 1999-2006 planning period.
Since 1999, the Pinole Redevelopment Agency has provided more than 20 First Time Home Buyer
loans (more than 75 since 1995) and nearly 170 Residential Rehabilitation loans and grants to low-
and moderate-income households.

Over 160 affordable housing units were created between 1999 and June 2006 with contributions from
the Redevelopment Agency; through projects like Pinole Senior Village, Pinole Grove, and Alvarez
Court, the Pinole Redevelopment Agency continues to be instrumental in increasing the supply of
affordable housing for special needs populations.

The City has facilitated the production of mixed-use and infill housing projects through parking
reductions and shared parking standards.

HOUSING GOALS

The City should monitor housing accomplishments in order to respond effectively to housing needs.
The City should strive to protect the character and heritage of Pinole through conserving existing
housing and encouraging high quality new construction.

The City should ensure that there are adequate services and facilities to meet the needs of Pinole’s
current and future population.

The City should strive to provide or facilitate a mix of housing types and prices that meet the City’s
housing needs.

The City should support energy-efficient design and building practices in order to reduce housing
utility expenses, minimize adverse environmental impacts, and provide for sustainability.

Although the Housing Element tends to focus on the affordability and availability of housing for low- and
moderate-income households and other special needs groups, the Element also strives to address the
housing needs and related policy issues for the entire community. Accordingly, this Element focuses on
protecting the existing character of Pinole through high quality design, strategies such as mixed-use, infill
and second unit development, and reliance on parcels that were already designated for residential land
uses. Through this Housing Element, Pinole has planned to accommodate its remaining RHNA with the
identification of vacant sites designated for residential development as well as Housing Opportunity Sites
that will be designated for mixed use or high density residential development with the adoption of the draft
Corridor Specific Plan for San Pablo Avenue, Pinole Valley Road, and Appian Way.
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Section 1: Introduction

The City’s previous Housing Element was adopted in 2003 and was certified by the California Department
of Housing and Community Development (HCD) as complying with State law. The Element helps meet
the requirements for Measure J, the Contra Costa County voter-approved Transportation Improvement
and Growth Management Program. Measure J establishes a process engaging all jurisdictions to
cooperatively manage the impacts of growth in Contra Costa County. The Growth Management Element
of the Pinole General Plan, also a Measure J requirement, ties the level of service for fire, police, traffic,
water, sewer and parks to the development potential under the Land Use and Economic Development
Element. The intent is to plan for adequate services and facilities to accommodate the development
potential necessary to achieve the objectives of the Housing Element.

The primary obstacle to providing more affordable housing to very low and low-income households is the
availability of funding to provide units at prices affordable at those income levels, particularly in light of the
fact that Pinole is nearly built out and few parcels are available to accommodate multi-family housing,
which is the most cost-effective means of providing affordable housing for lower income households.
Programs in the Housing Element, including the City’s inclusionary requirements, use of Redevelopment
Housing Set Aside funds, and other actions of the Pinole Redevelopment Agency, aim to establish
opportunities to encourage redevelopment and overcome these issues.

The Housing Element’s approach to housing issues in Pinole is expressed in three ways. The first is in
the form of goals sought by the community. The second, and more specific approach of the Housing
Element, are the policy statements. Third are Implementation Actions, through which Quantified
Objectives, or short-range targets to achieve the goals, are established. The Implementation Actions are
the most dynamic part of the Housing Element and are comprised of specific tasks that the City or other
identified entities will undertake to implement policies and move closer to the community’s housing goals.
Where appropriate under each policy is a notation identifying related program actions. The Housing Plan
(Section 6) describes these actions in more detail and lists program target dates, as required by State
law.

A. Housing Element Requirements

Overview of State Law Requirements

Every jurisdiction in California must have a General Plan. The General Plan serves as the ‘constitution’
for development in the City. It is a long-range planning document that describes goals, policies and
programs to guide development decision-making. Once the General Plan is adopted, all development-
related decisions must be consistent with the Plan. If a development proposal is not consistent with the
General Plan, it must be revised or the Plan itself must be amended. The current Pinole General Plan
was adopted in 1995, and the Housing Element was adopted as part of a larger General Plan Update at
that time. An updated Housing Element was adopted in 2003 in accordance with State Law. Along with
the required updates to the 2003 Housing Element, the City of Pinole is in the draft review phase of a
Corridor Specific Plan for San Pablo Avenue, Pinole Valley Road, and Appian Way and is concurrently
undertaking a comprehensive General Plan and Zoning Ordinance update, all anticipated for adoption in
2010.

Every community’s General Plan must, by law, contain seven ‘elements’ that address defined sets of
issues. The State-mandated elements of the General Plan include Land Use, Circulation, Housing,
Conservation, Open Space, Noise and Safety. In Contra Costa County, all jurisdictions are also required
to have a Growth Management Element.

State law establishes requirements for all portions of the General Plan. However, for the Housing
Element, the State requirements tend to be more specific and extensive than for other elements.
Jurisdictions must annually review the General Plan and revise all elements on a regular basis to ensure
that they reflect community sentiments and satisfy legal requirements. State law requires that housing
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elements be reviewed and updated at least every five years following a State-initiated regional housing
needs allocation process.

The mandatory process of updating Housing Elements is initiated by the State through the “Regional
Housing Needs Allocation” (RHNA) process. The State of California’s Housing and Community
Development Department works with regional Councils of Government (COGS) to determine the amount
of housing needed within the region. The Association of Bay Area Governments (ABAG) is the San
Francisco Bay Area region’'s COG. The determination of housing need is based on existing need and
estimated population growth. Need is determined for households in all income categories: very-low, low,
moderate, and above-moderate incomes. New in this Housing Element cycle, cities are also required to
address the needs of extremely low income households.

Once the total regional need is determined, ABAG works with local governments and others to allocate
the total need to individual cities and counties. Local governments are then required to plan where and
how the allocated housing units will be developed within their communities. The most recent Regional
Housing Needs Allocation was adopted by ABAG on May 15, 2008 covering the 2007-2014 period. This
Housing Element outlines how Pinole plans to accommodate its “fair share” of this need.

State law specifically details the information housing elements must contain: (1) “an assessment of
housing needs and an inventory of resources and constraints relevant to meeting these needs;” (2) “a
statement of the community’s goals, quantified objectives, and policies relative to the maintenance,
preservation, improvement, and development of housing;” and, (3) “a program which sets forth a
schedule of actions during the planning period...to implement the policies and achieve the goals and
objectives.” For each action or program, this ‘Five Year Action Plan’ must identify the agency
responsible, the time frame for implementation, and the number of units planned to be constructed,
rehabilitated or conserved, or number of households that will be assisted, as a result of the program.

Most importantly, State law requires that the Housing Element must: (1) identify adequate sites with
appropriate zoning densities and infrastructure to meet the community’s need for housing (including its
need for low and very low income households, mobile homes, farm worker housing and homeless
shelters); and (2) “address, and where appropriate and legally possible, remove governmental
constraints” to housing development.

A community’s General Plan to be internally consistent. This means that the Housing Element, although
subject to special requirements and a different schedule of updates, must function as an integral part of
the overall General Plan, with consistency between it and the other General Plan elements. The City of
Pinole is also currently undertaking a General Plan Update and General Plan policies and actions will be
concurrently reviewed with the Housing Element Update to ensure internal consistency.

State Review

State law requires that every new or updated housing element be submitted to HCD to ensure
compliance with the State’s minimum requirements. This “certification” process is unique among the
General Plan elements.

Housing Element updates or amendments are submitted twice to HCD for review and comment: once
during development of the Housing Element or subsequent amendment (in draft form), and again after
adoption of the Housing Element or amendment by the local jurisdiction. The first review period requires
60 to 90 days and must take place prior to adoption by the Pinole City Council. During the first review,
HCD submits comments back to the City regarding compliance of the element with State law
requirements and HCD guidelines. Modifications to the Draft Housing Element in response to these
comments are appropriate prior to adoption of the Housing Element by the City Council. The second
review requires 90 days and takes place after adoption. It is after the second review that written findings
regarding compliance are submitted to the City. Throughout the process, the City works with staff at HCD
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to ensure the draft Element meets State requirements and serves the needs of current and future
residents.

B. Data Sources

Various sources of information were used to prepare the Housing Element. The US Census on
Population and Housing remains the most comprehensive source of data available on population and
housing trends, and was widely used throughout the element. Additional data sources consulted include:

» demographic and housing data provided by the Association of Bay Area Governments and the State
Department of Finance;

* housing market information, such as home sales, rents, and vacancies from the West County
Association of Realtors and Claritas, Inc.;

*  building permit and zoning information from the City of Pinole Community Development Department;

» special needs housing and services data, including homeless services, from Contra Costa County;
and

» surveys administered to the local senior population and outreach to community organizations to
assess current housing needs.

Where available, updated figures for 2009 as reported by the State Department of Finance have been
utilized. Other statistics draw from the most recent figures reported by the U.S. Census Bureau, including
the 2000 Census and the 2007 American Community Survey. Future projections are based on data
provided by the Association of Bay Area Governments. Where available, this data is supplemented with
current market data and local secondary sources of information.

C. Evaluation and Public Participation

The City began the Housing Element update process with an evaluation of the effectiveness of its existing
Housing Element, which was adopted by the City and certified by HCD in 2003. The overarching
conclusion of this evaluation was that the Housing Element was effective in working toward the City’s
goals (see Section 5, Housing Accomplishments).

Changes within the organization and ongoing efforts to draft and update a number of planning
documents, including a Specific Plan for the City’s primary commercial corridors, a General Plan update,
and a Zoning Ordinance update have caused the City to fall behind its targets for implementing a number
of previously identified code updates. With this in mind, the City’s intent in preparing this draft element
was primarily to reassess its housing needs and constraints while retaining many of its existing goals and
orientation towards the provision of housing and the completion of planning document updates.
Additionally, tight finances and limited staff resources will force the City to prioritize housing-related
projects and services in the near term. However, the City’s top priority remains working toward providing
safe and adequate housing at all levels of affordability.

The City recognizes the importance of engaging the community and organizations and service providers
representing the entire City, including lower income households, in developing, adopting, and
implementing an effective housing element. As a result, the City worked to engage the community
through the drafting and adopting of this Housing Element. In preparation of the draft version of this
document, opportunities were provided for the local residents and agencies to help formulate the City’s
housing goals, policies, and programs. Prior to the development of the draft housing element, City Staff
met with a number of local organizations and agencies to assess housing needs for special housing
needs groups and to solicit feedback on housing policies and objectives. Specifically, City Staff met with
local special needs providers and local and County advisory boards to learn more about housing needs
and trends for special needs housing groups, including seniors and people with disabilities.
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The community was regularly notified of the status of the update process through the City Manager’'s
Weekly Report and input was solicited through these articles as well as through updates to the City's
website where a dedicated housing element update page was updated frequently and included draft
documents, an updated timeline including meeting dates, and staff contact information. In order to
broaden outreach and gather additional information about housing needs and trends, the City developed
a Housing Needs Survey. Both a general Housing Needs Survey and a Senior Housing Needs Survey
were circulated in fall 2009. The Surveys were distributed directly to more than 1,200 local seniors and
via email and the City’s website to the community at large. Responses from the surveys were reviewed
and considered in formulating both the Housing Needs Assessment and in developing housing goals and
objectives included in this Element.

A subcommittee of the Planning Commission reviewed the first draft of this Housing Element in detalil
through a series of meetings with Staff. The City’s Planning Commission, acting as the Steering
Committee for the General Plan update, reviewed the draft element at two publicly noticed meetings
before recommending the draft be submitted for review by the State Department of Housing and
Community Development (HCD). Concurrent with submission for HCD review, the draft Element along
with information about the update process and a request for comments was sent to a number of local
agencies and stakeholder groups (see Appendix A for a complete listing) for comment concurrently with
submission to the State Department of Housing and Community Development (HCD). In addition,
information about the update process was sent to the property owner of each parcel designated as part of
an Opportunity Site (Table 38). Staff received comments from one local agency and fielded questions
from a number of property owners, whose interest ranged from a desire for clarification, to questions
about how changes would affect processing of future plans at the property, and support for the allowance
for higher densities. Each comment and conversation was logged and considered during the revision
phase of the update process.

The City solicited additional input through meetings of its Economic Development and Housing Advisory
Committee (EDHAC), additional Planning Commission Hearings, and other forms of outreach subsequent
to receiving initial comments from the State. In April 2010, a Revised Draft Housing Element with
changes reflecting community sentiments and HCD feedback was submitted to HCD. Additional
workshops were held a publicly noticed meetings of the EDHAC and Planning Commission following
submittal of the Revised Draft Housing Element.

Prior to final adoption of the Housing Element, public hearings will be held before the Planning
Commission and City Council. The hearings will be noticed in the West County Times and on the City’s
cable access television channel and webpage two weeks prior to the hearing dates. Notice of the
hearings will also be sent to all entities that received a copy of the draft element or have requested copies
to review.

D. Relationship to Other General Plan Elements

There is a high degree of interrelationship among the various elements of the Pinole General Plan. For
example, the Land Use Element provides for the types, density/intensity, design, and distribution of
residential land uses, whereas the Housing Element addresses the manner in which existing housing will
be conserved and new housing opportunities will be provided where the Land Use Element permits
development.

The City is currently undertaking a comprehensive General Plan update along with the development of a
Specific Plan for the San Pablo Avenue, Pinole Valley Road, and Appian Way corridors and a Zoning
Ordinance update. This Housing Element is anticipated to be adopted prior to the adoption of the
General Plan update, Specific Plan, and Zoning Ordinance update; however, this Housing Element is
drafted with the intent to ensure consistency between the elements and prescribe changes necessary to
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meet housing needs and legal requirements. Further, this Housing Element anticipates implementation of
the draft Corridor Specific Plan for San Pablo Avenue, Pinole Valley Road, and Appian Way.

The City will ensure consistency between the Housing Element and the other General Plan elements as
well as consistency between the General Plan, Specific Plan, and Zoning Ordinance. Whenever other
elements of the General Plan are amended in the future, the City will review the Housing Element to
ensure consistency between the elements. In addition, as outlined in HIA-4 the City will conduct an
internal consistency review as part of the annual General Plan implementation report.
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Section 2: Housing Needs Assessment

The Housing Needs Assessment presents and analyzes Pinole’s demographic, socioeconomic, housing
characteristics, and related market data to determine the nature and extent of housing needs for current
and future residents.

This assessment recognizes that as a result of Pinole’s location within the nine-county San Francisco Bay
area, the City is influenced by its regional position. The Bay Area’s economy, diverse neighborhoods and
communities, vast open spaces, and moderate climate have contributed to Pinole’s rapid growth over the
past few decades. In addition, trends and patterns of regional growth and development have placed
constraints on Pinole’s ability to support the additional housing and infrastructure necessary to sustain
substantial further growth.

The data sources used to compile the Housing Needs Assessment include the 2000 Census, the 2007
American Community Survey (ACS) conducted by the U.S. Census Bureau for Contra Costa County, the
California State Department of Finance, the California Employment Development Department, and the
Department of Housing and Urban Development. Where available, this data is supplemented with current
market data and local secondary sources of information.

Much consideration was given to providing complete and accurate data given the time lapse since the last
comprehensive census was conducted by the U.S. Bureau, which is generally regarded as the most
complete information source for much of the information that this Housing Element is required by law to
report. Where possible, 2009 figures as reported by the State Department of Finance are cited to provide
current population and housing data. In most other cases, the data reported in this Element comes from
the 2000 Census. Anecdotal and other information sources are used to supplement this information.
Projections cited in this Element come from the Association of Bay Area Governments (ABAG).

It also bears mention that during the preparation of this Housing Element, the current national and global
economic conditions, including a rapid increase in unemployment and the foreclosure and credit crises,
have led to substantial economic uncertainty that may have yet undetermined impacts on the data
presented that may not yet be reflected in available data. Discussions on potential impacts are provided
wherever possible. Notable trends in population, housing, and employment are shown below in Table 1
and detailed in the following sections as they relate to Pinole’s future housing needs.
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Bay Area

Bay Area, Contra Costa and Pinole Planning

Table 1

Area Projections

| 2000 2005 2010 2015 2020 2025 2030 2035

Regional Total
Population 6,783,762|7,096,100|7,412,500|7,730,000| 8,069,700 |8,389,600(8,712,800 (9,031,500
Households 2,466,020 2,583,080 2,696,580(2,819,030(2,941,760( 3,059,130/ 3,177,44013,292,530
Average 2.69 2.69 2.69 2.69 2.69 2.69 2.69 2.69
Household Size
mgg‘;sousem'd $104,000 | $97,400 |$102,100 | $107,600 | $113,500 | $119,700 | $126,200 | $133,100
Employed
s v 3,452,117 3,225,100|3,511,600|3,774,900| 4,080,900 | 4,353,400 4,655,500 | 5,016,500
Jobs 3,753,460 3,449,640 3,693,920 |3,979,200|4,280,700 | 4,595,170| 4,921,680 | 5,247,780

Contra Costa

County

Population 948,816 |1,023,400|1,061,900{1,107,300|1,157,000] 1,208,200 1,255,300 | 1,300,600
Households 344,129 | 368,310 | 385,400 | 405,420 | 425480 | 446,590 | 466,430 | 485,240
Average = 2.72 2.75 2.73 2.70 2.69 2.68 2.67 2.66
Household Size
:\:I]sg%eHousehold $100,500 | $98,400 |$103,400 | $109,000 | $115,100 | $121,400 | $128,000 | $135,100
Employed 461,992 | 459,600 | 495,300 | 533,300 | 580,100 | 621,900 | 662,400 | 717,600
Residents
Jobs 371,310 | 379,030 | 403,100 | 436,970 | 472,910 | 510,930 | 551,530 | 591,650
[0)
% of Bay Area 14.0% | 14.4% | 143% | 143% | 143% | 14.4% | 14.4% | 14.4%
Population

City of Pinole 2000 | 2005 2010 2015 2020 2025 2030 2035
Population 19,039 | 19,700 | 20,100 | 20,300 | 20,700 | 21,200 | 21,800 | 22,400
Households 6,743 | 6920 | 7200 | 7370 | 7550 | 7,780 | 8060 | 8,340
Average 2.91 2.93 2.89 2.87 2.85 2.83 2.82 2.80
Household Size
mggr?]sousehmd $80,800 | $78,700 | $83.700 | $89,800 | $96,300 | $102,900 | $109,400 | $116,300
Employed 14,634 | 13,900 | 14,730 | 15530 | 16,540 | 17,300 | 18,150 | 19,320
Residents
Jobs 5570 | 5840 | 6,130 | 6500 | 6850 | 7,210 | 75560 | 8,070
[0)
%6 of County 2.0% 1.9% 1.9% 1.8% 1.8% 1.8% 1.7% 1.7%
Population

Source: ABAG projections, 2007
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A. Population Characteristics
Population characteristics, such as size, age, race/ethnicity, and employment influence the amount and
type of housing needed within a community.

Population

Although the population in Contra Costa County continues to increase (from 948,816 in 2000 to
1,060,435 in 2009), Pinole’s population has seen little change over the past decade. According to the
2000 Census, Pinole’s population was 19,394. A 2009 estimate from the California Department of
Finance (DOF) places Pinole’s current population at 19,383. This is an increase of 123 residents from the
DOF’s 2008 estimate of 19,260. Comparing 2009 population figures with those reported by the 2000
Census, Pinole’s population has remained virtually constant over the past nine years.

Age

Pinole’s current and future housing needs are determined in part by the age characteristics of its
residents, as each age group typically has distinct housing needs and preferences. For instance, a higher
proportion of young adults generally indicate a need for rental units and first-time homebuyer or first
move-up opportunities, including condominiums, town homes, and single-family homes. Middle age
residents are usually at the peak of their earning power and typically occupy larger homes. Senior
residents in Pinole are generally homeowners who have resided in their single-family homes for an
extended period of time. As these seniors continue to age, programs will need to address the ability of
seniors on fixed incomes to make repairs and accommodations necessary to remain in their homes as
well as the cost and availability of move-down and specialized residential developments, such as senior
apartments and assisted living facilities.

Table 2 shows the age distribution of Pinole residents and how it has changed since 1990. While Pinole
remains a family-oriented community, as evidenced by the large populations in the 35 to 54 and 0 to 19
age categories, its senior population (55+) increased more than any other age group. Historically, Pinole
has had a lower percentage of seniors than the County as a whole, but this is no longer the case. From
1990 to 2000, Pinole’s senior population increased by more than forty percent to 4,405, or 23 percent of
the population. In comparison, the County’s senior population increased by 23 percent to 107,272, or 11
percent of the population. Although updated Census information to confirm changes in population

distribution from 2000 forward is not available at this time, it appears as though the senior population in
Pinole continues to grow as evidenced by low vacancy rates at local senior housing facilities and
increasing use of the Pinole Senior Center.

Table 2
Age Characteristics 1990 - 2000
Age Groups 1990 2000 % change
Persons Percent Persons Percent
0-19 4,788 27% 5,241 28% 9%
20 — 34 years 3,879 22% 3,100 16% -20%
35— 54 years 5,255 30% 6,293 33% 20%
55 — 64 years 1,815 10% 1,949 10% 7%
65+ 1,723 10% 2,456 13% 43%
Total 17,460 100% 19,039 100% 9%

Source: 1990 and 2000 U.S. Census

In order to obtain more current information about the age and housing needs of Pinole’s residents, a
General Housing Needs Survey and a Senior Housing Needs Survey were conducted during the summer
and fall of 2009. Data obtained from these surveys supplement a number of the items examined in this
Housing Needs Assessment and support the conclusion that Pinole’'s age characteristics indicate a
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continued need for first-time homebuyer and move-up opportunities to accommodate families, as well as
move-down or specialized housing to accommodate the growing senior population.

Race

The racial and ethnic composition of Pinole has diversified in recent decades. As Table 3 demonstrates,
white residents comprised the largest racial group in 2000. However, the share of the white population
decreased 17 percent between 1990 and 2000, while the population of all other groups except American
Indian increased. The most notable increase was in the “other” category, as the 2000 Census allowed
persons to identify themselves as members of more than one racial group. Such changes may have
implications for Pinole’s future housing needs, as different racial and ethnic groups often have different
household characteristics, income levels, and cultural practices. As Pinole’s population continues to
diversify, different types of housing will be needed to accommodate its changing needs.

Table 3
Race and Ethnicity 1990 - 2000 ‘
. . 2000 % change 1990
Racial/Ethnic Groups Persons | Percent | to 2000
White 10356 54% -17%
Asian & Pacific Islander 4204 22% 36%
Hispanic Origin 2618 14% 53%
Black/African American 2115 11% 71%
American Indian 108 1% -31%
Other 2256 12% 286%
Total 19,039 0% |

Source: 2000 U.S. Census

Employment

Employment has an important impact on housing needs. Availability of jobs and income levels determine
the type and size of housing a household can afford. Employment growth in a particular region also
typically results in an increase in housing demand, particularly in areas like Pinole that function for many
as a “bedroom community” where most people live but work elsewhere. Pinole’s central location within
the San Francisco Bay Area places residents in close proximity to a large number of employment centers
in Contra Costa and Alameda Counties as well as in San Francisco.

Contra Costa County has one of the largest job growth rates among Bay Area counties, with job base
growth driven in large part by the need to provide services for a growing population. Additionally, white-
collar jobs throughout the county have increased due to the decentralization of office-related employment
from the region’s top employment centers, including San Francisco. Because many residents of Pinole
work outside the City, regional employment trends are a relevant indicator of employment trends affecting
Pinole. This trend is expected to continue into the future. Despite the current economic downturn, ABAG
projects that over the next twenty years, approximately 1.2 million jobs will be created in the Bay Area;
148,430 of which are expected to be in Contra Costa County.

Residents in Pinole are employed throughout the region, including some of the largest employment
centers in Contra Costa and Alameda Counties. The following Tables 4 and 5 display the largest
employers in Contra Costa and Alameda Counties as published by the Employment Development
Department.  Although these figures are not available specifically for Pinole, these centers’ close
proximity lend themselves to be attractive sources of employment for Pinole residents. The Chevron
Corporation has the largest number of employees and is located approximately 30 miles from Pinole, with
a large refinery complex located in Richmond, within ten miles of Pinole.
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Largest Employers—Contra Costa County

Table 4

Employer \ Industry Location
500-999 Employees
Bank of the West Banks Walnut Creek
Bio-Rad Laboratories Laboratory A?I\jll:yg%a;l Instruments Hercules
Concord Naval Weapons Federal Government—National C d
Station Security oncor
Muirlab Laboratories—Medical Walnut Creek
PMI Mortgage Insurance Insurance--Mortgage Walnut Creek
Company
Richmond City Offices Gover\r);ﬁ]ae;é’%ﬁ;g\?\f; City, Richmond
San Ramon Regional Med Ctr Hospitals San Ramon
Shell Martinez Refinery Oil Refiners (MFRS) Martinez
Shell Oil Products Co. Service Stations—Gasoline & Oil Martinez
Sutter Delta Medical Ctr Hospitals Antioch
Tesoro Petroleum Oil Refiners (MFRS) Pacheco
US Veterans Medical Center Hospitals Martinez
VA Outpatient Clinic Physicians & Surgeons Martinez
1,000-4,999 Employees
Chevron Global Downstream Petroleum Products (WHLS)
LLC San Ramon
Contra-Costa Regional Medical Government Offices—County .
Cir Martinez
Doctor’'s Medical Center Hospitals San Pablo
John Muir Health Hospitals Walnut Creek
John Muir Medical Center Hospitals Concord
John Muir Physical Rehab Rehabilitation Services Concord
Kaiser Permanente Medical Ctr Health Plans Martinez/Walnut Creek
St. Mary’s College of CA Schools—URiversitie_s & Colleges Moraga
cademic
USS Posco Industries Steel Mills (MFRS) Pittsburg
5,000-9,999 Employees
Chevron Corp | Oil Refiners (MFRS) San Ramon

Source: Employment Development Department, 2009
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Table 5

Largest Employers—Alameda Count
Employer \ Industry Location

1,000-4,999 Employees

Alta Bates Medical Center, Hospitals
Berkeley
Incorporated
Alta Bates Summit Medical Hospitals Oakland
Center
Bay Area Rapid Transit Marketing Programs & Services Oakland
Bayer Corporation Drug Milles (MFRS) Berkeley
Berkeley Coin and Stamp Coin Dealers Supplies & Etc. Berkeley
Children’s Hospital and Physicians & Surgeons Oakland
Research
East Bay Water Transit Lines Oakland
Fairmont Hospital Hospitals San Leandro
Kaiser Permanente Hospital Hospitals Hayward
Kaiser Permanente Medical Hospitals
Oakland
Center
Lawrence Berkeley National Lab Physicians & Surgeons Berkeley
Novartis Vaccines & Diagnostic Pharmaceutical Preparation Emeryville
(MFRS)
Permanente Medical Group Physicians & Surgeons Hayward
Residential & Student Giftwares-Manufacturers
) Berkeley
Services/Programs
Transportation Department— State Government—
o . Oakland
California Transportation Programs
. School-Universities & Colleges
UC Berkeley Extension Academic Berkeley
Waste Management, Inc. Garbage Collection Oakland
5,000-9,999 Employees
. Specialty Cleaning/Sanitation
Clorox Technical Center (MFRS) Pleasanton
Grocery Outlet Grocers-Retail Berkeley
Lawrence Livermore National Laboratories-Testing Li
Lab ivermore
New United Motor Automobile & Truck Brokers
: Fremont
Manufacturing
Praedium, Inc. Real Estate Pleasanton
10,000+ Employees
- . Computer Storage Devices
Western Digital Corporation (MFRS) Fremont
Oracle Pleasanton Computer-Software Developers
University of California, Berkeley SchooI-Un|verS|t|e§ & Colleges Berkeley
Academic

Source: Employment Development Department, 2009
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Table 6 displays the fastest growing occupations in the Oakland-Fremont-Hayward Metropolitan Division
(MD) according to the Employment Development Department. The income groups are categorized
according to the State income limits for Contra Costa County. The fastest growing occupations in this
region are personal and home care aides. This occupation falls into the very-low income category (based
on a four person household income). Furthermore, seven of the ten fastest growing occupations in the
region fall at or below the low-income category. This suggests that the jobs that will be available through
2016 are likely not going to provide adequate income for households to afford market-rate housing,
indicating a need for affordable housing throughout the Oakland-Fremont-Hayward MD.

Table 6
Oakland-Fremont-Hayward Metropolitan Division Projections of Employment
Estimated Estimated Numeric  Annual
Occupation Group Employment Employment Change Salarvt
) (2016) 9 y
Personal and Home Care Aides 16,650 25,190 8,540 $24,470 | Very Low
Registered Nurses 17,220 20,260 3,040 | $93,646 |  APove
Moderate
Combined Food Preparation and Extremel
Serving Workers, Including Fast 13,920 16,670 2,750 $18,168 Low y
Food
Com_putgr Software Engineers, 7.890 10,460 2570 $96,353 Above
Applications Moderate
Home Health Aides 3,960 5,500 1,540 $21,867 | Very Low
Network Systems and Data 3,460 4,580 1,120 | $76,675 | Moderate
Communications Analysts
Medical Assistants 3,830 4,520 690 $34,276 Low
Veterlr)a}ry Technologists and 630 1,310 630 $40,670 Low
Technicians
Elea}ners of Vehicles and 3.180 3.780 600 $19,008 Extremely
quipment Low
Social and Human Service 2,040 3,530 500 | $41,042 Low
Assistants

Source: California Employment Development Department, 2009
! Annual salary is figured by multiplying hourly wage by 2,080.
2 Based on a four-person households income

Despite the anticipated increase in regional employment over the next twenty years, a primary objective
of the City’s economic development policy will be to focus on efforts that improve Pinole’s jobs-housing
balance and create new opportunities for more people to both live and work in the community. The
January 2009 opening of a Kaiser Permanente medical office in Pinole not only brought approximately
150 jobs for workers with a variety of skills to the community, but has also brought an increased interest
in Pinole as a viable location for other medical service providers. The City will continue to work to attract
these centers of employment and service.

Based on the 2000 Census, a total of 9,705 Pinole residents were in the labor force, with the
unemployment rate estimated at 2.0 percent. However, the city currently faces a substantially higher
unemployment rate as a result of the recent economic downturn. Although current projections are based
on countywide data and Pinole’s actual rate of unemployment may differ from these figures,
unemployment in Contra Costa County for June 2009 was 10.7%.
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B. Household Characteristics

The distribution of household type, income level, and cost burden are key factors in determining the type
of housing needed by residents of Pinole. This section details the various household characteristics
determining housing needs.

Household Type

A “household” is defined by the U.S. Census as any person or group of people occupying a housing unit;
for Census purposes, those not living in households are classified as living in group quarters (i.e., nursing
homes, dormitories, and similar institutions). Accordingly, a household can be anything from a single
person living alone, to a family related by marriage or blood, or a group of unrelated persons sharing
living quarters. Households are further categorized as “family households” and “nonfamily households”
depending on the relationship between the householder and the other individuals residing in the housing
unit. Persons living in retirement or convalescent homes and other group living quarters are not
considered households. Household characteristics are important indicators of the type and size of
housing needed in a community.

According to 2009 Department of Finance reports, 19,165 of Pinole’s 19,383 residents are members of a
household (218 reside in group quarters). Households in Pinole have an average of 2.76 persons, just
larger than the countywide average of 2.71 persons per household. As shown in Table 7, the majority of
the 6,837 households in Pinole are family households, despite a decrease from 79 percent in 1990 to 75
percent in 2000. The majority of these family households are married couples without children, followed
by married couples with children under 18 years of age. The percentage of non-family households
increased from 21 to 25 percent between 1990 and 2000.

Table 7
Household Composition

2000

Household Type Number Percentage

Total Households 6,837 100%

Family Households 5,148 75%
Married Couple Households 3,980 77%
Female Householder, with children <18 388 8%
Male Householder, with children <18 104 2%

Non-Family Household 1,689 25%

Source: California Department of Finance, 2009

Household Income

For the purpose of evaluating housing affordability, housing need, and eligibility for housing assistance,
income levels are defined by guidelines adopted each year by the California Department of Housing and
Community Development (HCD). For Contra Costa County, the median income for a family of four in
2009 is $89,300. HCD has defined the following income categories for Contra Costa County based on
the median income for a household of four persons:
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Table 8
Contra Costa County 2009 Income Ranges

% of Median Income

Income Category Applicable Income Range
based on a four-person household

30% and below

($0 to $26,800)

Extremely low income

31% to 50% of median income
($26,801 to $44,650)

Very low income

51% to 80% of median income

Low income ($44,651 to $66,250)

81% to 120% of median income

Moderate income ($66,251 to $89,300)

120% or more of median income

Above moderate income ($89,301 or more)

Source: California Department of Housing and Community Development, 2009

Table 9 shows the maximum annual income level for each income group adjusted for household size for
Contra Costa County. The maximum annual income data is then utilized to calculate the maximum
affordable housing payments for different households (varying by income level) and their eligibility for
federal housing assistance.

Table 9
Maximum Household Income Level by Household Size, 2009

Maximum Income Level

Household

Size Median Ext[gilnvely Very Low Moderate
1-Person $62,500 $18,750 $31,250 $46,350 $75,000
2-Person $71,450 $21,450 $35,700 $53,000 $85,700
3-Person $80,350 $24,100 $40,200 $59,600 $96,450
4-Person $89,300 $26,800 $44,650 $66,250 $107,150
5-Person $96,450 $28,950 $48,200 $71,500 $115,700
6-Person $103,600 $31,100 $51,800 $76,850 $124,300
7-Person $110,750 $33,250 $55,350 $82,150 $132,850
8-Person $117,900 $35,400 $58,950 $87,450 $141,450

Source: California Department of Housing and Community Development, 2009

Ability to Pay

Table 10 displays the monthly income limits by household size for each of the five income groups (based
on HCD’s annually set income limits). The monthly income limits are used to calculate maximum
affordable monthly rents as well as the maximum affordable purchase prices for homes. For example, a
2-person household earning a combined monthly income of no more than $1,788 per month is considered
an extremely low-income household. This household can afford a maximum monthly rent of $536 or
purchase a home for a maximum of $63,400. The rental and sales price figures represent an affordable
housing amount (30 percent of monthly income).
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Table 10
Housing Affordability in Pinole, 2009

Housing Affordability Levels

Income Group

1-Person 2-person 3-Person 4-Person
Extremely Low
Annual Income Limit $18,750 $21,450 $24,100 $26,800
Monthly Income $1,563 $1,788 $2,008 $2,233
Monthly Rent $469 $536 $603 $670
Max. Sales Price $54,170 $63,400 $72,424 $81,655
Very Low
Annual Income Limit $19,550 $21,450 $24,100 $26,800
Monthly Income $2,604 $2,975 $3,350 $3,721
Monthly Rent $781 $893 $1,005 $1,116
Max. Sales Price $96,873 $112,092 $127,476 $142,695
Low
Annual Income Limit $46,350 $53,000 $59,600 $66,250
Monthly Income $3,863 $4,416 $4,967 $5,521
Monthly Rent $1,159 $1,325 $1,490 $1,656
Max. Sales Price $148,520 $171,205 $193,808 $216,534
Moderate
Annual Income Limit $75,000 $85,700 $96,450 $107,150
Monthly Income $6,250 $7,142 $8,038 $8,929
Monthly Rent $1,875 $2,142 $2,411 $2,679
Max. Sales Price $246,439 $283,030 $319,785 $356,336

Source: 2009 Income Limits, Department of Housing and Community Development, April 2009. Monthly mortgage calculation:
http://www.realtytrac.com/vcapps/calculator_popup.asp?calc=AF

Note:

e  Affordable housing cost for renter-occupied households assumes 30% of gross household income, not including utility cost.
e  Affordable housing sales prices are based on the following assumed variables: 10% down payment, 30-year fixed rate
mortgage at 5.25% annual interest rate.

Housing Cost and Affordability

The analysis of housing affordability requires consideration of trends in household income in comparison
to trends in housing prices and rents in order to quantify the incidence of overpayment for housing
costs—the “affordability gap"—between local wages and salaries and the cost of local housing.

The cost of housing is directly related to the extent of housing problems faced by lower- and moderate-
income households in a community. If housing costs are high relative to household income,
correspondingly the incidence of housing cost burden and overcrowding will be high. The following
sections summarize the cost and affordability of housing to Pinole residents.

Sales Cost

A result of current economic conditions, and consistent with regional and statewide trends, home prices in
Pinole peaked between 2005 and 2006 and have been steadily falling over the past three years.
According to information published by DataQuick, the median home price in Pinole in June 2009 was
$263,500, a decrease of 31.6% from the previous year. Additional data reveals a median price per
square foot of $234 for housing in Pinole, a 37.2% drop from the $373 median price in 2007.

According to the National Association of Realtors, during June 2009, the City of Pinole had 35 single-
family homes for sale ranging in price from $139,000 to $1,200,000. There was one duplex for sale listed
at $540,000. There were no multifamily properties or mobile homes for sale in Pinole. There was also a
limited number of two-bedroom and five bed-room units listed for sale (Table 11).
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According to a mortgage affordability calculator, a prospective buyer with an income equivalent to that of
the Area Median Income (AMI) for a family of four in Contra Costa County ($89,300) could afford a
maximum purchase price of $277,028. This assumes the buyer is paying 10 percent down, has a 5.25
percent interest rate, and has no other debt payments. It is assumed that a household of four would
purchase a three-bedroom home, the average price of which is $275,942 in Pinole, indicating that
housing is currently affordable to median-income households.

Table 11
Residential Sales Prices, Pinole, 2009
Type Number Available Low B High

Single-family Homes 35 $139,000 $1,200,000

5 Bedrooms 2 $275,000 $1,200,000

4 Bedrooms 7 $500,000 $314,900

3 Bedrooms 24 $139,000 $399,000

2 Bedrooms 2 $175,000 $199,000
Duplex 1 $540,000 $540,000
Condominiums 9 $71,500 $165,000

Source: Sales Survey, April 2009

Vacancy Rates

Vacancy rates are a useful indicator of the housing market’'s overall health and ability to accommodate
new residents within the existing housing stock. Table 12 summarizes vacancy rates by tenure for Pinole
according to the 2000 Census. According to the California Department of Finance, Pinole has 7,032
housing units; the U.S. Census reports 82 vacant units.

Table 12
Vacancy Rates by Tenure
Housing Type Total Units % of Total Vacant

I Units
Total Vacant Units 85 100%
For rent only 27 31.8%

For sale only 19 22.4%
Rental/Sold—not occupied 11 12.9%
Seasonal/occasional use 8 9.4%
Other 20 23.5%

Source: 2000 U.S. Census

The actual vacancy rate is likely higher than the Census estimates due to the recent increase in
foreclosure activity. Although Pinole has not suffered from home foreclosures to the same extent as
some locations within Contra Costa County, rising foreclosures have affected Pinole. According to a
report released by the U.S. Census Bureau on July 24, 2009, national vacancy rates were 10.6% for
rental housing and 2.5% for ownership housing for the second quarter of 2009. These numbers
represent a nationwide increase in vacancy rates.

Rental Housing

According to the 2000 Census, 74.7% of housing units in Pinole are owner-occupied and 25.3% of
housing units are renter-occupied. Census figures indicate that 1.2% of housing units are vacant, and of
those 31% are available for rent. A low vacancy rate can influence and drive rental rates upward.

Table 13 shows the results of a rental survey completed in June 2009 to identify locally available rental
units. The monthly median rent was $1,782 for single-family homes and $1,323 for units in multi-family
structures. Although three-bedroom homes had the greatest number of listings for single-family home
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rentals, there were only two 3-bedroom apartments available for rent at the time of the survey. One-
bedroom apartments had the greatest availability among multi-family units available for rent. For both
single-family and multi-family homes, three-bedroom units were the cheapest per bedroom at an average
of $605 per room for single-family homes and $542 for multi-family units. There were no condominiums
for rent at the time of the rental survey.

This rental survey was completed over a two month period and included information gathered through
phone interviews, internet searches, and local newspaper listings. This analysis is a "snapshot” in time,
which gives a sample of housing rental costs and is not representative of the entire rental housing market.

Table 13
City of Pinole Rental Costs (June 2009)

Unit Type # of Units Average Rent | High Rent
Single Family
1 Bed 0 - - -
2 Bed 0 - - -
3 Bed 18 $1,816 $2,300 $1,600
4 Bed 3 $1,747 $1,995 $1,345
5 Bed 0 - - -
Condominium
1 Bed 0 - - -
2 Bed 0 - - -
3 Bed 0 - - -
Apartments
Studio 0 - - -
1 Bed 6 $1,020 $1,195 $899
2 Bed 2 $1,323 $1,350 $1,295
3 Bed+ 2 $1,625 $1,650 $1,600
Rooms for Rent 4 $461 $475 $450

Source: PMC Rental Survey, June 2009

Overpayment

A household is considered to be overpaying for housing or cost-burdened if it spends more than 30
percent of its gross income on housing, including utilities, taxes, and insurance. Because household
incomes and sizes vary, the price that is considered “affordable” for each household also varies. For
example, a large family with one income is able to afford a different type of housing than a dual-income
household with no children.

Table 14 displays the number of residents in Contra Costa County overpaying for ownership units and
rental units. The table demonstrates to what extent households are overpaying for housing cost by their
income category and whether or not they were overpaying (30-34 percent of household income) or
severely cost-burdened (35+ percent of household income). Twenty-seven percent of all households
were overpaying for housing cost in 2000, and of those overpaying, 18 percent were severely cost-
burdened. Of the 1,223 renter-occupied units severely cost-burdened, 315 units were occupied by those
earning less than $20,000 annually.
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Table 14
Total Households Overpaying by Income

30-34% of 35+% of
Income Total % of Total Household % of Household % of

Range Households Households Income Households Income Households

Owner-Occupied Units

$0- $10,000 115 206 0 0% 68 6%
- 0, 0,
iiglgg; 189 4% 21 11% 101 5%
- 0, 0,
333’888 424 8% 9 2% 130 31%
- 0, 0,
333’888 669 13% 66 10% 165 25%
$50,000+ 3,679 73% 352 10% 195 506
Subtotal 5076 100% 448 9% 659 13%

Renter-Occupied Units

$0- $10,000 147 2% 0 0% 119 81%
- 0, 0,
iig'ggé 221 3% 5 2% 106 89%
- 0, 0,
352'883 368 5% 94 26% 149 40%
- 0, 0,
323'883 314 5% 26 8% 84 27%
$50,000+ 684 10% 40 6% 16 2%
Subtotal 1,734 26% 165 10% 564 33%
Total
Households
(occupied 6,810 100% 613 9% 1,223 18%
units)

Source: 2000 U.S. Census

The Comprehensive Housing Affordability Strategy (CHAS), which was developed by the Department of
Housing and Urban Development (HUD) to assist jurisdictions in writing their consolidated plans, has
special tabulation data based on the 2000 Census. According to this data (Table 15), there were 510
owner households and 597 renter households earning less than 50 percent of the Median Family Income
(MFI) in the City in 2000. Of these, 207 owner households and 307 renter households fell into the
extremely low-income category (incomes less than 30 percent of MFI).
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Table 15

Housing Problems for All Households in Pinole
Total Renters Total Owners Total Households

Household Income <=30% MFI 307 207 514
% with any housing problems 94% 83.6% 90%
% Cost Burden >30% 91% 83.6% 88%
% Cost Burden >50% 81% 59.9% 73%
Household Income >30% to <=50% MFI 290 303 593
% with any housing problems 7% 45% 60%
% Cost Burden >30% 76% 45% 60%
Household Income >50% to <=80% MFI 270 524 794
% with any housing problems 47% 53% 51%
% Cost Burden >30% 34% 48% 43%

Source: 2000 CHAS Data

Overcrowding

As a result of unaffordable housing costs, many lower income households rent smaller apartments or live
with friends or relatives to make housing more affordable. This may lead to overcrowding conditions in
housing units, which are defined by the Department of Housing and Urban Development (HUD) as more
than 1.01 persons per room (excluding bathrooms, kitchens, and hallways). Units with more than 1.51
persons per room are considered severely overcrowded. Other factors leading to overcrowding may
include very low rental vacancy rates, and increases in the average household size.

Overcrowding is a concern because it can lead to health and safety issues. According to the 2000
Census, 8 percent of households in Pinole were living in overcrowded conditions (Table 16). Although
data is not available to quantify the recent incidence of overcrowded conditions, it is likely that
overcrowding in Pinole has modestly increased over the past two years and may continue to rise slightly
as a result of the economic downturn which has led to increased unemployment along with the mortgage
crisis and increased foreclosure rates.

Table 16

Household Tenure by Persons per Room
Owner Occupied
1.00 or less 4,859 96%
1.01to 1.50 178 4%
1.51 or more 39 <1%
Total 5,076 100%
Renter occupied
1.00 or less 1,555 90%
1.01 to 1.50: 94 5%
1.51 or more 85 5%
Total 1,734 100%
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Special Needs Housing

Due to special needs or circumstances related to income, family or household characteristics, age, and
disability, certain groups have historically had greater difficulties finding quality affordable housing. They
also often have a higher prevalence of special circumstances leading to housing problems such as lower
incomes, higher housing cost burdens, and overcrowding. State law therefore requires that the housing
needs of these groups, in particular senior households, single-parent households, persons with physical
and mental disabilities, large families, farm workers, and homeless individuals, be evaluated.

To meet the community's special housing needs, Pinole must be creative and look to new ways of
increasing the supply, diversity, and affordability of specialized housing stock. As there is a range of
services and cons