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Table 6.35 
Vacant and Underutilized Sites in Office Industrial Mixed Use Zone 

APN Address Size Status 
Emergency 

Shelter 
Development 

Potential* 

Development Potential 
Notes 

402-220-021 651 Pinole 
Shores 
Drive 

1.30 
acres 
(56,628 
sq. ft.) 

Vacant Potential Gross 
Building Area: 
28,314 sq. ft. 
 
1,416 sq. ft./bed for 
20 bed shelter; 
944 sq. ft./bed for a 
30 bed shelter 

Owned by Pinole 
Redevelopment Agency 
 
Little or No Constraints 
to Development: site is 
vacant, relatively flat, no 
known contamination, 
ready utility and roadway 
access. 
 
Adjacent to 402-220-004 

402-220-019 San Pablo 
Avenue 

.647 
acres 
(28,067 
sq. ft.) 

Vacant Potential Gross 
Building Area: 
14,092 sq. ft. 
 
705 sq. ft./bed for 
20 bed shelter; 470 
sq. ft./bed for a 30 
bed shelter 

Little or No Constraints 
to Development: site is 
vacant, relatively flat, no 
known contamination, 
ready utility and roadway 
access. 
 
Adjacent to 402-220-018 

402-220-004 760 San 
Pablo 
Avenue 

0.97 
acres 
(42,253 
sq. ft.) 

Underutilized Potential Gross 
Building Area: 
21,127 sq. ft. 
 
1,056 sq. ft./bed for 
20 bed shelter; 704 
sq. ft./bed for a 30 
bed shelter 

Current Use: Single 
2,000 square foot 
commercial building on 
parcel built in 1968. 
 
Minor Constraints to 
Development: site is 
relatively flat and 
predominantly vacant.  
One small commercial 
building on nearly one 
acre (occupied by auto 
and landscape related 
retail uses).  Property 
owner has expressed 
interest in 
redevelopment. 
 
Adjacent to 402-220-021 

402-220-018 NA 0.913 
acres 
(42,253 
sq. ft.) 

Underutilized Potential Gross 
Building Area: 
21,127 sq. ft. 
 
1,056 sq. ft./bed for 
20 bed shelter; 704 
sq. ft./bed for a 30 

Current Use: Bus 
storage area for the 
West Contra Costa 
Transit Authority. 
 
Minor Constraints to 
Development: site is flat 
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bed shelter with no permanent 
structures—paved for 
bus storage. 
 
Adjacent to 402-194-001 

402-194-001 601 Walter 
Avenue 

1.52 
acres 
(66,211 
sq. ft.) 

Underutilized Potential Gross 
Building Area: 
33,106 sq. ft. 
 
1,655 sq. ft./bed for 
20 bed shelter; 
1,104 sq. ft./bed for 
a 30 bed shelter 

Current Use: Bus 
storage area and offices 
for the West Contra 
Costa Transit Authority.  
Parking lot and 15,370 
sq. ft. office building built 
in 1992 on parcel. 
 
Minor Constraints to 
Development: site is flat 
with one permanent 
structure used as an 
office building for the 
West Contra Costa 
Transit Authority.  
 
Adjacent to 402-220-
018; shared ownership 

*Development potential calculated utilizing the standard permissible Floor Area Ration (FAR) of .50 for the zone; additional 
development incentives could allow a FAR of up to 1.0.  Current regional industry standards call for 160-200 square feet per bed for 
emergency shelters.  As shown by the square footage per bed for a shelter of adequate size to meet Pinole’s needs, each proposed 
site has the potential to provide for an emergency shelter to meet Pinole’s needs. 
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HOUSING OPPORTUNITIES 

ABILITY TO MEET THE REGIONAL HOUSING NEEDS ALLOCATION 
The planning period for the current Housing Element cycle is from 2007 through 2014. The 
Regional Housing Needs Allocation (RHNA) for Pinole for this cycle includes 323 housing units.  
Housing units built and or approved after January 1, 2007, may be counted towards satisfying 
Pinole’s current regional housing need numbers. Since January 2007, Pinole has built or 
approved 70 units, with thirteen of these units affordable to very-low, low-, or moderate income 
households.  Having met 19% of the RHNA objective, Pinole plans to continue to work towards 
satisfying its remaining RHNA, particularly focusing on the targets for affordable housing 
production.  Construction of the remaining RHNA units may continue to be an issue as the 
current economic downturn has significantly delayed or cancelled construction starts and has 
had a chilling effect on proposed residential development projects. 

To show the development capacity to meet the remaining RHNA of 253 units, a detailed 
analysis of sites suitable for residential development was conducted.  This section provides 
information about the sites identified in this Housing Element.  In addition to credits from units 
that have been built and approved and existing vacant sites currently zoned for residential 
development, the City has identified housing opportunity sites located within the districts 
covered by the proposed Corridor Specific Plan for San Pablo Avenue, Pinole Valley Road, and 
Appian Way.  These sites are located along the City’s main commercial and transportation 
corridors and are good candidates for higher density mixed use and residential infill 
development.  Together, the identified vacant and housing opportunity sites can yield nearly 500 
new housing units, meeting and exceeding the City’s RHNA. 

HOUSING UNITS CONSTRUCTED OR APPROVED 
As shown in Table 6.36, Pinole has built or approved a mix of single family and multifamily units 
along with a number of second units.  The income-restricted units recently built or currently 
approved but not yet built reflect at least the minimum number of required affordable units. 
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Table 6.36 
RHNA Housing Needs vs. Built or Approved Construction 2007 - Present 

Project # of 
Units Notes Status Affordable Very 

Low Low Moderate > 
Moderate Total 

Maiden Lane 8 Single 
Family Completed Market Rate    8  

Maiden Lane 2 Single 
Family Completed Covenanted   2   

Felice Circle 21 Single 
Family Completed Market Rate    21  

Felice Circle 11 Second 
Units Completed Market Rate    11  

Felice Circle 6 Second 
Units Completed Covenanted   6   

1771 Primrose 
Lane 1 Second 

Unit Completed Market Rate   
 

1  

208 North 
Rancho Place 1 Single 

Family Completed Market Rate    1  

3300 Pinole 
Valley Road 1 Single 

Family Completed Market Rate    1  

945 Jones 
Avenue 1 Single 

Family Completed Market Rate    1  

2810 Tara Hills 
Drive 1 Single 

Family Completed Market Rate    1  

213 North 
Rancho Place 1 Single 

Family Completed Market Rate    1  

4900 Pinole 
Valley Road 1 Single 

Family Completed Market Rate    1  

2537 ½ Downer 
Street 1 Single 

Family Completed Market Rate    1  

2532 Brandt 
Court 1 Single 

Family Completed Market Rate    1  

1698 El Torro 
Way 1 Single 

Family Completed Market Rate    1  

647 Tennent 
Avenue 2 Multi 

Family Completed Market Rate    2  

647 Tennent 
Avenue 1 Multi 

Family Completed Covenanted 1     

2100 San Pablo 
Avenue 

Heritage Park 
3 Single 

Family 

Under 
Constructi
on 

Covenanted 1 1 1   

Dalessi 1 Multi 
Family Approved Market Rate    1  

Dalessi 1 Multi 
Family Approved Covenanted   1   

1989 Ebson 
Court 1  

Second 
Approved Market Rate    1  
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Unit  

2504 Galbraith 

(Gallia Property) 
2 Single 

Family Approved Market Rate    2  

2504 Galbraith 

(Gallia Property) 
1 Second 

Unit Approved Market Rate    1  

TOTALS 70    2 1 10 57 70 

          
RHNA     83 49 48 143 323 
Built or 

Approved 
Units 

    2 1 10 57 70 

Remaining 
Needs     81 48 38 86 253 

Source: Pinole Community Development Department 

AVAILABILITY OF SITES FOR HOUSING 
The City has developed an inventory of vacant and non-vacant sites that are suitable for future 
residential development.  This land inventory was developed using a number of sources, 
including the City’s GIS database, Assessor’s data, and field surveys completed by City Staff.  
The analysis includes a listing of individual sites by general plan designation and zone as well 
as site size, infrastructure capacity, constraints, and a conservative estimate of development 
capacity.  Vacant land available for residential development is primarily located on individual 
parcels designated for single family development throughout the City; housing opportunity sites 
are located along the City’s commercial corridors of San Pablo Avenue, Pinole Valley Road, and 
Appian Way. 

Currently in Pinole there are a total of 33.68 vacant acres zoned for residential use with an 
estimated dwelling unit potential of 67 units (Table 6.37).  The majority of vacant sites are 
designated Single Family Suburban Rural or Single Family Low Density in the Land Use 
Element and are infill lots of 1 acre or less.  Pinole’s supply residentially zoned sites is not 
adequate to meet the remaining Regional Housing Needs Allocation (RHNA) of 253 units: 81 
units for very-low households, 48 units for low households, 38 units for moderate households, 
and 86 units for above moderate households.  Although housing starts are down in the Bay 
Area, and projections indicate that they will remain depressed into the near future, the City does 
need to continue to plan for housing development to meet its RHNA targets. 

To address the remaining RHNA, the City has reevaluated development potential on vacant 
residential parcels in order to allow residential uses or increased densities to accommodate 262 
units yet to be approved or constructed, as prescribed by HIA-6.  Due to the City’s small supply 
of developable land, the focus for potential sites will shift to sites designated for mixed and 
multiple family use in the Specific Plan for San Pablo Avenue, Pinole Valley Road, and Appian 
Way.  This will accommodate a greater number of units per acre, which is generally better 
suited for affordable housing.  Pinole’s past mixed-use projects, having met with great success 
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and community wide acceptance, create a favorable environment that would encourage future 
development of similar type projects.  Mixed-use development is further encouraged in the draft 
Specific Plan for San Pablo Avenue, Pinole Valley Road, and Appian Way.  This planning 
document, anticipated to be adopted in 2010, identifies opportunity sites for infill mixed use 
development along the City’s commercial corridors in close proximity to transit and other 
amenities. 

Although a number of parcels currently allow for residential density levels of greater than 25 
units per acre, not all of the available multi-family site parcels have zoning conditions that are in 
alignment with their General Plan designations.  To minimize any potential barriers this may 
cause, the City is in the process of undertaking a comprehensive General Plan update and 
Zoning Ordinance Update, both anticipated for adoption in 2010.  These efforts will ensure 
consistency between the General Plan and Zoning designations. 

Currently, there is no land adequately zoned for the development of lower income housing 
based on the standards set forth in Government Code Section 65583.2(c)(3)(B) that designate a 
minimum density of twenty units per acre for housing for lower-income households in a 
suburban jurisdiction such as Pinole.  Potential actions to allocate sites to meet State 
requirements for lower income sites are also addressed in this section.  As prescribed by HIA-6, 
through the adoption of the proposed Corridor Specific Plan for San Palo Avenue, Pinole Valley 
Road, and Appian Way, the City will execute the necessary zoning updates within one year of 
the adoption of this Housing Element to address this deficiency. 

Sites designated for potential housing development in the Housing Sites Inventory (Table 38), 
are analyzed based on their development potential.  Along with site size, location, General Plan 
designation, zoning, and current use, the analysis includes an additional constraints category.  
Site constraints range from little or none to major constraints that may severely reduce 
development potential at a site.  The constraints categories consider the following in their 
analysis: 

Site Constraints:  A severely constrained subject site may feature extensive constraints 
that must be addressed in order to develop housing.  These may include topographic 
issues such as steep hillsides, sensitive environmental or biological resources, slope 
stability concerns, Brownfield contamination concerns, and/or requiring consolidation of 
more than two parcels under different ownership to assemble the site as proposed.  A 
less constrained site may display many of the same issues to a lesser degree.  Typical 
minor constraints that must be addressed in order to develop or redevelop site for 
housing may include demolition of existing underutilized or deteriorating structures, 
and/or consolidation of two or less parcels under different ownership to assemble the 
site. 

Little or No Constraints:  A site that features little or no constraints generally has few 
issues impeding its development.  Such sites are typically vacant and relatively flat with 
no known contamination, ready utility and roadway access, and single site ownership. 
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The following Housing Sites Inventory includes a site identification number which corresponds 
to the maps in Figures 1A and 1B, with APN, size, zoning and general plan designation, existing 
use, potential housing capacity, and potential site constraints. 
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Table 6.37 
Housing Sites Inventory: Vacant Sites 
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Table 6.37 
Housing Sites Inventory: Vacant Sites 

   General Plan 
Capacity 

Zoning Capacity   

Site 
Identifier 

Parcel 
Number Acres 

General 
Plan 

Designat
ion 

Allowable 
Density 
(DUAC) 

Existing 
Zoning 

Zoning 
Allowable 
Density 

Conservative 
Site Capacity 

Estimate Current Use 
Lot Consolidation 

Opportunity Site Constraints 
Vacant Sites 
1 430-260-001 0.24 LDR 1-7 R1 Min lot size1  1 Vacant No Little/No 
2 430-260-012 0.34 LDR 1-7 R1 Min lot size 1 Vacant No Little/No 
3 430-260-013 0.26 LDR 1-7 R1 Min lot size 1 Vacant No Little/No 
4 430-260-015 2.92 LDR 1-7 R1 Min lot size 3 Vacant No Little/No 
5 430-260-022 0.58 LDR 1-7 R1 Min lot size 1 Vacant No Little/No 
6 430-260-026 0.23 LDR 1-7 R1 Min lot size 1 Vacant No Little/No 
7 430-260-028 0.24 LDR 1-7 R1 Min lot size 1 Vacant No Little/No 
8 430-260-031 0.27 LDR 1-7 R1 Min lot size 1 Vacant No Little/No 
9 401-135-003 0.24 LDR 1-7 R1 Min lot size 1 Vacant No Little/No 
10 401-100-046 0.23 LDR 1-7 R1 Min lot size 1 Vacant No Little/No 
11 401-193-003 0.17 LDR 1-7 R1 Min lot size 1 Vacant No Little/No 

12 402-166-030 0.60 
MU (High 
Density) 16-25 MU  9 Vacant No Little/No 

13 360-540-001 0.62 SR <1 PD  1 Vacant No Little/No 
14 360-540-004 7.54 SR <1 PD  7 Vacant No Little/No 
15 360-540-005 2.77 SR <1 PD  2 Vacant No Little/No 
16 360-663-030 0.79 SR <1 PD  1 Vacant No Little/No 
17 360-442-019 0.34 LDR 1-7 R1 Min lot size 1 Vacant No Little/No 
18 360-382-030 1.32 LDR 1-7 R1 Min lot size 2 Vacant No Little/No 
19 402-090-002 0.14 LDR 1-7 R1 Min lot size 1 Vacant No Little/No 
20 402-090-001 0.29 LDR 1-7 R1 Min lot size 1 Vacant No Little/No 

21 402-040-044 0.10 
MU 
HDR/NC 16-25 PD  2 Vacant No Little/No 

22 403-500-020 0.14 LDR 1-7 R1 Min lot size 1 Vacant No Little/No 
23 403-500-021 0.14 LDR 1-7 R1 Min lot size 1 Vacant No Little/No 
24 402-021-012 5.85 LDR 1-7 R1 Min lot size 6 Vacant No Little/No 
                                                 
1 Note: Density for R1, SR vacant sites is based on minimum lot size.  The minimum site area is 6,000 square feet for a single-family dwelling on an interior lot and 7,500 square feet for a single 
family dwelling on a corner lot.  The minimum lot area is 65,000 square feet for Suburban/Rural Residential Districts (SR).  Sites 29, 30, and 31 are smaller than the min. lot size, but are typical of 
the neighborhoods in which they are located and, with Planning approval, could accommodate a single family residence. 



   General Plan 
Capacity 

Zoning Capacity   

Site 
Identifier 

Parcel 
Number Acres 

General 
Plan 

Designat
ion 

Allowable 
Density 
(DUAC) 

Existing 
Zoning 

Zoning 
Allowable 
Density 

Conservative 
Site Capacity 

Estimate Current Use 
Lot Consolidation 

Opportunity Site Constraints 

25 

401-080-055 0.29 

LDR 1-7 R1 Min lot size 3 Vacant Yes 

Site Constraints: 
Access and utility 
easements on site. 

401-080-056 0.29 
401-080-057 0.29 

26 

401-080-058 0.29 

LDR 1-7 R1 Min lot size 4 Vacant Yes 

Site Constraints: 
Access and utility 
easements onsite,  

401-080-059 0.96 
401-080-060 0.95 

27 
402-013-060 0.58 

LDR 1-7 R1 Min lot size 1 Vacant Yes Little/No 402-013-061 0.18 
28 401-094-016 0.66 MDR 8-15 R-4  5 Vacant No Little/No 
29 360-231-001 2.50 LDR 1-7 R1 Min lot size 3 Vacant No Little/No 
30 401-193-006 0.11 LDR 1-7 R1 Min lot size 1 Vacant No Little/No 
31 401-192-014 0.11 LDR 1-7 R1 Min lot size 1 Vacant Yes Little/No 
32 401-192-015 0.11 LDR 1-7 R1 Min lot size 1 Vacant Yes Little/No 
TOTAL       67    
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Table 6.38 
Housing Sites Inventory: Corridor Specific Plan Housing Opportunity Sites 
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Table 6.38 
Housing Sites Inventory: Corridor Specific Plan Housing Opportunity Sites 

  General Plan Capacity / Current Zoning 
Capacity 

Zoning Capacity at adoption of proposed 
Specific Plan for San Pablo Avenue, 

Pinole Valley Road, and Appian Way1

 

Site 
Identifier Parcel Number Acres 

General Plan 
Designation/ 

Zoning 

Allowable 
Density 
(DUAC) 

GP/Zoning 
Proposed 

Zoning 

Zoning 
Allowabl

e 
Density 

Zoning 
Realistic 
Capacity Current Use 

Lot Consolidation 
Opportunity Site Constraints 

Appian Way Proposed Corridor Specific Plan Housing Opportunity Sites  
33 402-282-001 0.48 Regional 

Commercial/ 
C1 

0/0 CMU and 
HDR 
 
Zone at least 
2.5 acres 
HDR at 20.1 
to 30.0 
DUAC.  Zone 
remainder 
CMU at 20.1 
to 30 DUAC 
(with limit of 
49% of CMU 
for 
residential). 
 

CMU: 
20.1-30 
DUAC 
(up to 
49% of 
site) 
HDR: 
20.1-30 
DUAC 

5 Aging strip commercial 
shopping center with national 
grocery and pharmacy 
tenants, banking, and 
neighborhood serving retail.  
Some vacancies at site.  
Current site coverage 
approximately 18%.  
Substantial portion of the site 
is surface parking; 
opportunities for infill or 
rebuild.  Close proximity to 
Interstate 80. 

Yes Site Constraints: Lot 
consolidation 402-282-002 0.431 4 

402-282-020 0.67 6 
402-282-019 0.29 3 
402-282-017 1.00 10 
402-282-018 2.07 20 
402-282-005 1.84 18 
402-282-006 0.33 3 
402-282-007 0.05 0 
402-282-008 0.03 0 
402-282-009 0.23 2 
402-282-010 0.41 4 
402-282-013 4.93 48 
402-282-014 0.18 2 
402-282-016 0.02 0 

12.961  
Total Units: 
1252 

                                                 
1 Zoning designations and dwelling unit capacities will be adopted with the Specific Plan for San Pablo Avenue, Pinole Valley Road, and Appian Way. 
Proposed Zoning/Dwelling Unit Potential based on Specific Plan Designations. 
Very High Density Residential (VHDR) zones allow up to 100% of site acreage to be developed as residential with 35.1 dwelling units per acre (DUAC).  Proposed Site Unit Potential for VHDR 
computed as 35 DUAC for 100% of site area. 
Commercial Mixed Use (CMU) zones allow up to 50% of site acreage to be developed as residential with 20 to 30 dwelling units per acre (DUAC).  Proposed Site Unit Potential for CMU computed 
as 20 DUAC for 50% of site area. 
Residential Mixed Use (RMU) zones allow up to 100% of site acreage to be developed as residential with 20 to 30 dwelling units per acre (DUAC).  Proposed Site Unit Potential for RMU computed 
as 10 DUAC for 100% of site area.  RMU unit potential does not count towards meeting RHNA at the very low- and low-income levels. 
High Density Residential (HDR) zones allow up to 100% of site acreage to be developed as residential with 20 to 30 dwelling units per acre (DUAC).  Proposed Site Unit Potential for HDR 
computed as 20 DUAC for 100% of site area. 
Office Professional Mixed Use (OPMU) allow up to 50% of site acreage to be developed as residential with 20 to 30 dwelling units per acre (DUAC).  Proposed Site Unit Potential for OPMU 
computed as 20 DUAC for 50% of site area. 



  General Plan Capacity / Current Zoning 
Capacity 

Zoning Capacity at adoption of proposed 
Specific Plan for San Pablo Avenue, 

Pinole Valley Road, and Appian Way1 

 

Site 
Identifier Parcel Number Acres 

General Plan 
Designation/ 

Zoning 

Allowable 
Density 
(DUAC) 

GP/Zoning 
Proposed 

Zoning 

Zoning 
Allowabl

e 
Density 

Zoning 
Realistic 
Capacity Current Use 

Lot Consolidation 
Opportunity Site Constraints 

34 401-240-017 4.17 Major 
Institution—
Medical / PA 
Professional 
and 
Administrative 

0 CMU and 
RMU 
 
Zone 401-
240-017 
CMU; Zone 
401-240-018 
RMU 
 

20.1-30 
DUAC 

41 Medical Office Building 
(currently vacant) built in 
1962.  Both parcels under 
same ownership. 

Yes Little/No 
401-240-018 3.60 72 

7.77 

 
Total Units: 
113 

Pinole Valley Road Corridor Specific Plan Housing Opportunity Sites  
35 360-010-021 1.77 Neighborhood 

Commercial/ 
C1 

0 HDR 20.1-30 
DUAC 

35 Underdeveloped site on 
Pinole Valley Road currently 
used as a church.  
Approximately 5% site 
coverage; two buildings in 
average repair.  Backs to 
three-story multi-family 
housing. 

No. Little/No 

36 401-410-014 2.22 Neighborhood 
Commercial/ 
C1 

0 CMU 20.1-30 
DUAC 

22 Vacant Yes 
 
Adjacent to site 36 

Little/No 
401-410-015 0.76 7 
401-410-016 1.46 14 

4.44  
Total Units: 
43 

37 404-410-005 2.23 Neighborhood 
Commercial/ 
C1 

0 OPMU 20.1-30 
DUAC 

21 Aging structure housing 
bowling alley.  Substantial on-
site surface parking. 

Yes 
 
Adjacent to site 36 

Little/No 

San Pablo Avenue Corridor Specific Plan Housing Opportunity Sites
38 402-023-007 1.05 MU High 

Density 
Residential - 
Neighborhood 
Commercial / 
C2 Central 

15-25 / 0 VHDR (Very 
High Density 
Residential) 

35.1-50.0 
DUAC 

37 5,710 sq. ft. office building 
built in 1984.  Two-story 
building with surface parking.  
Condition is average for 
building of this age. 

Yes Site Constraints: Lot 
consolidation 

402-023-002 0.34 12 14,810 sq. ft. vacant 
                                                                                                                                                                                                                                                                                            
2 Individual parcel unit count and resulting total unit count for site 33 based on calculation at dwelling unit potential for 100% of the site as CMU.  Proposed zoning calls for 2.5 acres HDR at site, 
which would allow for additional residential capacity at the site. 



  General Plan Capacity / Current Zoning 
Capacity 

Zoning Capacity at adoption of proposed 
Specific Plan for San Pablo Avenue, 

Pinole Valley Road, and Appian Way1 

 

Site 
Identifier Parcel Number Acres 

General Plan 
Designation/ 

Zoning 

Allowable 
Density 
(DUAC) 

GP/Zoning 
Proposed 

Zoning 

Zoning 
Allowabl

e 
Density 

Zoning 
Realistic 
Capacity Current Use 

Lot Consolidation 
Opportunity Site Constraints 

Business commercial lot. 
402-023-008 0.65 23 1,176 sq. ft. single family 

house on 6,804 square foot 
lot built in 1934.  There may 
be slope stability issues 
affecting the home’s 
foundation. 

402-023-006 0.17 6 2,211 sq. ft. single family 
house on 7,560 square foot 
lot built in 1957.  There may 
be slope stability issues 
affecting the home’s 
foundation. 

402-023-009 0.25 9 10,836 sq. ft. bank-owned 
vacant residential lot. 

402-022-001 1.45 51 972 sq. ft. single family house 
in poor condition built in 1901 
on a 31,625 square foot 
(largely) vacant residential lot.  
The lot is currently used for 
storage on non-operable cars 
and debris. 

NA (Madrone 
Ave. between 
Encina Ave and 
San Pablo Ave.) 

0.23 8  

  4.14 Total Units: 
146 

Total       483    
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Additional Sites Analysis 
In addition to vacant sites already designated for residential development, the inventory 
identifies a number of sites included in the proposed Corridor Specific Plan for San Pablo 
Avenue, Pinole Valley Road, and Appian Way.  The Corridor Specific Plan is in the final stages 
of draft review, and the inclusion of high density residential and mixed use sites in the Specific 
Plan corridors can yield enough new housing units to exceed the City’s RHNA through 2014.  
To show the potential for residential development to meet the remaining RHNA, a site by site 
inventory and analysis of the most suitable sites for development in Pinole was conducted 
(Table 6.38 above).  This section provides detailed information about the Corridor Specific Plan 
Housing Opportunity sites identified in this Housing Element. 

Consistent with the goals and policies identified in this Housing Element, the Corridor Specific 
Plan is tailored to foster livable pedestrian and transit-oriented corridors.  These sites were 
identified as suitable based on location, expressed interest in redevelopment by property 
owners and developers, intensity of existing development, access to utilities, and public services 
as well as the condition of the existing buildings and uses.  The density of the identified sites is 
designed to facilitate the development of housing affordable to lower-income households. 

Corridor Specific Plan Opportunity Sites 
All of the sites identified in the inventory of sites are located within one of the City’s three 
commercial corridors and are included in the Corridor Specific Plan.  The Corridor Specific Plan 
for San Pablo Avenue, Pinole Valley Road, and Appian Way, which is currently under final draft 
revisions and is anticipated for adoption in 2010, provides for the expansion of housing options 
in Pinole by encouraging compact, pedestrian and transit-oriented mixed use and high density 
residential development along the commercial corridors. 

Appian Way Proposed Corridor Specific Plan Opportunity Sites 
• Site 33:  Site 33 is located within the Appian Way Corridor at the intersection of Appian 

Way and Tara Hills Drive near the Appian Way interchange along Interstate 80.  The site 
is home to a commercial shopping center featuring grocery and pharmacy anchor 
tenants as well as a number of neighborhood serving commercial uses, including 
banking, retail, and food establishments.  The center was developed in the 1960s and 
consistent with development patterns popular at that time, features extensive surface 
parking, and some of the buildings onsite are beginning to show signs of age.  A few 
portions of the site remain undeveloped.  Given the location and the current 
development intensity at the site, the City estimates a potential for at least 125 new 
residential units at this site.  The site is within the City’s Redevelopment Project area.  
Community Redevelopment law requires that 15 percent of all new housing units within 
redevelopment areas must be affordable to very low, low, or moderate-income 
households, further ensuring the development of affordable housing at the site.  
Although the site is comprised of fifteen separate parcels, the majority of the property is 
under a single ownership. 

• Site 34:  Site 34 is located within the Appian Way Corridor at Canyon Drive.  The site 
was developed for medical use in 1962 and is the former home of Doctors Hospital.  The 
site is currently without a tenant.  Surface parking covers approximately one third of the 
site.  The Corridor Specific Plan anticipates the site for commercial and residential mixed 
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use development with an estimated capacity for at least 113 new residential units at the 
site.  The site is also within the City’s Redevelopment Project Area, further ensuring the 
affordability of potential residential development at the site. 

Pinole Valley Road Proposed Corridor Specific Plan Opportunity Sites 

• Site 35: Site 35 is located within the Pinole Valley Road Corridor along Pinole Valley 
Road near the Pinole Valley High School.  The site is just south of the recently 
revitalized Pinole Valley Shopping Center and directly across from a small commercial 
center.  The site is currently home to a church.  With only two small structures on the 
parcel, site coverage is approximately five percent.  The site backs to three story 
attached residential development, making this a good candidate site for higher density 
mixed use development.  The City estimates a conservative residential development 
capacity of at least 35 new housing units at the site. 

• Site 36:  Site 36 is located within the Pinole Valley Road Corridor, just north of Interstate 
80 and across from the Kaiser Medical Offices.  The vacant site is designated for 
Commercial Mixed Use in the Corridor Specific Plan and is owned by the City’s 
Redevelopment Agency.  A medical office user expressed interest in the site during 
more certain economic times; however, no plans for use of the site have been submitted 
for City review.  The City’s analysis estimates that 43 new residential units could be 
achieved at the site.  In addition, the site is within the City’s Redevelopment Project 
Area; therefore, the affordability of a portion of any future residential units is guaranteed 
by California Community Redevelopment Law.  Site 36 is adjacent to site 37, and the 
parcels could be assembled to accommodate a larger scale project. 

• Site 37:  Site 37 is located within the Pinole Valley Road Corridor, just north of Interstate 
80 and across from the Kaiser Medical Offices.  The site is adjacent to the Pinole Valley 
Road interchange and features transit access.  The site is under single ownership.  Site 
37 was developed in 1980 and is currently occupied by a bowling alley.  A large portion 
of the site is currently used for surface parking.  The City’s analysis estimates that at 
least 21 new residential units could be achieved at the site.  Site 37 is adjacent to site 
36, and the parcels could be assembled to accommodate a larger scale project. 

San Pablo Avenue Proposed Corridor Specific Plan Opportunity Sites 
• Site 38:  Site 38 is located along the San Pablo Avenue Corridor, just west of Old Town 

Pinole.  The site is designated for Very High Density Residential development in the 
Corridor Specific Plan.  Each of the six parcels that make up the site are currently under 
separate ownership and the site features a wide range of uses.  These uses are detailed 
by parcel in Table 38 and include an office building, vacant and storage lots, and single 
family homes in various states of repair.  The site’s location along San Pablo Avenue 
makes it a prime candidate for redevelopment, and the lot consolidation incentives 
described in this Housing Element may be utilized to assist in the process.  The site 
provides development opportunity for at least 144 new residential units. 

Table 6.39 summarizes the combined development potential of the vacant land zoned for 
residential development alongside the development potential of the Specific Plan sites proposed 
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to be rezoned for high density residential and mixed use with the adoption of the draft Corridor 
Specific Plan for San Pablo Avenue, Pinole Valley Road, and Appian Way.  Taken together, 
these sites have more than adequate development potential to accommodate housing to meet 
the RHNA needs.  The City anticipates adoption of the Corridor Specific Plan in 2010, and as 
outlined in HIA-6, commits to rezone the identified opportunity sites for residential development 
to meet the City’s RHNA within one year of the adoption of this Housing Element.  The 297 unit 
development capacity surplus further demonstrates the City’s commitment to provide adequate 
sites for residential development, and a commitment to plan for future residential development; 
allocating a surplus of sites will help encourage development should market or private developer 
conditions make development of one or more of the identified sites infeasible before 2014. 

Table 6.39 
Land Available for Development: Vacant Residential and Corridor Specific Plan Sites 

 Very Low Low Moderate Above 
Moderate 

Total 

RHNA 83 49 48 143 323 
Built/Approved 2 1 10 57 57 
Remaining Need1 81 48 38 86 253 
      
Remaining Need 81 48 38 86 253 
Vacant Residential 
Capacity (Minimum)2 

  3 64 67 

Specific Plan 
Residential Capacity3 
(Minimum) 

816 484 38 316 483 

Surplus Capacity  297 
 
Figures 1A (map of Pinole north of Interstate 80) and 1B (map of Pinole south of Interstate 80) 
map the locations of the Vacant Residential and proposed Residential Opportunity Sites; 
specific sites may be referenced via the number in the “Site Identifier” for each site.

                                                 
1 See Table 36 for details on built/approved units 2007 to present 
2 Existing residential capacity calculated to provide for moderate or above moderate units as no vacant 
sites are zoned to accommodate 20 or greater dwelling units per acre.  3 moderate units are calculated 
based on 15% of the unit potential in vacant residential zones within the Redevelopment Project Area 
(15% of 23 units possible from development of sites 9, 12, 21, 24, 25, 26, 27). 
3 All Corridor Specific Plan Housing Opportunity Sites are proposed at 20 or more dwelling units per acre, 
and, therefore, can meet the needs of all affordability groups as prescribed by State law.  Therefore, the 
units are distributed across the income levels based on the remaining need, with the excess allocated to 
“above moderate.” 
4 Per State Housing Law, at least 50% of the RHNA for lower-income households must be 
accommodated on sites designated for residential use only.  The remaining residential need for lower 
income households is 129; therefore, the City must plan for at least 65 residential units on sites 
designated exclusively for residential development at 20 or more dwelling units per acre.  Corridor 
Specific Plan Housing Opportunity Sites 35 and 38 are designated for exclusively residential use at the 
appropriate densities.  These sites provide for at least 180 dwelling units. 
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Figure 1A: 
Housing Sites North of Interstate-80 
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multifamily and supportive housing to meet the needs of extremely low 
income households.  The City shall continue to contact extremely low 
income housing service providers within West Contra Costa County to 
determine the best way to facilitate development of housing for this 
income group.  The City will annually contact developers to assist in 
development where feasible by prioritizing available funding, assisting 
and supporting new applications, providing priority processing, 
considering fee deferrals or subsidies and design modifications, and 
facilitating site acquisition. (HIA-11) 
TARGET: Ongoing to provide for the construction or approval of at least 
2007 and 2014. 
RESPONSIBLE AGENCY: Pinole Community Development Department, 
Pinole Redevelopment Agency, non-profit and for-profit housing 
developers. 
FUNDING SOURCE:  Pinole Redevelopment Agency 

ACTION 4.4.3 PARCEL CONSOLIDATION.  The City will play an active role in facilitating lot 
consolidation, particularly as it relates to parcels listed in the Sites 
Inventory in Section 4 of this Housing Element.  The lot consolidation 
procedure will be included in the City’s Municipal Code and be made 
available to the public and discussed with developers during the 
preliminary review process.  Lot consolidation requests made in order to 
facilitate development of affordable housing will be processed 
administratively.  Incentives offered for lot consolidation will include 
allowing higher densities for larger parcels once consolidated, flexibility in 
development standards, and expedited processing. (HIA-12) 
TARGET:  Ongoing, with the lot consolidation procedure to be included in 
the Municipal Code within one year of the adoption of this Housing 
Element. 
RESPONSIBLE ENTITY:  Pinole Community Development Department 

ACTION 4.4.4 SECOND UNIT ORDINANCE.  The City will provide information to the public 
on the ordinance at City Hall and on its website.  In addition, the City will 
review the Second Dwelling Unit Ordinance in regard to development 
requirements to encourage the development of well-designed secondary 
housing units in established residential areas. 
TARGET: Construction of 15 new second units between 2007 and 2014. 
RESPONSIBLE ENTITY: Pinole Redevelopment Agency; Pinole Community 
Development Department; Homeowners. (HIA-13) 

ACTION 4.4.5 HOMEBUYER PROGRAMS.  Continue to promote and monitor the Agency’s 
First Time Homebuyer Program.  Specific actions should include:  (a) 
pamphlets on the programs available at City Hall; (b) contact with 
neighborhood groups and associations; (c) posting of notices in specific 
neighborhoods, as needed; (d) providing special presentations to 
community groups periodically; and (e) providing public information 
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through articles in the local newspaper and with cable TV public service 
announcements. (HIA-14) 

  TARGET: 15 units between 2007 and 2014 
RESPONSIBLE ENTITY: Pinole Community Development Department; 
Pinole Redevelopment Agency; Lending Institutions 
FUNDING SOURCE: Pinole Redevelopment Agency 

ACTION 4.4.6 Below Market Rate (BMR) Regulations.  Implement and monitor rental 
(55 years) and resale (45 years) restrictions for low-and moderate-income 
units assisted or constructed by the Redevelopment Agency to assure 
that these units remain at an affordable price level as they are developed, 
occupied, and transferred. (HIA-15) 

  TARGET: Ongoing. 
  RESPONSIBLE ENTITY: Pinole Community Development Department; 

Pinole Redevelopment Agency. 

ACTION 4.4.7 TECHNICAL ASSISTANCE TO HOUSING DEVELOPERS. The City and its 
Redevelopment Agency will provide technical assistance to developers to 
encourage provision of affordable housing that are consistent with City 
goals.  Assistance could include provision of information about available 
funding sources, pre-application planning meetings, expedited 
development review and processing, and facilitation of neighborhood 
meetings. (HIA-16).   
TARGET:  Ongoing. 
RESPONSIBLE ENTITY:  Pinole Community Development Department; 
Pinole Redevelopment Agency. 

ACTION 4.4.8 ACCESSIBLE UNITS FOR THE PHYSICALLY DISABLED. The City will facilitate 
programs and projects that meet Federal, State and local requirements to 
provide accessibility for the physically disabled in residential units and will 
promote affordable accessible housing for the physically disabled.  The 
City will encourage accessible units in all new projects; additionally, 
where outside funding is involved, the City will ensure compliance with 
funding agency requirements for units accessible to the physically 
disabled.  The City will provide technical assistance to assure proposed 
units meet Building Code requirements.  (HIA-17) 
TARGET:  5% of the units built or approved between 2007 and 2014 
should be adaptable for the physically disabled. 
RESPONSIBLE ENTITY:  Pinole Community Development 
Department; Building Division. 

ACTION 4.4.9 ADOPT AND IMPLEMENT REASONABLE ACCOMMODATION PROCEDURES.  
The City will adopt formal procedures for providing reasonable 
accommodation for housing for persons with disabilities in accordance 
with fair housing and disability laws through the Zoning Ordinance 
Update.  The Reasonable Accommodation Procedures will allow for 
building modifications to accommodate the needs of persons with 
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disabilities to be reviewed administratively by City Staff.  Once adopted, 
Community Development Department Staff will implement the Ordinance. 
(HIA-18) 
TARGET: Adopt Ordinance within 12 months of adoption of Housing 
Element; Implementation will be ongoing. 
RESPONSIBLE ENTITY:  Pinole Community Development Department 

ACTION 4.4.10 HOMELESS ASSISTANCE.  Annually contribute a portion of Redevelopment 
funds to non-profit agencies involved in providing housing for the 
homeless. (HIA-19). 

 TARGET:  Ongoing.  
RESPONSIBLE ENTITY:  Pinole Redevelopment Agency. 
FUNDING SOURCE:  Pinole Redevelopment Agency. 

ACTION 4.4.11 HOUSING FOR THE HOMELESS.  As part of the Governmental Constraints 
analysis for this Housing Element, the following revisions to the City’s 
Zoning Ordinance were identified to better facilitate the provision of 
housing to address the needs of homeless and extremely low income 
households: 

• Add transitional housing and supportive housing within the Code’s 
definition section, and list as permitted uses subject only to those 
restrictions that apply to residential or commercial uses in the same zone. 
• Include emergency shelters as a permitted use not requiring 
discretionary action in the proposed Office/Industrial Mixed Use Zone 
within the San Pablo Avenue Specific Plan Service Sub-Area. 
Emergency shelters will be subject to the same development and 
management standards as other permitted uses un the Specific Plan 
Service Sub-Area, as summarized in the Housing Constraints section of 
this Housing Element.  As stated in the Housing Constraints evaluation, 
the City will develop written, objective standards for emergency shelters 
to regulate the following as permitted under SB 2: 

• The maximum number of beds/persons permitted to be served nightly; 
• Off-street parking based on demonstrated need, but not to exceed 
parking requirements for other residential or commercial uses in the same 
zone; 
• The size/location of exterior and interior onsite waiting and client 
intake areas 
• The provision of onsite management; 
• The proximity of other emergency shelters, provided that 
emergency shelters are not required to be more than 300 feet apart; 
• The length of stay; 
• Lighting; 
• Security during hours that emergency shelter is in operation. (HIA-20) 
TARGET:  Within twelve months of adoption of the Housing Element. 



 

   

CHAPTER 6   

HOUSING 
   

6.0-98 CITY OF PINOLE DRAFT GENERAL PLAN 

 

RESPONSIBLE ENTITY: Community Development Department. 

ACTION 4.4.12 PREVENTION OF HOUSING DISCRIMINATION.  The City will take actions to 
prevent discrimination in the housing market and provide information on 
fair housing laws.  Staff will distribute fair housing pamphlets provided by 
fair housing organizations at the public information counter at City Hall 
and at the Pinole Senior Center as well as on the City’s website.  Staff will 
continue to refer all fair housing complaints to Housing Rights 
Incorporated, a local fair housing advocacy firm or other groups that 
provide comparable service. (HIA-21) 
TARGET:  Ongoing. 
RESPONSIBLE ENTITY:  Pinole Community Development Department. 

ACTION 4.4.13 DEVELOP MULTI-FAMILY SITES AT MEDIUM AND HIGH DENSITIES.  The City 
will strive to maintain the supply and availability of multifamily housing 
sites for affordable housing by requiring minimum densities through the 
Zoning Ordinance update. (HIA-22) 
TARGET: Ongoing. 
RESPONSIBLE ENTITY: Pinole Community Development Department. 

ACTION 4.4.14 CONSERVATION OF AFFORDABLE HOUSING UNITS.  Pinole’s supply of 
affordable housing units is largely made of multifamily units with 
affordability covenants in place that ensure affordability at a specific 
income level for a set period of time following the provision of financial 
assistance to the project, generally through the Pinole Redevelopment 
Agency.  A number of the covenants were recorded prior to changes in 
State law that took effect in 2001 requiring minimum thresholds for 
affordability and are now nearing their expiration dates.  The City will take 
appropriate steps to ensure that the units with covenants close to 
expiration are conserved or replaced and will remain affordable to 
moderate and lower-income households.  Note: The specific units at risk 
of conversion are detailed in Table 6.25.  (HIA-23) 
TARGET:  Through 2014: 2 low-income units; between 2015 and 2019: 85 
moderate-rate units, 2 low-income units, and 24 very-low income units. 
RESPONSIBLE ENTITY:  Pinole Community Development Department, 
Pinole Redevelopment Agency. 

ACTION 4.4.15 EXPLORE OPTIONS FOR SENIOR ASSISTANCE PROGRAMS.   Explore program 
revisions and potential new programs aimed at providing assistance to 
seniors that would allow them to live independently and age in their 
homes.  The potential assistance program(s) may be an offshoot of or 
include revisions to the existing Residential Rehabilitation Loan Program, 
which provides grants and low-interest loans to qualifying households. 
(HIA-24) 
TARGET: 2011. 
RESPONSIBLE ENTITY:  Pinole Community Development Department, 
Pinole Redevelopment Agency. 
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GOAL H.5 ENERGY-EFFICIENCY, CONSERVATION, AND SUSTAINABLE RESIDENTIAL 
DEVELOPMENT.   
Support energy-efficient design and building practices in order to reduce housing 
utility expenses, minimize adverse environmental impacts, and provide for 
sustainability. 

POLICY H.5.1 REDUCE ENERGY CONSUMPTION.  Reduce energy and water consumption in 
residential buildings by balancing energy-efficient design and water 
conservation features with cost-effective construction. 

ACTION H.5.1.1  ENERGY & WATER CONSERVATION.  Support and publicize energy and 
water conservation programs, such as PG&E's SmartAC, ClimateSmart, 
and Energy Partners Program, which provide assistance for energy 
conservation improvements as well as EBMUD Residential Conservation 
Rebates and Programs.  In cooperation with PG&E, EBMUD, and other 
utility providers, the City will promote citizen awareness of energy 
conservation programs in concert with rehabilitation loan programs.  
Further, the City will implement water efficient landscaping requirements 
for new residential development. (HIA-25) 
TARGET:  15 very-low and low-income units provided energy conservation 
improvements under the Residential Rehabilitation Program between 
2007 and 2014. 
RESPONSIBLE ENTITY:  Pinole Community Development Department; 
PG&E; Building Division; Pinole Redevelopment Agency. 
FUNDING SOURCE:  Pinole Redevelopment Agency, PG&E. 

ACTION H.5.1.2 Energy Efficiency.  Investigate sliding-scale building permit fees with 
rebates and/or expedited permit review for high-performance green 
buildings and higher fees for conventional residential construction. (HIA-
26) 

 TARGET:  2011. 
  RESPONSIBLE ENTITY:  Community Development Department. 

ACTION H.5.1.3 Green Building Ordinance.  Develop a Green Building Ordinance to 
promote use of renewable energy, improve air and water quality, and 
conserve water and other natural resources. (HIA-27) 
TARGET:  2011. 
RESPONSIBLE ENTITY:  Community Development Department. 
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GLOSSARY 

ABOVE MODERATE INCOME HOUSEHOLDS:  Households earning over 120% of the median 
household income for the County as published annually by the State Department of Housing 
and Community Development.  As of April 2009, a family of four in Contra Costa County earning 
more than $107,150 per year was considered above moderate income.  

ACCESSIBLE HOUSING:  Units accessible and adaptable to the needs of the physically disabled. 

AFFORDABLE HOUSING:  Housing capable of being purchased or rented by a household with 
very low, low, or moderate income, based on a household’s ability to make monthly payments 
necessary to obtain housing.  Housing is considered affordable when a household pays less 
than 30% of its gross monthly income (GMI) for housing including utilities.  Although housing 
may be affordable to households earning moderate or lower income, affordable housing as 
referred to in this Housing Element must have covenants or other restrictions in place to ensure 
its continued affordability. 

EMERGENCY SHELTER:  Housing with minimal supportive services for homeless persons that is 
limited to occupancy of six months or less by a homeless person.  No individual or household 
may be denied emergency shelter because of an inability to pay. 

EXTREMELY LOW INCOME:  Households earning less than 35% of the median household income 
for the County as published annually by the State Department of Housing and Community 
Development.  As of April 2009, a family of four in Contra Costa County earning less than 
$26,800 was considered extremely low income. 

FAMILY HOUSEHOLD:  For Census purposes, a family household includes a householder and one 
or more other people living in the same household who are related to the householder by birth, 
marriage, or adoption.  All people in a household who are related to the householder are 
regarded as members of his or her family.  A family household may contain people not related 
to the householder, but those individuals are not included as part of the householder’s family in 
census tabulations.  Not all households contain families since a household may be comprised of 
a group of unrelated people or of one person living alone. 

GROUP QUARTERS:  For Census purposes, the group quarters population includes all people not 
living in households.  Two general categories of people in group quarters are recognized: (1) the 
institutionalized population, which includes people under formally authorized, supervised care or 
custody in institutions such as correctional facilities, nursing homes, and juvenile institutions and 
(2) the noninstitutionalized population, which includes all people who live in group quarters other 
than institutions, such as college dormitories, military quarters, and group homes. 

HOUSEHOLD:  For Census purposes, a household includes all the persons who occupy a 
housing unit.  People not living in households are classified as living in group quarters. 

HOUSING UNIT:  A house, apartment, mobile home, group of rooms, or a single room that is 
occupied (or if vacant, is intended for occupancy) as separate living quarters. Separate living 
quarters are those in which the occupants live and eat separately from any other persons in the 
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building and which have direct access from the outside of the building or through a common 
hall. The occupants may be a single family, one person living alone, two or more families living 
together, or any other group of related or unrelated persons who share living arrangements.  

HOUSEHOLDER:  For Census purposes, one person in each household is designated as the 
householder.  In most cases, the householder is the person, or one of the people, in whose 
name the home is owned or rented.  Households are classified by type according to the sex of 
the householder and the presence of relatives.  Two types of householders are distinguished: 
family householders and nonfamily householders.  A family householder is a householder living 
with one or more individuals related to him or her by birth, marriage, or adoption.  The 
householder and all of the people in the household related to him or her are family members.  A 
nonfamily householder is a household living alone or with nonrelatives only. 

HOUSEHOLD INCOME:  Income is defined as wages, salaries, pensions, social security benefits, 
and other forms of cash received by a household. Non-cash items, such as Medicare and other 
medical insurance benefits, are not included as income. 

HOUSEHOLD SIZE:  For Census purposes, household size is based on the number of people in 
occupied housing units.  All people occupying the housing unit are counted, including the 
householder, and lodgers, roomers, boarders, and so forth. 

HOUSING AFFORDABILITY:  The generally accepted measure for determining whether a person 
can afford housing means spending no more than 25%-33% of one’s gross household income 
on housing costs, which includes utilities, principal and interest.   

LOW INCOME HOUSEHOLDS:  Households earning 50-80% of the median household income for 
the County as published annually by the State Department of Housing and Community 
Development.  As of April 2009, a family of four in Contra Costa County earning between 
$44,651 and $66,250 per year was considered low income.  

MEDIAN HOUSEHOLD INCOME:  The middle point at which half of the households earn more and 
half earn less.  Income limits are updated annually by the U.S. Department of Housing and 
Urban Development (HUD) for Contra Costa County.  For many State and local programs, State 
Department of Housing and Community Development income regulations must be used.  HCD 
income regulations are similar to those used by HUD.  As of April 2009, the median household 
income for a family of four in Contra Costa County was $89,300. 

MODERATE INCOME HOUSEHOLDS:  Households earning 80-120% of the median household 
income for the County as published annually by the State Department of Housing and 
Community Development.  As of April 2009 a family of four in Contra Costa County earning 
between $66,251 and $107,150 per year was considered moderate income.   

NONFAMILY HOUSEHOLD: Householder living alone or with nonrelatives only. 

PERSONS PER HOUSEHOLD:  The statistical average number of persons in a household. 



 

   

CHAPTER 6   

HOUSING 
   

6.0-102 CITY OF PINOLE DRAFT GENERAL PLAN 

 

REGIONAL HOUSING NEEDS:  A quantification by a Council of Government (COG), such as the 
Association of Bay Area Governments (ABAG), or by HCD of existing and projected housing 
need, by household income group, for all localities within a region. 

SENIOR HOUSING:  Defined by California Housing Element law as projects developed for, and 
put to use as, housing for senior citizens.  This Housing Element defines senior citizens as 
persons at least 55 years of age. 

SUPPORTIVE HOUSING:  Defined by California Housing Element law as housing linked to onsite 
or offsite services occupied by a target population and with no limit on the length of stay for 
program participants (Health and Safety Code §53260). 

TRANSITIONAL HOUSING:  Defined by California Housing Element law as rental housing for stays 
of at least six months but where rental units are re-circulated to another program recipient after 
a set period (Health and Safety Code §50675.2) 

VERY LOW INCOME HOUSEHOLDS:  Households earning less than 50% of the median household 
income for the County as published annually by the State Department of Housing and 
Community Development.  As of April 2009, a family of four in Contra Costa County earning 
less than $44,650 per year was considered very low income. 
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APPENDIX A.  FUNDING SOURCES FOR AFFORDABLE UNITS AT RISK OF 
CONVERSION 

Following are some of the programs that may be expiring:  

• Prepayment of Department of Housing and Urban Development (HUD) mortgages: Section 
221(d)(3), Section 236, Section 202, and Section 811, and Farmers Home (RHS) Section 
515/516 subsidies to tenants and/or owners. 

• Low-income use restrictions on Section 236(j)(1) projects are for the full 40-year mortgage 
term. However, owners have the option to repay the remaining mortgage at the end of the 
first 20 years. 

• FHA-insured mortgages under the Section 221(d)(4) program have no binding use 
restrictions. The affordability of these projects is governed by the Section 8 contracts 
maintained on the projects which are now approved on a year-to-year basis. 

• Opt-outs and expirations of project-based Housing Choice contracts – The Housing Choice 
Voucher program is a federally funded program that provides for subsidies to the owner of a 
prequalified project for the difference between the tenant’s ability to pay and the contract 
rent. Opt-outs occur when the owner of the project decides to opt out of the contract with 
HUD by prepaying the remainder of the mortgage. Usually, the likelihood of opt-outs 
increases as the market rents exceed the contract rents. 

• Other – Expiration of the low-income use period of various financing sources, such as Low-
Income Housing Tax Credit (LIHTC), bond financing, density bonuses, California Housing 
Finance Agency (CHFA), Community Development Block Grant (CDBG) and HOME funds, 
and redevelopment funds. Generally, bond financing properties expire according to a 
qualified project period or when the bonds mature. Density bonus units expire in either 10 or 
30 years, depending on the level of incentives. Also, properties funded through the 
Redevelopment Agency generally require an affordability term of 20 years. 
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Subsidy Program Federal 
Resources 

State and 
Local 

Resources 

Program 
Not 

Used 

Units Not At Risk 
in 10-Year 
Inventory 

FEDERAL PROGRAMS     
HUD Programs: Eligible to Opt 
Out of Subsidy Contract     

Section 8 Project-Based Rental 
Assistance   X  

Section 8 New Construction    X 
Section 8 Substantial or 
Moderate Rehabilitation    X 

Section 8 Property Disposition 
(Subsidy to save troubled 
projects) 

  X  

Section 8 Loan Management 
Set-Aside (LMSA)   X  

Section 101 Rent Supplements   X  
HUD Programs Eligible to 
Prepay:     

Section 213 Cooperative 
Housing Insurance   X  

Section 221(d)(3) BMR Mortgage 
Insurance   X  

Section 236 Interest Reduction 
Payment   X  

Section 202 Elderly & Disabled 
or 202 Elderly   X  

Section 811 Disabled    X 
FmHA Section 515 Rural Rental 
Housing (Now Rural Housing 
Services) 

  X  

STATE & LOCAL 
PROGRAMS     

Community Development Block 
Grant (CDBG)    X 

Redevelopment Agency 
Programs8  X   

State & Local Mortgage Revenue 
Bond Programs   X  

Local In-Lieu or Inclusionary 
Programs    X 

Density Bonus/Direct Assistance   X  
 

                                                 
8 See discussion in Section 6.2: Assisted Units at Risk of Conversion for complete discussion of preservation and reuse options. 
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APPENDIX B.   COVENANTED AFFORDABLE UNITS 

Project Name Total Units Assisted Units 
Expiration of 
Affordability 

2009-2014: 
885 Fifth Avenue 4 1 low-income 2014 
1965 San Pablo Avenue 5 1 low-income 2014 

2014-2019: 
2548 San Pablo Avenue 
 

4 4 moderate-income Life of Project Area  
(currently 2017) 

815 San Pablo Avenue 4 2 moderate-income 2017 
1520 San Pablo Avenue 4 3 moderate-income;  

1 low-income 
2015 

950 Appian Way 3 1 moderate-income;  
1 low-income; 
1 very-low income 

2015 

2529 San Pablo Avenue 2 1 moderate-income 2015 
2395 San Pablo Avenue 
(Pear Street Bistro) 

4 3 moderate-income;  
1 very-low income 

2017 

530 Sunnyview Drive 
(Bayside Apartments) 

148 71 moderate-income;  
22 very-low income 

2017 

2020 and Beyond: 
1813 Marlesta 
(East Bluff Apartments) 

144 73 moderate-income; 
42 low-income; 
29 very low-income 

2053 

800 John Street 
(Pinole Grove Senior Housing) 

70 36 moderate-income; 
34 very low-income 

2043 

2401 San Pablo Avenue 24 14 moderate-income; 
 
2 very low-income 

2056 

760 Alvarez Avenue 
(Alvarez Court Apartments) 

19 11 moderate-income; 
8 very low-income 

2055 

2850 Estates Avenue 
(Pinole Assisted Living Center/ 
Pinole Senior Village / PALC) 

91 55 moderate-income; 
10 very low-income 

2055 

312, 336, 424, 448, 460, 360 
Felice Circle 
(DeNova Homes) 

38 6 moderate-income 2061 

647 Tennent Avenue 3 1 very low-income 2063 
609 Maiden Lane 1 1 moderate-income 2053 
620 Maiden Lane 1 1 moderate-income 2053 
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APPENDIX C.   FINANCIAL RESOURCES 

Federal Resources 
(a) Community Development Block Grant Program (CDBG).  CDBG is the largest federal 

housing-related program for affordable housing.  It is a “pass-through” program that 
allows local governments to use federal funds to alleviate poverty and blight.  CDBG 
funds are used for a variety of housing efforts including activities aimed at reducing costs 
for private development (helping fund site acquisition, improvement, and other soft 
costs); housing acquisition and rehabilitation through short and long-term loans, grants 
or loan guarantees; direct payment of rent or mortgage and housing counseling services; 
and fair housing activities.  CDBG funds are best used in combination with other subsidy 
sources or to provide pre-development funding to initiate housing development.  CDBG 
funds are used to help support implementation of the Contra Costa Homeless 
Continuum of Care Plan, providing programs and services for homeless individuals and 
families, people at-risk of homelessness, and other special needs groups.  

(b) HOME Investment Partnership Act.  HOME, like CDBG, is a formula-based block grant 
program.  HOME funds must be spent only on housing and are intended to provide 
incentives for the acquisition, construction and rehabilitation of affordable rental and 
home ownership.  HOME requires local governments to provide matching funds, though 
the matching ratio depends on the specific uses to which HOME funds are to be applied.  
The federal-to-local matching ratio for tenant assistance is currently 4-to-1, while the 
match for rental construction is 2-to-1.  HOME funds in West Contra Costa are 
channeled through the Contra Costa County HOME Investment Partnership program.  

(c) Section 8 Assistance.  Although this long-standing federal assistance program is not 
expected to increase in size or scope, it remains an important program for helping to fill 
the gap between household income and housing costs.  Section 8 assistance in Pinole is 
administered by the Contra Costa County Housing Authority. 

(d) Low Income Housing Tax Credits (LIHTC).  The LIHTC program is a large federal and 
state housing subsidy program that provides substantial financing for the development of 
affordable housing.  It provides tax credits to the private sector for the construction or 
acquisition and rehabilitation of very affordable rental housing.  These tax credits are 
crucial to the success of affordable housing developers, who sell credits directly to 
corporations and private investors or receive the equity from one of a number of 
investment entities now making tax credits available. 

 To be eligible for a tax credit, 20% of the units in a housing development must rent to 
very low income households earning less than 50% of area median incomes, or 40% of 
the units must rent for incomes under 60% of the median.  California law also requires 
that developments retain these levels of affordability for at least 55 years. 

 Both federal and state tax credit programs are administered by the State Treasurer’s 
Office through the California Tax Credit Allocation Committee (CTCAC), which allocates 
the available credits to projects statewide.  TCAC administers two LIHTC programs: the 
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9% (for projects with no federal subsidy) and the 4% credit programs (for projects with 
federal subsidies and more than 50% of financing through tax-exempt bonds).  The 9% 
credit program, which has limited funds and is highly competitive, awards credits based 
on a combination of formula and competition so that those meeting the highest housing 
priorities have first access to credits.  The 4% program has no funding limit but is 
available only with projects that have an allocation of Mortgage Revenue Bonds.  It also 
has limited funds, but is less competitive than the 9% program.  Funds raised from the 
sale of 4% credits typically cover 20-30% of project costs.  Generally the maximum 
credit allocation is the amount needed to fill the financing shortfall, and the amount 
needed is determined at least thrice: at the time of application, at the time of allocation, 
and when placed-in-service. 

 To be successful, tax credit projects require an additional subsidy which can include no 
or low-cost land, local government contributions, or density bonuses and other 
concessions.  While the utilization of the tax credits depends primarily on the project’s 
developer, local government must work with the developer to identify other strategies 
and subsidy sources that are appropriate with tax credits and provide the additional 
subsidies usually required to make them work.  Collaboration between the developer 
and the local government often with the help of a professional specializing in tax credits 
and other financial tools is the key to a successful tax credits program. 

Other programs that are offered through federal agencies include Housing for Persons with 
AIDS (HOPWA), the Emergency Shelter Grant (ESG), the Elderly Housing Program (Section 
202), the Housing for the Disabled Program (Section 811), and a variety of FHA administered 
rental programs.  Like Section 8, most of these programs are not projected to increase in size or 
scope in the foreseeable future. 

State Resources 
(a) The California Debt Limit Allocation Committee (CDLAC).  CDLAC, an agency within the 

Treasurer’s Office, is responsible for overseeing private bond issuances.  

(b) The California Tax Credit Allocation Committee (CTCAC).  CTCAC, also an agency 
within the Treasurer’s Office, is responsible for allocating federal and state tax credits 
that are crucial to the construction and rehabilitation of affordable housing 
developments.  See the discussion of Low Income Housing Tax Credits on the 
preceding page. 

(c) California Housing Finance Agency (CHFA).  CHFA offers a variety of programs to fund 
new construction and resale of single-family housing for first-time homebuyers.  The 
501(c)(3) Preservation Mortgage Program, for example, allows the mortgage to be used 
as acquisition financing for projects that employ tax-exempt bonds and tax credits. 
CHFA also provides permanent financing for new apartments and subsidizes certain 
projects through its Housing Assistance Trust, a flexible source of state funds that can 
offer deferred loans to cover negative cash flows in projects where at least half of the 
units are for low-income households.  
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(d) Department of California Housing and Community Development (HCD).  HCD is 
responsible for administering federal funds for non-entitlement jurisdictions and for 
various State programs funded through housing bonds.  In the past decade there have 
been no new housing bonds.  However, with passage of the Multifamily Housing 
Assistance Program, a substantial source of funds will be made available to assist in the 
construction of new rental housing. 

 HCD’s Clearinghouse for Affordable Housing and Community Development Finance is 
an excellent source of information on over 200 housing programs offered by the federal 
and state government, private lenders and foundation grants.  It can be accessed on-line 
at http://www.hcd.ca.gov/clearinghouse.  The database specifies applicants and counties 
served by each program.  It can be searched by types of assistance (which includes 
construction/rehabilitation loans, down-payment assistance, rental subsidies or 
predevelopment/interim finance); and activities funded (which includes acquisition, 
preservation of affordable housing, new-for sale housing, purchase assistance, 
rehabilitation of apartments, group homes and transitional housing amongst others). 

Local Resources 
(c) Redevelopment.  Redevelopment is a process created to assist city and county 

government in eliminating blight from a designated area, and to achieve desired 
development, reconstruction, and rehabilitation goals for the community.  
Redevelopment is one of California’s most effective ways to breathe new life into 
deteriorated and blighted areas plagued by a variety of social, physical, environmental 
and economic conditions which act as a barrier to new investments by private enterprise.  
Redevelopment, under the California Community Redevelopment Law, is one of the last 
available processes which has the authority, scope, and financial means to provide the 
necessary stimulus to reverse deteriorating trends, remedy blight, and create a new 
image for many communities.  Redevelopment is considered to be necessary in many 
communities because: 

a. deteriorating areas cannot pay their own way; 

b. deteriorating areas become centers of poverty and crime; 

c. there are no natural barriers to blight; 

d. deterioration results in an economic drain on the community; and 

e. a deteriorating area results in a negative image which can affect property values and 
development elsewhere in the community. 

Redevelopment law requires redevelopment agencies to use at least twenty percent of 
their funds (Low and Moderate Income Housing Fund) to create affordable housing for 
people of low or moderate incomes.  Pinole has a very active Redevelopment Agency 
that has been very successful in maintaining and increasing the supply of affordable 
housing in the community.  For example, redevelopment law requires the Agency to 
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make and keep affordable 30% of all housing units that it develops or substantially 
rehabilitates.  The Pinole Redevelopment Agency has accomplished this through 
affordability covenants and the monitoring of units on an annual basis.  In addition, 15% 
of all units constructed or substantially rehabilitated in the project area by entities other 
than the Agency must be made affordable, and of those 40% must be made affordable 
to those with very low incomes.  To date, this requirement has been met through the 
collection of in-lieu fees that are then used to supplement the Agency’s own Housing 
Fund. 

The following table details how the Agency's funds will be spent over the current 
planning period.  
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Pinole Redevelopment Agency Projected Housing Budget 2009-2014 
 
SOURCE:  City of Pinole Capital Improvement Plan for Fiscal Years 2009/10 through 2013/14: 
Revised Appropriations for Capital Projects and Debt Service for Fiscal Year 2009-2010 

FISCAL YEAR 2009-2010 
2010-
2011 

2011-
2012 

2012-
2013 

2013-
2014 TOTAL 

BEGINNING 
CARRYOVER 
BALANCE $4,040,334 $4,040,334 

REVENUE  
R
1 Tax Increment $1,735,246 

$1,769,95
1 

$1,805,35
0 

$1,841,45
7 

$1,878,28
6  $9,030,290 

R
2 Loan Payments               20,492 

              
20,492  

              
20,492  

               
20,492  

               
20,492  $102,460 

R
3 

2401 San Pablo 
Ave Fernandez 
Corner 

        
2,219,000 

      
2,219,000  

R
4 

Bond Proceeds 
Remaining from 
2004         2,050,256  

      
2,050,256  

R
5 

2850 Estates 
Pinole Senior 
Village 

R
6 

Investment 
Earnings               50,000 

              
50,000  

              
50,000  

               
50,000  

               
50,000  

          
250,000  

R
7 

Maiden Lane 
Property Sales $760,000 

          
760,000  

Total Revenue $4,615,994 
$4,059,44

3 
$1,875,84

2 
$1,911,94

9 
$1,948,77

8  
$14,412,00

6 

EXPENSES 
E
1 

Administration 
(3% growth) $471,504 $478,573 $492,930 $507,718 $522,950  $2,473,675 

E
2 

Payments to 
State "SERAF"          3,555,411  

            
731,996  

      
4,287,407  

E
3 

Bond Debt 
Service          1,231,263  

        
1,120,502 

        
1,122,135 

         
1,121,725 

         
1,123,880  

      
5,719,505  

Total 
Expenses $5,258,178 

$2,331,07
1 

$1,615,06
5 

$1,629,44
3 

$1,646,83
0  

$12,480,58
7 

CIP 
PROJECTS 

H-
1 

600 - 648 
Tennent 
Avenue $0 $380,000 $0 $0 $0  $380,000 

H-
2 

First Time 
Home Buyer 
Program             500,000 

 
500,000 

 
500,000 

 
500,000 

  
500,000  

      
2,500,000  

H- Residential             200,000            
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3 Rehabilitation 
Program 

200,000 200,000 200,000 200,000  1,000,000  

H-
4 

Heritage Park 
Cottages             500,000 

 
1,000,000 

      
1,500,000  

H-
5 

2101 San Pablo 
Avenue 

H-
6 

Development 
Assistance for 
Agency 
Identified 
Opportunity 
Sites 

H-
7 

New Housing 
Programs 

H-
8 

Feasibility 
Studies for 
Acquisition, 
Disposition and 
Development of 
Opportunity 
Sites 

H-
9 

New 
Development 
and 
Rehabilitation             100,000 

          
100,000  

H-
10 

Site 
Improvements, 
Project 
Development, 
Development 
Assistance, 
Acquisition and 
Disposition of 
Agency Owned 
Properties 

H-
11 

811 San Pablo 
Avenue 

 
100,000 

          
100,000  

H-
12 

Below Market 
Rate Housing 
Program (BMR)                 5,000 

 
10,000 

            
15,000  

Total Project 
Expenditures $1,305,000 

$2,190,00
0 $700,000 $700,000 $700,000  $5,595,000 

NET HOUSING 
FUNDS        (1,947,184) 

          
(461,628) 

          
(439,223) 

           
(417,494) 

           
(398,052) 

     
(3,663,581)

RUNNING 
BALANCE         2,093,150  

        
1,631,522 

        
1,192,299 

            
774,805  

            
376,753  

          
376,753  
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APPENDIX D.  EVALUATION OF HOUSING PROGRAMS 

 
Evaluation and Review of Housing Programs 

2003 Implementation Program Accomplishments Comments 
(HIP-1)  Housing Element review and 
Update.   
 
After adoption of the current Housing 
Element Draft, the City will revise its 
Housing Element, consistent with State 
Law requirements and requirements of 
Measure C by 2006.  The City may also 
update the Housing Element concurrently 
with other elements of the General Plan to 
assure internal consistency and to 
incorporate significant data as appropriate 
from the 2000 Census.  The Housing 
Element Update will also review the 
effectiveness of the City’s Housing 
Element, progress in implementation and 
the appropriateness of goals, objectives, 
and policies. 
 

• The City’s existing Housing Element 
was adopted in June 2003 and was 
found to be in compliance with State 
law.   
 

• For the current Housing Element 
Cycle, State law required Bay Area 
jurisdictions to have an approved 
Housing Element Update by July 1, 
2009.  The City is currently out of 
compliance but is moving forward 
with the Housing Element Update in 
order to minimize the amount of time 
out of compliance and to meet 
Measure J (Measure C replacement) 
requirements. 
 

• A Comprehensive General Plan 
Update, including a Housing Element 
Update and Review, was initiated in 
2006.  In 2007, the City undertook 
the development of a Specific Plan 
for San Pablo Avenue, Pinole Valley 
Road, and Appian Way.  During this 
time, the General Plan update was 
placed on hold.  A Draft Specific Plan 
is now under review, and the 
General Plan update process has 
been reinitiated.   

• Program will continue in 
the updated housing 
element. 
 

• Updated program will 
be consistent with the 
requirements of 
Measure J by 2010. 
 

• Housing Element 
update preceding the 
update and adoption of 
the other elements of 
the General Plan in 
order to meet state and 
local requirements. 

(HIP-2)  Conduct an Annual Housing 
Element Review. 
 
Provide for annual review of the Housing 
Element, with opportunities for public input 
and discussion, in conjunction with State 
requirements for a written review by July 1 
of each year (per Government Code 
Section 65583(3)). 

• The Housing Element Annual 
Review was filed with the 
Department of Housing and 
Community Development and the 
State Department of Finance on April 
1, 2009 and April 1, 2010. 

• Program will continue 
in the updated 
housing element. 

(HIP-3)  Update the General Plan. 
 
In preparing the General Plan update, 
consider designing sites meeting 
appropriate criteria for higher density 
zoning.  Land use plans should consider 
the following: 
• Use of environmental assessments to 
expedite processing for infill and affordable 
housing developments. 
• For key housing opportunity sites/areas, 

• A Comprehensive General Plan 
Update and Zoning Ordinance 
Update was initiated in 2006.  In 
2007, the City undertook the 
development of a Specific Plan for 
San Pablo Avenue, Pinole Valley 
Road, and Appian Way.  During this 
time, the General Plan and Zoning 
Ordinance updates were placed on 
hold.  The General Plan update 
process was reinitiated in late 2008. 

• Program will continue in 
the updated housing 
element. 
 

•  Action on these policy 
documents, including 
completion of the 
General Plan Update, is 
scheduled for 2010 and 
2011. 
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Evaluation and Review of Housing Programs 

2003 Implementation Program Accomplishments Comments 
identification of specific housing use and 
design objectives, and then incorporation 
of fast track process provisions for 
subsequent projects that are consistent 
with the plan. 
• Identification of the mix of uses, minimum 
density standards, density bonuses, or a 
percentage of affordable units (sites 
should be rezoned at sufficient densities to 
create incentives for housing production 
within the 5-year time frame of the housing 
element). 
• Preparation of an area-wide 
environmental baseline data and 
assessment of development impacts under 
maximum development scenarios as a 
way to assess area-wide impacts and 
required mitigation. 
• Establishment of objectives and 
commitments in the General Plan so that 
project-specific review can focus on site-
specific issues such as design. 
• Linkage of plans to be consistent with 
CEQA exemptions and expedited review, 
consistent with CEQA Section 15332. 
• Provision of clear guidelines and 
incentives for the development of housing 
in conformance with current state laws and 
to identify specific ways to streamline 
processing for subsequent development 
proposals. 

 
• The draft Specific Plan includes land 

use designations for new housing 
sites as well as higher residential 
densities. 

 
• The General Plan Update, Zoning 

Ordinance Update, and Specific Plan 
will be analyzed in a Program 
Environmental Impact Report.   

• Updates to the Housing 
Element of the General 
Plan will be completed 
in advance of the 
General Plan Update 
and are anticipated to 
be adopted by the City 
Council and forwarded 
to the State Department 
of Housing and 
Community 
Development in 2010. 
 

(HIP-4)  Adopt Criteria for Use in Design 
Review. 
 
Develop ‘design guidelines’ or more 
general ‘design principles’ that will 
establish consistent development review 
criteria for use by applicants, the 
community, staff and decision-makers, and 
evaluate projects in the context of existing 
neighborhoods.  The intent is not to create 
new barriers to housing, but to make the 
process more objective by including 
working definitions and criteria for 
community expectations in the design 
review process. 

• The City adopted Residential Design 
Criteria and Guidelines in November 
2007.  The Residential Design 
Criteria provide clear expectations 
for applications as well as a 
framework for staff and decision-
makers to evaluate design review 
applications for new residential 
construction.  The Criteria address 
site planning; neighborhood 
compatibility for mass, height, and 
scale; building design: architectural 
style and form; privacy and solar 
access; and special considerations 
for hillside lots.  Also included are 
design component findings required 
for approval of mixed use 
development. 

 
• The City modified the Zoning 

Ordinance in July 2009 to streamline 
the Design Review process for 

• Program will continue 
in the updated 
housing element 
through the 
Comprehensive 
Zoning Ordinance 
Update, along with 
HIP-5, HIP-11, HIP-
18, HIP-19, and HIP-
20. 
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Evaluation and Review of Housing Programs 

2003 Implementation Program Accomplishments Comments 
property owners seeking minor 
design changes in an effort to 
upgrade their properties.  
Administrative review and approval 
is available for the following minor 
modifications: 
• Exteriors including but not 

limited to 
awnings, trellis details,  and 
window changes; 

• Repainting of commercial 
structures involving new color 
schemes for a single building 
complex of 4, 000 sq. ft. or less; 

• Commercial re-roofing; 
• Mechanical roof screens; 
• Business sign replacement 

where the use does not change 
and the proposed signage is 
installed in the same location as 
the existing signage;  

• New parking lot configuration 
plans of ten (10) or fewer 
parking spaces; 

• Landscape plans showing minor 
changes including but not 
limited to plant/tree replacement 
on commercial properties, 
replacement of new vegetation 
to match previously approved 
plans, inclusion of decorative 
garden features (i.e. trellis, 
benches, etc) and new 
landscaping for a single family 
residential home; 

• Single-family residential 
additions and accessory 
structures;  

• Ramps or other improvements 
to accommodate individuals with 
disabilities 

(HIP-5)  Amend Single Family Zoning 
Regulations 
 
Evaluate amendments to single family 
residential zoning standards to achieve 
higher densities without dramatically 
changing the visual characteristics of the 
area or the area’s livability. These 
amendments should focus on urbanized 
areas with services, and could include: 
• Establishment of requirements which 
would ensure that single family parcels 

• Single family zoning regulations will 
be evaluated as part of the upcoming 
Zoning Ordinance update. 

• Program will continue 
in the updated 
housing element, 
combined with HIP-4, 
HIP-11, HIP-18, HIP-
19, HIP-20. 
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Evaluation and Review of Housing Programs 

2003 Implementation Program Accomplishments Comments 
that could be legally divided into two or 
more parcels are divided in a matter that 
does not preclude future development at 
the minimum parcel size of the district. 
• Allowance, in limited circumstances, of 
the conversion of single family homes to 
multiple units (duplexes, triplexes or 
fourplexes) if only minor modifications, 
such as additional entries, are made to the 
exterior of the structure. 
(HIP-6)-Rehabilitation Loan Programs 
 
Continue to support rehabilitation loan 
subsidy programs.  The City will improve 
citizen awareness of rehabilitation loan 
subsidy programs offered by the Agency 
and the County.  Specific actions should 
include: (a) housing pamphlets on the 
programs available at City Hall; (b) contact 
with neighborhood groups and 
associations; (c) posting of notices in 
specific neighborhoods, as needed; (d) 
providing special presentations to 
community groups periodically; and (e) 
providing public information through 
articles in the local newspaper and with 
cable TV public rehabilitation loans for 
specific areas. 
Targets for these programs include: 
• Residential Rehabilitation Loan 

Program: 40 very low income units, 20 
low income units, and 40 moderate 
income units rehabilitated between 
1996 and June 2006 (assumes that 
the Pinole Planning Area continues to 
receive same percentage of the 
funds); 

• Rental Rehabilitation Program: 10 low 
income rental units rehabilitated 
between 1999 and June 2006. 

• To date, the Residential 
Rehabilitation Program has provided 
more than $500,000 in loans and 
grants for rehabilitation of 169 
homes within the Redevelopment 
Project Area. 
 

• Staff continues to publicize the 
Residential Rehabilitation Loan 
Program and currently provides 
information about the Program as 
prescribed in HIP-6. 

 
• The number of loans and grants 

extended through the Residential 
Rehabilitation Loan Program far 
exceeded targets.  Between 1996 
and June 2006, loans were funded 
for 53 very low income units and 40 
low income units.  Three additional 
loans/grants were approved for low 
income units between July 2006 and 
June 2008; One additional loan/grant 
for a moderate income unit was 
approved between July 2006 and 
June 2008.   
 

• Program will continue 
in the updated 
housing element with 
appropriate 
modifications to the 
Program targets. 

(HIP-7)  Energy Conservation 
 
Support and publicize energy conservation 
programs, such as PG&E’s Energy 
Partners Program, which provides 
assistance for energy conservation 
improvements.  In cooperation with PG&E, 
the City will promote citizen awareness of 
energy conservation programs in concert 
with rehabilitation loan programs. 
Target: 15 very low and low income units 
provided energy conservation 
improvements under the Residential 

• PG&E continues to offer the Energy 
Partners Program and the City 
continues to make literature 
available about existing energy 
conservation programs at City Hall to 
promote citizen awareness. 
 

• Certain residential rehabilitation 
projects that include efforts to 
improve energy efficiency are eligible 
for the Residential Rehabilitation 
Loan Program. 

 

• Program will continue 
in updated housing 
elements with 
appropriate 
modifications to 
increase energy 
awareness and 
conservation 
measures through a 
new Goal H-5: 
Energy-Efficiency, 
Conservation, and 
Sustainable 
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Evaluation and Review of Housing Programs 

2003 Implementation Program Accomplishments Comments 
Rehabilitation Program between 1999 and 
June 2006. 

• Improvements made under the 
Residential Rehabilitation Program 
have resulted in more than thirty 
units receiving increased energy 
efficiency in the form of insulation, 
replacement of inefficient windows, 
water heaters, and home heating 
systems as well as the replacement 
of older roofs and similar upgrades. 

Residential 
Development, as 
implemented by HIP-
22, HIP-23, and HIP-
24. 

(HIP-8)  Open Space Contributions 
 
Require open space contributions for all 
housing subdivisions. 

• Open Space Contributions are not 
currently required for housing 
subdivisions; however, Development 
Impact Fees are charged for new 
housing development. 
 

• This issue will be addressed further 
during the Comprehensive General 
Plan Update 

• Program will continue 
in the updated 
housing element. 

(HIP-9)  Housing Construction 
 
Construct or encourage the construction of 
housing units throughout the City, and in 
particular along San Pablo, through use of 
the following mechanisms: 
• Mixed Use Housing Incentives.  

Encourage mixed residential-
commercial uses in areas consistent 
with the Land Use Plan, and in 
particular in Old Town and along San 
Pablo Avenue, to increase housing 
opportunities through the following 
and other means, if appropriate: (1) 
increased densities; (2) use of Pinole 
Redevelopment Agency funds; (3) 
allowances for ground-floor retail; (4) 
inclusionary requirements; and (5) 
flexibility in parking and development 
standards. 

• Redevelopment Agency Powers.  
The Pinole Redevelopment Agency 
will use its unique powers to reduce 
the costs and expedite the 
construction or rehabilitation of low 
and moderate income housing 
through actions such as offsetting 
development fees, combining parcels 
for development, writing down land 
costs, etc.  Twenty percent of the 
Redevelopment Agency’s tax 
increment will be set aside and used 
each year for development or 
rehabilitation of housing affordable to 
low and moderate-income 

• Mixed Use Housing Incentives are 
evaluated in the Draft Specific Plan 
for San Pablo Avenue, Appian Way, 
and Pinole Valley Road. 
 

• The Redevelopment Agency 
continues to use its unique powers to 
reduce the costs and expedite the 
construction and rehabilitation of low 
and moderate-income housing by 
utilizing the twenty-percent set aside 
housing fund to help developers 
finance construction and 
improvements for affordable 
housing.   
 

• Over 160 affordable housing units 
were created between 1999 and 
June 2006 with contributions from 
the Redevelopment Agency. 
 

• More than 323 housing units were 
approved and/or constructed in 
Pinole between 1999 and June 
2006. 

• The City continues its 
commitment to 
construct or 
encourage the 
construction of 
housing units 
throughout the City. 

 
• In this Housing 

Element Cycle, the 
City commits to 
provide adequate land 
for the development of 
the remaining RHNA 
targets (HIP-5). 
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Evaluation and Review of Housing Programs 

2003 Implementation Program Accomplishments Comments 
households. 

• Affordable Housing Incentives.  
Support the use of the following 
incentives for renter and ownership 
projects in the Pinole Redevelopment 
Project Area which provide a minimum 
of 15% of total units affordable to low 
and moderate income households for 
45 and 55 years respectively: 
a. Density bonuses.  Consistent with 

the State Density Bonus Law 
(Government Code Section 
65915) offer density bonuses of 
at least 25% for projects that at 
least: 1) 20% of the units for 
lower-income households; or 2) 
10% of the units for very low 
income households; or 3) 50% of 
the units for seniors. 

b. Flexibility in development 
standards.  Allow flexibility in 
applying development standards 
(e.g. parking, floor area, setback, 
height standards). 

c. Prioritized Development Review.  
Affordable housing development 
should receive the highest priority 
and efforts should be made by 
staff and decision-makers to: 1) 
provide technical assistance to 
potential affordable housing 
developers; 2) consider project 
funding and timing needs in the 
processing of applications; and 3) 
provide the fastest turnaround 
time possible in determining 
application completeness. 

• Require Affordable Housing in 
Market Rate Residential Projects 
Located in the Redevelopment 
Area.  15% of the units located in new 
residential development within the 
Redevelopment Project Area must be 
affordable, and of those units, 40% 
must be affordable to very low-income 
households.  The City’s primary intent 
is the construction of units on-site.  If 
this is not practical, the City will 
consider other alternatives of equal 
value, such as in-lieu fees, 
construction of units off-site, donation 
of a portion of the property for future 
non-profit housing development, etc. 
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2003 Implementation Program Accomplishments Comments 
Target: The construction or approval of at 
least 288 units between 1999 and June 
2006. 
(HIP-10)  Repayment of Deferred 
Housing Set Aside Funds 
 
Make up deferral of Redevelopment 
Agency Housing Set Aside funds from tax 
increment financing. 

• Complete.  $1,207,308 of Deferred 
Housing Set Aside Funds repaid to 
the General Fund with proceeds 
from the 2004 bond issuance. 

• Delete.  Deferred 
Housing Set Aside 
Funds have been 
repaid and the 
required twenty 
percent of tax 
increment generated 
from the Project Area 
is annually deposited 
into the Housing Set 
Aside Fund. 

(HIP-11)  Second Unit Ordinance 
 
The City will provide information on the 
ordinance at City Hall and on its website, 
and consider the development of 
demonstration projects. In addition, the 
City will review and modify the Second 
Dwelling Unit Ordinance in regard to 
development requirements including: 
• Establishment of second units as a 
permitted “use by right” when the single 
family lot, primary structure and second 
unit meet all of the zoning and building 
development standards established for the 
zoning district in which they are located, 
and adequate traffic safety and parking is 
available. 
• Review of parking requirements and 
impact fees to encourage the creation of 
second units and reduce constraints. Fee 
waivers should be used when a second 
unit will provide long-term very low or low 
income housing. Off-site or reduced 
parking should be considered within one-
quarter mile of a transit route. 
Target: Amendment of the ordinance by 
December 2003.  5 new second units 
between 1999 and June 2006. 

 In 2007, 17 second units were 
constructed at the Serita by De Nova 
Homes Development, six of which 
are required by covenant to be 
rented at a price affordable to 
moderate-income households. 
 

 Evaluation of the Second Unit 
Ordinance will be completed as part 
of the Zoning Ordinance Update to 
ensure compliance with current legal 
requirements. 

 Program will continue 
in the updated 
housing element, 
combined with HIP-4, 
HIP-5, HIP-18, Hip-19, 
HIP-20. 

(HIP-12)  Homebuyer Programs 
 
Continue to support the Agency’s First 
Time Homebuyer Program and the East 
Bay Delta Lease to Purchase Program.  
Specific actions should include: (a) 
pamphlets on the programs available at 
City Hall; (b) contact with neighborhood 
groups and associations; (c) posting of 
notices in specific neighborhoods, as 
needed; (d) providing special 

• The East Bay Delta Lease to 
Purchase Program is no longer 
operational.  All First Time 
Homebuyer loans are currently 
financed through the Redevelopment 
Agency’s Program. 

 
• Brochures and program information 

are available at City Hall and on the 
City’s website.  The program is also 
publicized in the Community Guide 

• Program will continue 
in updated housing 
element. 
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Evaluation and Review of Housing Programs 

2003 Implementation Program Accomplishments Comments 
presentations to community groups 
periodically; and (e) providing public 
information through articles in the local 
newspaper and with cable TV public 
service announcements. 
Target: 15 units between 1999 and June 
2006. 

and information and presentations 
are provided to interested community 
organizations as requested. 

 
• The First Time Homebuyer Program 

policies were updated in 2008.  
Notable policy changes include: 
funding loans for homes located 
anywhere in the City; providing 
funding tiers based on household 
income; shortened deferral policies; 
and more stringent borrower 
eligibility criteria (debt-to-income 
ratio, minimum credit score). 
 

• Between 1999 and June 2006, the 
Agency provided First Time Home 
Buyer loans to 17 households for a 
total of $498,787 of financing 
assistance. 

(HIP-13)  BMR Regulations 
 
Develop and implement resale (45 years) 
and rental (55 years) restrictions for low-
and moderate-income units assisted or 
constructed by the Redevelopment Agency 
to assure that these units remain at an 
affordable price level as they are 
developed, occupied, and turned over. 
Encourage the monitoring of federal and 
state subsidized projects by continuing to 
work with the Contra Costa Housing 
Authority. 

• The Agency continues to assist in 
the development and monitoring of 
affordability controls to ensure units 
remain affordable for households at 
the very low-, low-, and moderate-
income levels.  Its current portfolio 
includes 560 rental units with 
affordability controls in place in its 
portfolio.    
 

• A new policy for the sale of Below 
Market Rate (BMR) units was 
adopted in 2008.  The policy requires 
that ownership BMR units have 
resale restrictions in place that 
guarantee affordability for 55 years.  
Rental affordability covenants are 
recorded for a minimum of 55 years.  
 

• The Agency currently has two single 
family housing units in its portfolio 
BMR resale restrictions for 
moderate-income households.  The 
Agency is currently constructing 
three BMR units (Heritage Park) to 
be sold to very low, low, and 
moderate-income households in 
2010. 

• Program will continue 
in updated housing 
element. 

(HUP-14) Technical Assistance to 
Housing Developers 
 
The City and its Redevelopment Agency 
will provide technical assistance to 

• The City makes every effort to 
provide technical assistance to 
developers to encourage the 
development of affordable housing.  

• Program will continue 
in updated housing 
element. 
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Evaluation and Review of Housing Programs 

2003 Implementation Program Accomplishments Comments 
developers to encourage provision of 
affordable housing that are consistent with 
City goals. Assistance could include 
planning meetings, expedited plan review 
and permitting, and facilitation of 
neighborhood meetings. 

Planning and Redevelopment staff 
work with developers to ensure that 
they understand their obligations to 
provide affordable housing and how 
the City and the Agency can help 
facilitate the process. 

(HIP-15) Accessible Units for the 
Physically Disabled 
 
The City will facilitate programs and 
projects that meet Federal, State and local 
requirements to provide accessibility for 
the physically disabled in residential units 
and will promote affordable accessible 
housing for the physically disabled. The 
City will encourage accessible units in all 
new projects; additionally, where outside 
funding is involved, the City will ensure 
compliance with funding agency 
requirements for units accessible to the 
physically disabled. The City will provide 
technical assistance in structuring the 
accessible units to best fit City needs and 
any additional program funding criteria. 
Target: 5% of the units built or approved 
between 1999 and June 2006 should be 
adaptable for the physically disabled. 

• The City continues to enforce all 
local, state, and federal accessibility 
requirements during the ongoing 
development review process. 
 

• Modifications to the Zoning 
Ordinance adopted in July 2009 
allow for administrative review of 
ramps and other improvements 
designed to accommodate 
individuals with disabilities. 

• Program will continue 
in updated housing 
element. 

(HIP-16) Housing for the Homeless 
 
Contribute a portion of the Housing Set 
Aside fund to nonprofit agencies involved 
in providing housing for the homeless. An 
example would be Shelter Incorporated. 
Focus efforts on finding opportunities to 
provide housing for families at risk. 
Target: Annually 

• The Community Assistance Program 
(CAP) was instituted in 2007 to 
create a fund through which this type 
of donation could be made.  CAP’s 
2008 donation was made to the 
Greater Richmond Interfaith 
Program, a program providing 
services for the homeless, in the 
amount of $6,000. 

•  

(HIP-17) Prevention of Housing 
Discrimination 
 
The City will take all appropriate actions 
when necessary to prevent discrimination 
in the housing market and provide 
information on fair housing laws.  The 
Community Development Department shall 
be the responsible City department for 
referring questions concerning affordable 
housing and hair housing to appropriate 
departments or agencies.  Staff will 
distribute fair housing pamphlets provided 
by agencies and coordinate with other 
groups.  Information will also be made 
available on the City’s website. 

• This policy continues to be 
implemented.  The Community 
Development Department continues 
to field questions and provide 
information about affordable housing 
and fair housing. No formal 
complaints of housing discrimination 
have been received. 

• Homeless needs are 
addressed in HIP-16 
(Homeless 
Assistance) and HIP-
17 (Housing for the 
Homeless) in the 
updated housing 
element. 

(HIP-18)  Develop Multi-Family Sites at • No formal policies are in place to • Program will continue 



 

 
 
 
 

  

 CHAPTER 6 

                             HOUSING 
  

CITY OF PINOLE GENERAL PLAN 6.0-121 

 

Evaluation and Review of Housing Programs 

2003 Implementation Program Accomplishments Comments 
Medium and High Densities 
 
The City will strive to protect the supply 
and availability of multifamily housing sites 
for affordable housing preventing the 
development of medium and higher 
density sites with lower densities. To that 
end, the Zoning Ordinance should be 
modified to include minimum densities. 
Target: December 2003 

require that multi-family sites be 
developed at prescribed densities. 
 

• This issue will be evaluated and 
further addressed in the Specific 
Plan, General Plan Update and 
Zoning Ordinance Update. 

in the updated 
housing element, 
combined with HIP-4, 
HIP-5, and HIP-11. 

(HIP-19)  Develop Reasonable 
Accommodation Policies and 
Procedures 
 
The City will further analyze existing land 
use controls, building codes and permit 
and processing procedures to determine 
the constraints they impose on the 
development, maintenance, and 
improvement of housing intended for 
persons with disabilities. Based on its 
findings, the City will develop a policy for 
reasonable accommodation in the 
application of zoning laws and permitting 
by persons with disabilities. The policy 
shall include a procedure for requesting 
accommodations, timelines for processing 
requests and appeals, criteria for 
determining whether a requested 
accommodation is reasonable and 
ministerial approval for minor requests. 
Target: December 2003 

• The City modified the Zoning 
Ordinance in July 2009 to streamline 
the Design Review process for 
property owners seeking minor 
design changes in an effort to 
upgrade their properties.  
Administrative review and approval 
is now available for ramps or other 
improvements to accommodate 
individuals with disabilities.  

• A formal, comprehensive 
Reasonable Accommodation Policy 
has not been adopted, and 
accommodations are currently 
addressed through existing appeal 
processes.  This issue will be 
evaluated further and addressed in 
the General Plan Update and Zoning 
Ordinance Update. 

• Program will continue 
in the updated 
housing element, 
combined with HIP-4, 
HIP-5, HIP-11, HIP-
18, HIP-20. 

(HIP-20)  Multi-Family Use Permit 
Ordinance 
 
The issuance of use permits for multi-
family developments in all residential 
zones shall be reviewed to determine if 
this is a redundant step in the review 
process. Changes to the zoning ordinance 
will be implemented as appropriate to 
streamline the review process. 
Target: December 2004 

• No changes have been made to the 
Multi-Family Use Permit Ordinance.  
Recent efforts have focused on 
ensuring that the zoning ordinance 
provides clear expectations and 
streamlined processing for design 
review.  The Ordinance will be 
evaluated as part of the Specific Plan 
and Comprehensive Zoning 
Ordinance Update. 

• Program will continue 
in the updated 
housing element, 
combined with HIP-4, 
HIP-5, HIP-11, HIP-
18, HIP-19. 

 



 

   

CHAPTER 6   

HOUSING 
   

6.0-122 CITY OF PINOLE DRAFT GENERAL PLAN 

 

APPENDIX E.  HOUSING IMPLEMENTATION PROGRAMS 

 
Program  # of Units Target Date Responsible Entity Funding Source 

HIA-1 
Conduct an Annual 
Housing Element 
Review 

 Ongoing 
(annually) 

Community Development 
Department  

HIA-2 
Explore Housing 
Development 
Partnerships 

 Ongoing Community Development 
Department  

HIA-3 

Periodically Review 
Residential 
Development 
Requirements 

 Ongoing (as 
necessary) 

Community Development 
Department  

HIA-4 Zoning Ordinance 
Update  

Within 1 year of 
adoption of 
Housing 
Element 

Community Development 
Department 
Pinole City Council 

 

HIA-5 Apply Design Review 
Guidelines  Ongoing Community Development 

Department  

HIA-6 

Adequate Sites to 
Meet Regional Fair 
Share of Housing 
Growth 

323 
Ongoing 
(specific targets 
included in text)

Community Development 
Department 
Pinole City Council 

 

HIA-7 Rehabilitation Loan 
Programs 

35 
residential, 
15 rental 
rehabilitatio
n loans 

Ongoing 

Community Development 
Department 
Pinole Redevelopment 
Agency 

Pinole 
Redevelopment 
Agency 
Contra Costa 
County 

HIA-8 Open Space 
Contributions  Ongoing Community Development 

Department  

HIA-9 Fee Structure 
Evaluation  Ongoing Community Development 

Department  

HIA-
10 

General Plan Land 
Uses  

Within 1 year of 
adoption of 
Housing 
Element 

Community Development 
Department 
 

 

HIA-
11 

Housing 
Construction 323 

Ongoing; 
complete by 
2014 

Community Development 
Department, Pinole 
Redevelopment Agency, 
Non-profit and for-profit 
housing developers 

Pinole 
Redevelopment 
Agency 

HIA-
12 Parcel Consolidation  

Ongoing; lot 
consolidation 
procedure to be 
incorporated in 
Muni Code 
within 1 year of 

Community Development 
Department  
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adoption of 
Housing 
Element 

HIA-
13 

Second Unit 
Ordinance 15 Ongoing 

Community Development 
Department, 
Pinole Redevelopment 
Agency 
Homeowners 

Pinole 
Redevelopment 
Agency 

HIA-
14 

Homebuyer 
Programs 15 Ongoing 

Community Development 
Department 
Pinole Redevelopment 
Agency 
Lending Institutions 

Pinole 
Redevelopment 
Agency 

HIA-
15 

Below Market Rate 
(BMR) Regulations  Ongoing 

Community Development 
Department 
Pinole Redevelopment 
Agency 

Pinole 
Redevelopment 
Agency 

HIA-
16 

Technical Assistance 
to Housing 
Developers 

 Ongoing 

Community Development 
Department 
Pinole Redevelopment 
Agency 

Pinole 
Redevelopment 
Agency 

HIA-
17 

Accessible Units for 
the Physically 
Disabled 

5% of units 
built or 
approved 
units 

Ongoing Community Development 
Department  

HIA-
18 

Adopt and Implement 
Reasonable 
Accommodation 
Procedures 

 

Adopt within 1 
year of 
adopting 
Housing 
Element; 
implementation 
ongoing 

Community Development 
Department  

HIA-
19 

Homeless 
Assistance  Ongoing Pinole Redevelopment 

Agency 

Pinole 
Redevelopment 
Agency 

HIA-
20 

Housing for the 
Homeless  

Within 12 
months of 
adoption of the 
Housing 
Element 

Community Development 
Department  

HIA-
21 

Prevention of 
Housing 
Discrimination 

 Ongoing Community Development 
Department  

HIA-
22 

Develop Multi-Family 
Sites and Medium 
and High Densities 

 Ongoing 

 Community Development 
Department, PG&E, 
Pinole Redevelopment 
Agency 

 

HIA- Conservation of Through Ongoing Community Development  
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23 Affordable Housing 
Units 

2014: 2 
low-income 
units 

Department 
Pinole Redevelopment 
Agency 

HIA-
24 

Explore Options for 
Senior Assistance 
Programs 

 2011 

Community Development 
Department 
Pinole Redevelopment 
Agency 

Pinole 
Redevelopment 
Agency 

HIA-
25 

Energy & Water 
Conservation 15 units Ongoing 

Pinole Community 
Development Department 
PG&E 
Pinole Redevelopment 
Agency 

Pinole 
Redevelopment 
Agency 

HIA-
26 Energy Efficiency  2011 Community Development 

Department  

HIA-
27 

Green Building 
Ordinance  2011 Community Development 

Department  
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APPENDIX F.  HOUSING OPPORTUNITY SITE OWNERSHIP 

The following table provides ownership information as of April 1020 for the Housing Opportunity 
Sites identified for potential rezoning in the Housing Opportunities section of this Housing 
Element.  Please see Table 38 for additional information about identified Housing Opportunity 
Sites.  The Map Reference Numbers correspond to the parcels identified in Figures 1A and 1B. 

Map 
Ref. 
No. 

APN Location Owner 

33 402-282-001 
402-282-020 

1599 Tara Hills Dr. 
(Part of 1201-1577 Tara Hills Drive, 2301 
Appian Way—Appian-80 Shopping 
Center) 

Armen Serebrakian 

33 402-282-002 1565 Tara Hills Dr. 
(Part of 1201-1577 Tara Hills Drive, 2301 
Appian Way—Appian-80 Shopping 
Center) 

Tara Hills Drive Limited 
Partners 

33 402-282-019 
402-282-017 

1501 Tara Hills Drive 
(Part of 1201-1577 Tara Hills Drive, 2301 
Appian Way—Appian-80 Shopping 
Center) 

Hillsboro Properties 
ARCO Building Company 

33 402-282-018 1421 Tara Hills Drive 
(Part of 1201-1577 Tara Hills Drive, 2301 
Appian Way—Appian-80 Shopping 
Center) 

Dorothy Jean Goldstone/TE 

33 402-282-005 
402-282-007 
402-282-008 
402-282-009 
402-282-013 

1401 Tara Hills Drive 
1211 Tara Hills Drive 
1213 Tara Hills Drive 
1221 Tara Hills Drive 
Tara Hills Drive (no address) 
(Part of 1201-1577 Tara Hills Drive, 2301 
Appian Way—Appian-80 Shopping 
Center) 

Hillsboro Properties 

33 402-282-006 
402-282-016 

1201 Tara Hills Drive 
Tara Hills Drive (no address) 
(Part of 1201-1577 Tara Hills Drive, 2301 
Appian Way—Appian-80 Shopping 
Center) 

Thomas G. Paulson, II/TE 

33 402-282-014 1271 Tara Hills Drive 
(Part of 1201-1577 Tara Hills Drive, 2301 
Appian Way—Appian-80 Shopping 
Center) 

John H. and Lynne F. P. 
Johnson 

36 401-410-014 
401-410 -015 
401-410-016 

1400 Pinole Valley Road 
(Gateway West) 

Redevelopment Agency of 
the City of Pinole 

37 404-410-005 1580 Pinole Valley Road 
(Bowling Alley) 

Diana K. Draper 
Carole L. Salas 

34 401-240-017 
401-240 -018 

2149 Appian Way 
(Doctor’s Hospital Site) 

Pinole Medical Development 
Company 
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38 402-023-007 
402-023-002 

600 Roble 
1230 San Pablo Avenue 
1106-1230 San Pablo Avenue, 600 Roble 
(Painters Union) 

Edward K. Hemmat 

38 402-023-008 1165 Encina Gene Ortega 
38 402-022-001 1072 San Pablo Avenue Mary Noonan 
38 402-023-009 1167 Encina REO (National City Bank) 
38 402-023-006 1169 Encina Enrique Leon, Laura Mendez 
35 360-010-021 2885 Pinole Valley Road 

Pinole Valley Community Church 
American Baptist Church 
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VISION STATEMENT 

Pinole will maintain and improve 

a well-planned, multimodal 

circulation system. The City will 

promote accessible, economically 

viable and environmentally 

sound transportation options that 

meet the needs of residents, 

employers, employees and 

visitors for safe, convenient and 

efficient travel by a variety of 

methods. 

INTRODUCTION 

This element of the General Plan describes the existing 
transportation conditions in the City of Pinole. It 
describes the various modes in the existing 
transportation system, the existing traffic volumes on 
area roadways, and current levels of service. Relevant 
planning documents and policies and planned roadway 
improvements for the area are also described. 

A Circulation Element has been required as part of local 
general plans since 1955. Guidelines adopted by the 
California Office of Planning and Research emphasize 
the need to develop a “balanced, multimodal 
transportation system.” Cost efficiency and protection of 

environmental quality, including air quality, require attention to non-auto transportation facilities 
and careful coordination with the Land Use and Economic Development Element (Chapter 5). 
Section 65302(b) of the Government Code summarizes state law requirements: 

A circulation element consisting of the general location and extent of existing and 
proposed major thoroughfares, transportation routes, terminals, and other local 
public utilities and facilities all correlated with the land use element of the plan.  

PURPOSE 

Traffic congestion and other circulation constraints are major considerations in determining 
appropriate land uses and responding to future conditions that will affect the quality of life in 
Pinole. The Circulation Element provides data concerning existing and future conditions as a 
factual basis for community goals, policies and implementing actions for existing and proposed 
roadway improvements and other transportation needs. 

Pinole’s Circulation Element addresses such issues as regional traffic congestion, traffic 
impacts on neighborhoods, public transit, trails and parking. More than other elements, the 
Circulation and Land Use elements act in concert to help achieve a vision of sustainability for 
the city. This element expresses a vision for the future where sustainable options of 
transportation, in conjunction with thoughtful development, provide for the needs of existing 
residents and businesses while preserving choices for future generations. 

RELATIONSHIP TO OTHER GENERAL PLAN ELEMENTS 

Chapter 4: The Growth Management Element encourages future growth to locate along the 
primary travel corridors through the community and in areas that are or can 
easily be served by transit.   

Chapter 5: The Land Use and Economic Development Element establishes land use 
designations that guide future Pinole growth and demands on the circulation 
system.   
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Chapter 8: The Community Services and Facilities Element sets policies for the future 
maintenance of the road network in Pinole.   

Chapter 10: The Natural Resources and Open Space element addresses pedestrian trails 
and linkages for Pinole. 

Chapter 11: The Sustainability Element encourages transit options for Pinole and guides 
future growth to Pinole’s transit corridors. This element also addresses 
greenhouse gas (GHG) reductions that may be realized by reducing automobile 
trips. 

ISSUES AND OBJECTIVES 

LOCAL AND REGIONAL REQUIREMENTS 

A number of agencies and pieces of legislation govern the growth and maintenance of regional 
and local transportation systems. The Metropolitan Transportation Commission (MTC) is the 
regional organization responsible for prioritizing transportation projects. 

In November 2004, voters approved Measure J, extending the Contra Costa County 
Transportation Improvement and Growth Management Program (Measure C, 1988) by 25 
years. Measure C is enacted by the Contra Costa Transit Authority (CCTA). Full details of 
pertinent Measure J requirements can be found in the Growth Management Element. Below are 
highlights of Measure J that relate to the Circulation Element.  

Measure J continues a 0.5 percent countywide sales tax through the year 2034 that will be used 
to address existing major regional transportation problems. To qualify for its share of the sales 
tax, the City of Pinole will:  

1. Adopt a development mitigation program (adopted by Resolution 2008-92 on June 17, 
2008); 

2. Provide diverse housing options for people who live and work in Pinole (refer to Chapter 
6 – Housing Element); 

3. Participate in cooperative multi-jurisdictional planning (Pinole continues to be an active 
participant on the West Contra Costa Transportation Advisory Committee); 

4. Maintain the adopted Urban Limit Line (ULL) (adopted by Resolution 2007-12 on 
February 6, 2007; 

5. Implement a five-year capital improvement program (the 5-year CIP is updated 
annually); and 

6. Adopt a Transportation Systems Management Ordinance (adopted by Ordinance 
2006-06 on June 20, 2006). 
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Pinole has an adopted Growth Management Element as part of its General Plan, as required by 
Measure J. In addition, Measure J requires that tax revenues be dedicated to transportation 
projects in Contra Costa County and to the implementation of a Growth Management Program 
by all the cities and the County. Specifically, Measure J provides funding for three categories of 
transportation projects: 

1. Transportation projects identified in Measure J; 

2. Paratransit programs; 

3. Transportation projects funded by Local Street Maintenance and Improvement or 
“Return-to-Source” funds.  

Pinole has met and will continue to meet all Measure J requirements.  

The West Contra Costa Transportation Advisory Committee (WCCTAC) is one of four Regional 
Transportation Planning Committees in Contra Costa County, and the committee of which 
Pinole is a member. The Regional Transportation Planning Committees were created to 
manage the 1988 Measure C 1/2 cent transportation sales tax projects and programs, as well 
as its extension, Measure J, approved by Contra Costa voters in 2004. In addition to managing 
revenues from Measures C and J, WCCTAC also administers the subregional transportation 
mitigation fee program (STMP) and participates in defining and implementing policies, programs 
and projects to improve local and regional transportation and air quality. 

PINOLE’S EXISTING CIRCULATION SYSTEM 

The roadway network in Pinole is made up of Interstate 80 (I-80), operated by the California 
Department of Transportation, arterials, collectors, and local streets. Roadways in Pinole also 
support pedestrian and bicycle facilities, though there are some deficiencies in those areas that 
are discussed below. Two railroad lines run along the San Pablo Bay shoreline and support 
both passenger (Amtrak) and freight rail service (Union Pacific and Burlington Northern Santa 
Fe). This circulation network connects to neighboring jurisdictions which offer access to ferry 
service, passenger rail service, and the Bay Area Regional Transit (BART) system. Routes of 
regional significance in Pinole are I-80, San Pablo Avenue, and Appian Way. The Background 
Report contains more details of Pinole’s transportation services and facilities.  

Transit Systems 

Transit systems provide a motorized alternative to private vehicles. As discussed in the 
Sustainability Element (Chapter 11), local governments are taking on responsibility for 
combating climate change. This is done primarily through reducing greenhouse gas (GHG) 
emissions, a large portion of which are caused by automobile transportation. By reducing 
vehicle miles traveled and single-occupancy vehicle use, and encouraging the use of other 
transit options, Pinole can meet GHG reduction targets, meet state government requirements 
for reducing GHG emissions, contribute to efforts to combat climate change and become more 
sustainable. 
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Bus Service 

Bus service in Pinole is provided by the West Contra Costa Transit Authority (WestCAT) and the 
Alameda Contra Costa Transit Authority (AC Transit). Bus service facilities run primarily along 
Pinole’s main transportation corridors: San Pablo Avenue, Pinole Valley Road and Appian Way. 

Passenger Rail Service 

The San Francisco Bay Area Rapid Transit District (BART) provides regional transit service to 
Alameda, San Francisco, Contra Costa and San Mateo counties. There is currently no BART 
service in Pinole. However, WestCAT operates the J bus route, which connects to the BART 
station at El Cerrito del Norte. In addition, the Orinda BART station is approximately 12 miles 
from the city and the Richmond BART station is approximately 6 miles from the city.  

Amtrak operates passenger rail service for three routes that traverse western Contra Costa 
County. While there is no station in Pinole, the closest stations are an Amtrak station at the 
Richmond BART station (approximately 6 miles) and the Martinez station (approximately 9 
miles), and there are plans to build a ferry and Amtrak station in neighboring Hercules. Two of 
Amtrak’s routes that stop in Richmond are intrastate services, the Capitol Corridor serving 
Sacramento/San Jose and the San Joaquin serving Oakland/Bakersfield. The other route is the 
California Zephyr, an interstate service serving Emeryville/Chicago. The Coast Starlight route, 
which serves Los Angeles and Seattle, also shares the existing track.   

Freight Rail Service 

The Union Pacific and Burlington Northern Santa Fe railroads operate freight services that pass 
through Pinole. The Union Pacific tracks are located along the San Pablo Bay shoreline, which 
limits possible public access to the shoreline. Amtrak passenger trains share these tracks with 
the freight trains.  

BICYCLING FACILITIES AND PROGRAMS 

Pinole currently has few designated bicycle facilities. Reasons for this include disconnection, 
lack of signage, lack of roadway crossing aids, topography, and lack of bicycle lanes, and road 
width issues make it difficult to encourage the use of bicycles as a more sustainable 
transportation alternative.  

Bicyclists need parking facilities to access various places and services. Bicycle rack parking is 
located at City Hall and Fernandez Park. According to the Contra Costa Countywide Bicycle and 
Pedestrian Plan, Pinole requires adequate bike parking facilities at transportation centers, public 
parks and buildings, recreational facilities, commercial centers, and large multi-family residential 
projects. Other facilities that may enhance the bicycle system include directional signage 
indicating points of interest and mileage, water fountains, bicycle loops and bicycle showers at 
private facilities, and bike boxes at intersections to facilitate high-volume left turns.  
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PEDESTRIAN SYSTEMS 

Due to the age of existing infrastructure, many sidewalks in Pinole are too narrow to meet the 
Americans with Disabilities Act (ADA) standards and have utility poles and other obstructions in 
the pedestrian pathway. Certain sidewalks in Pinole also are too narrow to facilitate convenient 
pedestrian travel. Most signalized intersections have marked crosswalks on all roads and 
pedestrian-activated signals. Intersections close to I-80 prohibit pedestrian crossing across 
some road segments, though some pedestrians cross in spite of these prohibitions. Only one 
intersection has audible crossing signals (San Pablo Avenue at Sunnyview Drive) and none 
have audible actuation. Marked crosswalks are also generally found at unsignalized 
intersections on some legs. Pedestrian curb ramps are located at most intersections except at 
some T-intersections; however, many ramps are steep and are not optimally positioned to lead 
into the crosswalk. Additionally, many existing pedestrian ramps lack high-contrast textured 
markings that optimally delineate the pedestrian and vehicle areas of the intersection. 

The city’s multi-use paths along Pinole Creek and in Bayfront Park at the Bay Trail provide 
recreational and transportation opportunities to walkers. The Pinole Creek Trail provides 
connections to several activity centers, but the Bay Trail must still be completed along the Bay 
shoreline as discussed in the Community Services and Facilities Element (Chapter 8) and 
Natural Resources and Open Space Element (Chapter 10). Disconnection, inadequate signage 
and width issues for bicyclists are equally problematic for pedestrians. Additionally, pathway 
connections from Tennent Avenue and Railroad Avenue to the Bay Trail are unpaved and 
unsigned. Neighborhood access to the Pinole Creek Trail is provided at Prune Street but 
discouraged at Plum Street.  The Old Town area also includes convenient transit stops along 
portions of San Pablo Avenue and Tennent Avenue that are easily accessible to pedestrians. 

OTHER TRANSPORTATION SYSTEMS 

AIRPORTS 

The closest airports to Pinole are Oakland International Airport, which is 27 miles away, and 
San Francisco International Airport, which is 34 miles away. Buchanan Field is a local airport 
that does not currently support commercial airline service and is located in Concord, 
approximately 15 miles east of Pinole.   

PARKING 

Parking in Pinole is generally readily available except in Old Town, though off-street parking lots 
and metered on-street parking have not been used as a method to manage parking demand.   

EXISTING TRANSPORTATION PROGRAMS 

TRAFFIC CALMING PROGRAM 

Neighborhoods wishing to install or remove speed humps on local or collector streets within 
residential areas may submit an application to the Public Works Department. According to the 
adopted residential traffic calming policy approved by the City Council on April 21, 2009, the 
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installation or removal of speed humps requires approval from 65 percent of the property 
owners within a defined area determined by the Public Works Department 

TRANSPORTATION DEMAND MANAGEMENT PROGRAM 

Developed because of the growth management requirement of Measure C, a transportation 
demand management program, 511 Contra Costa, was created to promote alternatives to the 
single-occupant vehicle, such as carpooling, vanpooling, telecommuting, biking, transit and 
walking in Contra Costa County. The program has three offices in the county. Pinole is 
represented by the office located in San Pablo.  

EAST BAY SMART CORRIDOR PROGRAM 

The City of Pinole is a partner of the East Bay SMART Corridors program, the goals of which 
are to “better manage congestion and incidents along regional routes, improve transportation 
mobility, efficiency and safety, and to provide timely, multi-modal transportation information to 
agency transportation managers and to the public”1 along three major arterial corridors including 
the San Pablo Avenue corridor, which runs through Pinole.  

I-80 INTEGRATED CORRIDOR MOBILITY PROJECT 

The I-80 Integrated Corridor Mobility (I-80 ICM) project is sponsored by the Alameda County 
Congestion Management Agency, WCCTAC, CCTA, California Department of Transportation 
(Caltrans), MTC, local agencies including the City of Pinole and local transit agencies in 
Alameda and Contra Costa counties. The I-80 ICM project’s goal is to enhance the current 
transportation network along I-80 and its parallel arterials, such as San Pablo Avenue, by 
building an integrated system that would improve the safety and mobility of all users.   

FOCUS 

FOCUS, short for the Focusing Our Vision initiative, is a regional planning initiative undertaken 
by the Association of Bay Area Governments (ABAG) and the MTC in coordination with the Bay 
Area Air Quality Management District (BAAQMD) and the Bay Conservation and Development 
Commission (BCDC) to support regional development patterns that are compact and transit-
oriented.   

As part of the FOCUS program, all three of Pinole’s major corridors have been designated as 
potential or planned Priority Development Areas (PDA). PDAs are eligible for capital 
infrastructure funds, planning grants and technical assistance. 

Designation of PDAs in Pinole expresses the City’s priorities for managed growth and 
sustainability. This is one way the City is continuing to work with regional agencies to 
accommodate growth and plan future development in a more sustainable manner. 

                                              
1
 East Bay Smart Corridor Program, 2007. http://www.smartcorridors.net/about.php 
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Regional agencies are working with cities to provide technical assistance and grants and to 
facilitate development within PDAs. Future funding opportunities are anticipated in partnership 
with state agencies and other sources to focus regional development within PDAs as part of a 
long-term strategy to accommodate future growth in a more sustainable manner. 

PINOLE’S FUTURE CIRCULATION CONDITIONS 

Future traffic conditions for Pinole are projected using the CCTA Travel Demand Model. Level of 
service (LOS) is a measure of effectiveness by which traffic engineers measure auto and truck 
service on existing or planned roadways. The definitions of the LOS measures are:  

A. Traffic flowing freely 

B. Generally unimpeded traffic flow 

C. Slower but stable flow with minor delays 

D. Reduced speeds and increased delays 

E. Slow speeds and significant delays 

F. Stop-and-go traffic, high level of delay 

According to projected volumes, the future auto traffic conditions in Pinole will generally function 
at acceptable LOS, with only two intersections and four road segments that will eventually 
function at LOS E or LOS F. Please see Figure 7.4. While most of Pinole’s roadway system will 
continue to function within acceptable levels, increases in daily volumes in segments along San 
Pablo Avenue, Appian Way and Pinole Valley Road will slowly begin to exceed the capacity of 
the roadway. Since increase in daily volumes is minimally due to growth in Pinole, the increase 
in daily volumes can mostly be attributed to growth adjacent areas, such as Hercules, San 
Pablo and the unincorporated county, as well as the lack of alternate transportation options. 
Another cause of the degradation in operations can be attributed to the diversion of through 
traffic from the congested I-80 onto local streets. The anticipated growth in both the San 
Francisco Bay Area and the Sacramento region is expected to result in increased demand on 
the I-80 corridor.  

Traffic improvements that would widen San Pablo Avenue in Old Town in order to avoid LOS F, 
or support vehicular circulation at the expense of pedestrian circulation, have the distinct 
potential to change the historic character of Old Town Pinole, damage the economic vitality of 
the area, and potentially decrease public safety and enjoyment. The viability of the City being 
able to purchase additional public right-of-way in that area is not feasible.  

For these reasons, and with the overarching theme of sustainability in mind, the City has chosen 
to adopt policies to enhance bicycle, pedestrian and public transit options.  

As part of the ongoing effort to encourage future development along the three main 
transportation corridors in Pinole (San Pablo Avenue, Pinole Valley Road and Appian Way), the 
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City will adopt the Three Corridors Specific Plan. This Specific Plan provides new land use 
designations, design standards and transit opportunities for the three corridors. One of the 
development projects that the Specific Plan encourages is the narrowing of San Pablo Avenue 
through Old Town Pinole. The road would be narrowed down to two lanes, a bike lane added, 
and pedestrian facilities enhanced, which would slow down traffic, discourage the use of San 
Pablo Avenue as a bypass for I-80, and encourage economic activity in the Old Town area.  

The City will encourage economic development in Old Town that supports this area as a 
destination and the vibrant cultural heart of the community and discourage the use of San Pablo 
Avenue in Old Town as a bypass for I-80. Old Town will continue to be served by shared 
parking facilities and on-street parking as specified in the Zoning Code in order to preserve the 
character of Old Town.  Please see Figure 7.5 for a map of the Old Town Parking District. In 
addition, the City will encourage road improvements that increase pedestrian safety, especially 
in areas such as Old Town where there are destinations easily accessed by pedestrians. To this 
end, the City will support vehicle LOS F as the traffic circulation threshold for the Old Town 
section of San Pablo Avenue.  

It should be noted that several planning efforts are under way to address regional traffic issues 
that may improve the LOS in Old Town. They include (1) the I-80 Corridor Study by the 
Sacramento Area Council of Governments, ABAG, the MTC, and the Solano Transportation 
Authority; and (2) the I-80 Integrated Corridor Mobility Project. Further, the WCCTAC (West 
Contra Costa Transportation Advisory Committee) Action Plan includes objectives to help 
alleviate congestion along the I-80 corridor and could reduce the traffic impacts on the local 
streets in Pinole. The City will continue to work with regional agencies toward improving 
transportation conditions in Pinole. 

ISSUES THIS ELEMENT ADDRESSES 

This element provides goals, policies and actions that address the following issues, many of 
which were raised at public meetings for the Three Corridors Specific Plan, as well as during 
research to prepare for the update of the General Plan. Some areas of Pinole’s circulation 
system that are addressed in the goals, policies and actions are:  

 Expanding and enhancing the pedestrian trail system in Pinole.  

 Concentration of future development and circulation improvements around Pinole’s three 
primary transportation corridors: San Pablo Avenue, Pinole Valley Road and Appian 
Way (also see the Land Use and Economic Development Element (Chapter 5) and the 
Sustainability Element (Chapter 11)).  

 Improvements to Pinole’s bicycle facilities. 

 More walkable streets with wider sidewalks, pedestrian buffers, and more signalized 
crossings with higher visibility and actuation. 

 Maintain level of service (LOS) standards for traffic operations, except in Old Town, 
where the City will work with CCTA to reduce the threshold to LOS F. 



!"c$

Pinole Va lley Rd

Pinole Valley Rd
Wright Ave

Simas Ave

Sarah Dr

Fit
zgerald Dr

Estates Ave

Tennent Ave

Ap
pia

n W
ay

Shea Dr

Tara Hi lls D r

Henry Ave

Canyon D rShawn Dr Foothill Ave

Marlesta Rd

Appian Way

San Pablo Ave

He

nry A ve

Del Monte Dr

Su
nn

yv
iew

 D
r

Pinole Shores Dr

Ra
ilro

ad
 Av

e

Richmond Pkwy

Hazel St

Belmont Way

Source: ESRI Streetmap USA, Contra Costa County, 

T:\
_G

IS\
CO

NT
RA

_C
OS

TA
_C

OU
NT

Y\
MX

DS
\P

IN
OL

E\
GP

_U
PD

AT
E_

20
09

\S
EP

T0
9\

LO
S.M

XD
 - 1

/7
/2

01
0 @

 2:
01

:54
 PM

´
0.25 0 0.25

Miles

Legend
Highway
Arterial
Collector
Local Street
LOS D (80 to 89 V/C)
LOS D- (85 to 89 V/C)
LOS E+ (90 to 94 V/C)
LOS F (100+ V/C)
City Limits

S a n  P a b l o  B a y

Figure 7.4
LOS Thresholds

Notes: 
1) All areas not otherwise indicated are LOS D+ (80 to 85 V/C).
2) LOS Thresholds apply to intersections within each roadway segment.



Buena Vista Dr

Tennent Ave

San P
ablo

 Ave

Pear St

Pinole Valley Rd

Plum St

John St

Quinan St

Oak Ridge Ln

Prune St

Fernandez Ave
Samuel StRafael

a St

Downer Ave

Peach St

Park St

Fra
nc

isc
a C

t

Charle
s S

t

Antonia Ct

Brandt Ct

Buena Vista Dr

Ellerhorst St

Willow Ave

Calais Dr

Antonia Cir

Valley Rd

Bernardo Ct

Fraser Ct

Antonia Cir

At and SF Railroad

Figure 7.5
Source:  Bing Maps; Dowling & Associates, April 2008; PMC

T:\
_G

IS\
CO

NT
RA

_C
OS

TA
_C

OU
NT

Y\
MX

DS
\P

IN
OL

E\
GP

_U
PD

AT
E_

20
09

\S
EP

T0
9\

OL
D 

TO
WN

.M
XD

 - 1
/7

/2
01

0 @
 1:

31
:56

 PM

´
150 0 150

FEET Old Town Parking District

Legend
Public Parking
Old Town Parking District
Parcels



 

  

 CHAPTER 7 

CIRCULATION 

  

CITY OF PINOLE GENERAL PLAN 7.0-19 

 

 Plan for future growth and meet Measure J requirements (see Background Report and 
the Growth Management Element (Chapter 4)).  

 Keep Pinole accessible for all members of the community.  

GOALS, POLICIES AND ACTIONS 

The goals of this element are as follows and are listed subsequently with corresponding policies 
and actions. 

 Goal CE.1: Reduce vehicle miles traveled and encourage the use of public transit. 

 Goal CE.2: Achieve a coordinated regional and local transportation system that 
minimizes traffic congestion and efficiently serves users. 

 Goal CE.3: Provide timely input and effective means (as appropriate) of programming 
street and highway improvements to maintain the objective peak hour level of service 
without detrimentally impacting community character or commercial activity.  

 Goal CE.4: Establish programs to support sidewalk, trail and street enhancements, 
where feasible. 

 Goal CE.5: Provide adequate parking and loading facilities while encouraging alternative 
means of transportation.  

 Goal CE.6: Reduce the amount of peak hour automobile congestion on city streets, as 
appropriate. 

 Goal CE.7: Support bicycle use as a mode of transportation by enhancing infrastructure 
to accommodate bicycles and riders.  

 Goal CE.8: Provide a safe network of well-maintained pedestrian walkways throughout 
Pinole that encourages walking as a form of non-motorized transportation.  

GOAL CE.1 Reduce vehicle miles traveled and encourage the use of public transit. 

POLICY CE.1.1 Encourage strategic growth that concentrates future development along 

Pinole’s three primary transit corridors (San Pablo Avenue, Appian Way and 
Pinole Valley Road).  

Action CE.1.1.1 Adopt and implement the Three Corridors Specific Plan. 

Action CE.1.1.2 Adopt a Resolution of Support for the designation of Appian Way, San 

Pablo Avenue and Pinole Valley Road as Preferred Development Areas 
(PDAs). 
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Action CE.1.1.3 Apply for grants and other funding, as appropriate to implement the 

PDAs. 

POLICY CE.1.2 Coordinate development of the circulation system with sustainable land use 

planning.  

Action CE.1.2.1  Give priority to projects that will contribute to a reduction in vehicle miles 
traveled per capita, while maintaining economic vitality and sustainability.   

Action CE.1.2.2 Require development to provide bus, bicycle, pedestrian and alternative 

fuel vehicle facilities, as appropriate.   

Action CE.1.2.3 Provide safe and convenient access for pedestrians and bicyclists, 

wherever feasible. 

Policy CE.1.3 Encourage development that is sensitive to both local and regional transit 
measures and that promotes the use of alternative modes of transportation.   

Action CE.1.3.1 Consult with transit providers during review of development proposals.  

Action CE.1.3.2 Include facilities that support alternative modes of transportation 

(pedestrian, bicycles, public transit, electric vehicles, etc.) where feasible.  

POLICY CE.1.4 Encourage maximum utilization of the existing public transit system and 

alternate modes of transportation in Pinole.   

Action CE.1.4.1 Study the feasibility of increasing public transit frequency in areas 

currently served, and continue evaluating the possibility of expanding 
service to areas currently without service.   

Action CE.1.4.2 Include links to public transit resources, bike trails maps, pedestrian trails 

maps and carpool/van pool information on the City’s website. 

Action CE.1.4.3 Pursue extension of rapid bus service to Pinole and enhance transit 

facilities that serve Pinole users. 

Action CE.1.4.4 Support provision of wayfinding signage and markers for transit stops and 

multi-use trails. 

POLICY CE.1.5 Encourage transit facilities that will provide good access to major public 

facilities and employment centers in the city.   

Action CE.1.5.1 Enhance existing and provide additional bus shelters and other amenities 
that support transit use, where feasible and appropriate. 

POLICY CE.1.6 Encourage transit services between major employment centers in each area 

of the city and surrounding communities. 
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Action CE.1.6.1 The City shall continue to work cooperatively with local and regional 

transit with transportation agencies and other jurisdictions such as BART, 
WCCTAC, Transit Providers, West County Jurisdictions, CCTA, 
Railroads, to maximize connectivity to existing or proposed transit 
stations within the GPU Planning Area.  

Action CE.1.6.2 Work with WestCAT, AC Transit and other transit providers to support 
expanded transit lines and increased frequency of service on major transit 
arterials. 

GOAL CE.2 Achieve a coordinated regional and local transportation system that minimizes 

traffic congestion and efficiently serves users. 

POLICY CE.2.1 Local circulation system improvements should be consistent with the goals 
and objectives stated in the Metropolitan Transportation Commission (MTC) 
Regional Transportation Plan.   

Action CE.2.1.1 Work with local and regional jurisdictions in the preparation of regional 

and State-mandated regional plans.  

Action CE.2.1.2 Work with WCCTAC to develop and update the Action Plan for Routes of 

Regional Significance, to establish Multimodal Transportation Service 
Objectives (MTSOs), and to coordinate planning for projects and 
programs of regional importance.   

Action CE.2.1.3 Work with emergency service providers to ensure the transportation 
system facilitates efficient service delivery and protects public safety. 

POLICY CE.2.2 Identify needed improvements to the highway/interstate facilities in the city 

and in order to aid Caltrans in implementing necessary programs on the state 
highway system and its interchanges/intersections with local roadways.   

Action CE.2.2.1 Work with Caltrans and adjacent jurisdictions to improve the operational 
performance of I-80 and local transit corridors designated Priority 
Development Areas (San Pablo Avenue, Appian Way and Pinole Valley 
Road).   

Action CE.2.2.2 Work with Caltrans in analyzing the performance of freeway interchanges 

located in the General Plan area and seek appropriate improvements.   

Action CE.2.2.3 Improve the principal arterial gateways to Pinole to facilitate the 

movement of traffic flowing into and out of the city.    

GOAL CE.3 Provide timely input and effective means (as appropriate) of programming street 

and highway improvements to maintain the objective peak hour level of service 
without detrimentally impacting community character or commercial activity.   
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POLICY CE.3.1 Apply the traffic service objectives indicated on Figure 7.4 [of the Circulation 

Element] for the identified roadways. LOS (level of service) and volume to 
capacity (V/C) thresholds are defined as follows: 

Level of Service A (50 to 59 V/C): Indicates a relatively free flow of traffic, 
with little or no limitation on vehicle movement or speed. 

Level of Service B (60 to 69 V/C): Describes a steady flow of traffic, with 
only slight delays in vehicle movement and speed. All queues clear in a 
single signal cycle. 

Level of Service C (70 to 79 V/C): Denotes a reasonably steady, high-
volume flow of traffic, with some limitations on movement and speed, and 
occasional backups on critical approaches. LOS C+ = 70 to 75 V/C. LOS C- = 
75 to 79 V/C.  

Level of Service D (80 to 89 V/C): Denotes the level where traffic nears an 
unstable flow. Intersections still function, but short queues develop and cars 
may have to wait through one cycle during short peaks. LOS D+ = 80 to 85 
V/C. LOS D- = 85 to 89 V/C.   

Level of Service E (90 to 99 V/C): Describes traffic characterized by slow 
movement and frequent (although momentary) stoppages. This type of 
congestion is considered severe, but is not uncommon at peak traffic hours, 
with frequent stopping, long-standing queues, and blocked intersections. LOS 
E+ = 90 to 94 V/C.   

Level of Service F (100+ V/C): Describes stop-and-go traffic characterized 
by traffic jams and stoppages of long duration. Vehicles at signalized 
intersections usually have to wait through one or more signal changes, and 
“upstream” intersections may be blocked by the long queues. 

Action CE.3.1.1 Work with WCCTAC and CCTA to revise the Action Plan level of service 

standard for San Pablo Avenue within Old Town to LOS F and for Appian 
Way between Mann Drive and I-80 to LOS E as well as new MTSO’s that 
reflect non-motorized LOS to create a more pedestrian-friendly 
environment and facilitate pedestrian and bicycle access and circulation.   

Action CE.3.1.2 Project applicants shall provide a traffic study forecasting traffic impacts, 

identifying deficient roadways and intersections, and providing an 
implementation plan for needed improvements to the satisfaction of the 
Public Works Director/City Engineer. 

Action CE.3.1.3 The City shall develop a Roadway/Trail Master Plan to improve the 

sidewalk, bike trail, pedestrian trail and roadway system, as necessary for 
buildout of the General Plan.   




