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The City of San Pablo is situated within the western portion of Contra Costa County, inland from the 

eastern shore of San Pablo Bay. As shown on Map 2-1, the city is an enclave, surrounded by the City of 

Richmond. Interstate 80 passes through the eastern portion of the San Pablo in a north-south direction, 

and the city is conveniently located minutes driving distance away from the Bay Area cultural centers of 

Berkeley, Oakland, and San Francisco. Prominent geographic features in the area include ridges of the 

Wildcat Canyon Park, which forms a backdrop to the city to the east, and the waters of San Pablo Bay to 

the northwest.  

San Pablo is served by seven bus routes that provide connections to BART (Bay Area Rapid Transit) and 

Amtrak rail stations as well as to the Richmond Passenger Ferry Terminal. BART provides service to San 

Francisco as well as Contra Costa, Alameda, San Francisco, and San Mateo counties from the Richmond 

BART/Amtrak station. Amtrak offers service to cities across California, including San Jose, Santa Barbara, 

Los Angeles, and San Diego. Regional and local bus services in the City of San Pablo are provided by the 

Alameda-Contra Costa Transit District (AC Transit) and Western Contra Costa County Transit (WestCAT), 

while heavy and commuter rail services are provided by the BART and Amtrak via the Richmond station 

about 1.5 miles south of San Pablo. The Richmond Ferry also provides regional service between the 

Richmond Ferry Terminal and downtown San Francisco. AC Transit Route 74 connects the Richmond 

Ferry Terminal to several bus stops in San Pablo. Additionally, the City also has designated truck routes to 

reduce truck through traffic from impacting residential streets by restricting certain trucks to Routes of 

Regional Significance.  



 



Like many Bay Area cities: San Pablo is nearly fully developed with little or no land separating City limits 

from adjacent urban development. Within the city limit there are 1,667.3 acres (2.6 square miles) of 

land, including residential, commercial, and industrial developments, as well as public facilities, including 

parks and schools. It is a largely built-out city with established, small-lot single-family neighborhoods.  

The City of San Pablo is divided by Interstate 80 into two sections – a western, larger section and an 

eastern, smaller section. The two sections are linked only by San Pablo Dam Road. The city’s commercial 

and retail corridors are located in the center of the planning area, along San Pablo Avenue, 23rd Street, 

and El Portal Drive. Surrounding these corridors are residential neighborhoods and schools. Industrial 

uses are located to the west of the city, between Giant Road and the railway tracks. This area is currently 

occupied by a mix of warehouses, salvage yards, and wholesalers. Due to the extent of urban 

development in the city, open space and parkland space remain scarce in San Pablo. The largest public 

park is Davis Park, but large recreation areas can also be found within the Contra Costa College campus. 

There is also open space located in the eastern portion of the city, east of San Pablo Dam Road, on the 

sloped hills of the Hasford Heights neighborhood.  

Single-family residential is the most prominent existing land use. It occupies 35.7 percent (595.4 acres) of 

the incorporated land. In contrast, multi-family housing accounts for 8.4 percent (140.1 acres) of land 

within the city. In total, residential land accounts for almost half the incorporated land at 54.5 percent, 

or 758.7 acres. Another prominent land use in the city is land for public/government purposes, which 

accounts for 11.2 percent (187.3 acres), mostly constituted by land for schools, including Contra Costa 

College, which is the largest single land use in the city. Commercial land uses account for 9.7 percent 

(161.2 acres) of city land area and are generally confined to the city’s major corridors, while open space 

accounts for 6.7 percent (111.4 acres) of land within the city, almost half of this is actually in the St. 

Joseph Cemetery. About 2.0 percent (34.1 acres) of land within the city limit is currently in industrial use, 

while mixed-use accounts for only 0.2 percent (3.5 acres) of city land. Only 2.2 percent (37.2 acres) of 

land within the city is vacant, and many of the larger vacant lots are found on the sloped hills of the 



Hasford Heights neighborhood, located in an Alquist-Priolo earthquake fault zone. Lastly, land designated 

to street rights-of-way constitutes 22.4 percent (373.9 acres) of land within the city. 

According to the California Department of Finance (DOF), the total population of the City of San Pablo in 

2020 was 31,555, an increase of 7.8 percent since 2010 (29,730). The Association of Bay Area 

Governments (ABAG) projects that the population of San Pablo will increase approximately 10 percent to 

34,090 by 2040, as shown on Table 2-1.   

Table 2-2 presents the racial and ethnic composition of the City of San Pablo’s population in 2000, 2010, 

and 2019, as reported in the ABAG-MTC data sets, which are based on the U.S. Census (for 2000 and 

2010) and on American Community Survey (ACS) five-year estimates (for 2019). Since 2000, San Pablo 

has seen a large increase in its Hispanic or Latinx population from 46.3 percent to 60.1 percent, which 

remains the city’s largest single racial or ethnic group. While both the non-Hispanic White and non-

Hispanic Black or African American populations have decreased both in their total numbers and in their 

share of the city’s overall population. Nevertheless, compared to both the county and the region, the city 

still has a significantly higher share of Hispanic or Latinx residents. Overall, San Pablo has a much larger 

non-White population than compared to its surrounding areas. 

 



Current and future housing needs are usually determined in part by the age characteristics of a 

community’s residents. Each age group has distinct lifestyles, family type and size, incomes, and housing 

preferences. Evaluating the age characteristics of a community is important in determining its housing 

needs. 

According to the 2019 ACS five-year estimates, the median age in San Pablo is 33.5, which is 6.2 years 

younger than in Contra Costa County where median age is 39.7. The difference in median age suggests 

that San Pablo still has a younger population than the overall population of Contra Costa County. Despite 

this, the older age groups in San Pablo are growing to hold a larger share of the overall population; 8.7 

percent of the population was age 65 and over in 2000 compared to 10.1 percent in 2019, as shown in 

Table 2-3.  

 

As of 2021, there are 31,773 residents in San Pablo; of this, 50.9 percent are male and 49.1 percent are 

female. Female-headed households make up 20.8 percent of all households in San Pablo, nearly double 

the amount of county female-headed households (12.2 percent). Female-headed households tend to be 

renter-occupied, and those with children under the age of 18 are more likely to live below the poverty 

line. In San Pablo, female-headed households represent about 17.7 percent of owner-occupied 

households and 22.7 percent of renter-occupied households. Regardless of gender, the proportions of 

single-parent headed households is higher in the city than in the county or the region. 

Household income is one of the most significant factors affecting housing choice and opportunity. 

Income largely determines a household’s ability to purchase or rent housing. While higher-income 

households have more discretionary income to spend on housing, lower- and moderate-income 

households are limited in the range of housing they can afford. Typically, as household income 

decreases, cost burdens and overcrowding increase. 



For the purpose of evaluating housing affordability, housing need, and eligibility for housing assistance, 

income levels are defined by guidelines adopted each year by the California State Department of 

Housing and Community Development (HCD). For Contra Costa County, the applicable Area Median 

Income (AMI) for a family of four in 2021 is $125,600. This is an increase of 34.3 percent from the 2014 

median income of $93,500. HUD has defined the following income categories for Contra Costa County, 

based on the median income for a household of four persons for 2021: 

• Extremely low-income: 30 percent of AMI and below ($0 to $41,100) 

• Very low-income: 31 to 50 percent of AMI ($41,101 to $68,500) 

• Low-income: 51 to 80 percent of AMI ($68,501 to $109,600) 

• Moderate-income: 81 to 120 percent of AMI ($109,601 to $150,700) 

• Above moderate-income: 120 percent or more of AMI ($150,701 or more) 

The prevalence of extremely low-income households in San Pablo stands out. In the city, 28.5 percent of 

households make less than 30 percent of AMI, qualifying them as extremely low-income. This is 

compared to 13.5 percent of households in Contra Costa County and 14.7 percent in the Bay Area 

overall. Very low-income households also account for a substantial share of the population in San Pablo, 

representing 20.8 percent of all city households, compared to 11.3 percent in Contra Costa County and 

10.9 percent in the Bay Area. Yet, from 2015-2020, no units affordable of very low-income households 

were permitted or constructed in San Pablo. The Housing Element will need to focus specifically on 

providing increased housing at the very low- and extremely low-income levels for the upcoming housing 

cycle.  

Overall, San Pablo’s workforce has lower levels of educational attainment than Contra Costa County as a 

whole, shown in Table 2-4. In 2019, the share of the population age 25 and over who held a high school 

diploma or higher was 67.2 percent in San Pablo compared to 89.5 percent in Contra Costa County. Only 

13.1 percent of the population in San Pablo holds a bachelor’s degree or higher, compared to 42.5 

percent in Contra Costa County. Additionally, the share of the population with a bachelor’s degree or 

higher has grown much more slowly in San Pablo than in the county (17.1 percent growth compared to 

28.1 percent growth). Over one fifth of the City of San Pablo’s population in 2019 (21.3 percent) had less 

than a ninth-grade education level. However, San Pablo also saw significant growth in the shares of its 

population both who had achieved some college education though lacked a degree (34.7 percent 

growth) and those who had earned an associate degree (32.3 percent), indicating progress towards 

increased educational attainment. In these categories, San Pablo grew faster than Contra Costa County. 

  



 



Certain groups of the population encounter finding adequate, affordable housing more difficult due to 

special circumstances. These needs may be related to one’s employment and income, family 

characteristics, disability and household characteristics, or other factors. These households may require 

special accommodations when finding housing. The following list is based on a review of ACS 2019 five-

year estimates for the purpose of identifying groups with particular housing needs.  

• Extremely-Low-Income Residents. Non-Hispanic Black or African American households, which 

make up 10.7 percent of the city’s population, are disproportionately more likely to be extremely 

low-income or live below the poverty line than other racial/ethnic groups. Overall, San Pablo has 

a higher poverty rate (16.3 percent) than the county (8.7 percent). 

• Female-headed Households. Female-headed families, including those with children, are 

identified as a special needs group, because they are more likely to be low-income and face 

difficulty in finding affordable housing. Female-headed households represented about 17.7 

percent of owner-occupied households and 22.7 percent of renter-occupied households. 

• Elderly Residents. Elderly residents have relatively lower incomes than the overall city 

population. Elderly renters are particularly vulnerable, as they tend to live on fixed incomes and 

nearly three-quarters of elderly renters are considered extremely low-income. 

• Persons with Disabilities. In San Pablo, there is a similar proportion of persons with a disability 

to the county and region. Most residents with a developmental disability live in the home of a 

parent/family/guardian and are over 18 years old.  

• Large Families. At 22.3 percent of all households, the city has a much higher proportion of large-

family households than the county (12.4 percent) and the Bay Area region (10.8 percent). 

However, these households tend to be less cost-burdened and have relatively higher incomes 

than other San Pablo households. 

• Persons Experiencing Homelessness. Recent point-in-time counts indicate a homeless 

population of 67 persons in San Pablo and 2,295 persons in the county. Since there are no 

shelters available in the city, all individuals experiencing homelessness in San Pablo are 

considered unsheltered. The city contains a higher proportion of unsheltered people than does 

the county.  

• Farmworkers. A similar proportion of the labor force work in the “agriculture, forestry, fishing 

and hunting” industry in the city (0.9 percent), the county (0.5 percent), and the Bay Area (0.7 

percent), although this is not exactly equivalent to “farmworkers.” While there are a number of 

students considered migrant workers in the Bay Area, there are none in the city or county.  

  



Single-family residential is the most prominent existing land use within City limits. In contrast, land for 

multi-family housing accounts for 8.4 percent (140.1 acres) of land within the City, and land for mobile 

homes makes up another 1.4 percent (23.2 acres). “Missing middle” housing (multi-family housing types 

that are compatible in scale with single-family neighborhoods), accessory dwelling units (ADUs), and 

higher density infill development are opportunities to add small increments of housing in San Pablo’s 

single-family neighborhoods.  

The condition of the housing stock, including the age of buildings and the number that may be in 

substandard condition, is also an important consideration in a community’s housing needs. In San Pablo, 

about 65.6 percent of the housing stock was constructed prior to 1980 and is over 40 years old. About 

9.0 percent of the housing stock has been constructed since 2000, with only 0.6 percent constructed 

since 2010. See Chart 2-2 for the age of San Pablo’s housing stock as of 2019.  



 



California State Department of Housing and Community Development (HCD) has estimated the 2021 

Contra Costa County AMI (Area Median Income) to be $125,600, which is about a 34.3 percent increase 

from the 2014 AMI estimate of $93,500. Housing costs are relatively lower in the city than in the county 

and Bay Area, but there remains a significant affordability gap for lower-income households. Nearly half 

of all residents experience some level of cost burden, although lower-income households and renters 

see higher than average rates. Given the prevailing rent and home sales prices in the city, lower-income 

households cannot afford to own a home at the appropriate size, while extremely low-income 

households cannot afford to rent without subsidy in the city. Further, several assisted (subsidized) 

housing units are at risk of conversion to market rate housing during the next 10 years, including 81 units 

at high risk as identified by the California Housing Partnership. Given that preservation costs are lower 

than replacement costs, the updated Housing Element should include programs aimed at facilitating 

preservation and rehabilitation to maintain affordability. 

 

 



 



During the 2010 to 2020 period, San Pablo saw very little housing development activity. As shown in 

Table 1-4, the number of single-family homes marginally increased during this period, although the 

number of multifamily housing units has increased more significantly. The number of total units 

decreased by 0.3 percent over the period, driven exclusively by the loss of mobile homes. The number of 

mobile homes decreased by 21.4 percent, representing a loss of 104 units. 

 

Between 2015 and 2021, the City issued permits for 99 new housing units, including 12 low-income 

units, 45 moderate-income units, and 42 above moderate-income units. No permits were issued for very 

low-income units. For much of the Fifth Cycle, progress toward RHNA has lagged. Development activity 

has picked up more recently; however, and there is a robust pipeline of residential projects proposed or 

under review. In total, 395 new units are anticipated from projects that are pending or recently approved 

but not yet under construction. This includes 59 very low-income units, 154 low-income units, and 174 

above moderate-income units. 
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4 Housing Action Plan 

e Housing Action Plan describes the specific goals, policies, and programs the City will 
undertake to achieve the long‐term housing objectives set forth in the San Pablo Housing Element. 
ese goals, policies, and programs are intended to provide a framework for increasing the range 
of housing options in the community, removing barriers and constraints to housing construction, 
improving the condition of existing housing, and providing equal access housing opportunities and 
services for all residents. e Housing Action Plan has been informed by a careful analysis of local 
housing conditions and community input. A timeline depicting the implementation timing and 
sequence of the programs is included at the end of this chapter. 

e goals and policies contained in the Housing Element address San Pablo’s identified housing 
needs and are implemented through a series of programs. Housing programs define the specific 
actions the City will take to achieve specific goals and policies. e action plan includes both 
programs currently in operation and new activities which have been added to address the 
community's housing needs. It should be noted that the listing of a particular funding source of a 
particular program and/or action does not denote that it has been allocated or appropriated as a 
source of funding for such a program and/or action. 

Housing Goal #1. Increase housing supply and facilitate production of at least 800 new 
homes by 2031. 

Policy 1-1 Maintain sufficient land designated and appropriately zoned for housing to achieve 
a complementary mix of single‐family and multi‐family development to 
accommodate RHNA allocations at all levels throughout the planning period. 

Policy 1-2 Promote development of a variety of housing types, sizes, and densities that meet 
community needs based on the suitability of the land, including the availability of 
infrastructure, the provision of adequate services and recognition of environmental 
constraints. 

Policy 1-3 Identify and work to reduce or remove regulatory and process-related barriers to 
housing development in San Pablo. 

Policy 1-4 Promote mixed use developments with a residential component in San Pablo's 
Priority Development Areas (PDAs) and locate higher density residential 
development in proximity to employment, shopping, transit, recreation, and other 
services. 
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Policy 1-5 Continue to encourage the provision of a variety of housing choices and types in the 
community, including innovative forms of housing. 

Policy 1-6 Continue to partner with and support non-profit and for-profit organizations in 
their efforts to construct, acquire, and improve housing to accommodate 
households with lower and moderate incomes. Participation of non-profit and for-
profit developers in an advisory role when implementing housing programs is 
desirable to help understand the needs and opportunities in the community. 

Policy 1-7 Facilitate the development of student housing at the Mixed Use Center North site 
near Contra Costa College through density bonuses and priority permit processing. 

Policy 1-8 Continue to allow manufactured housing units in single-family detached areas to 
provide a mix of affordable and moderate-income homes. 

Program 1-A Inventory of Available Sites. Maintain and publish an inventory of properties 
available for residential development on the City's website, updating it at regular 
intervals. 

Responsible Agency/Department: Community Development Department 

Timeframe: Publish inventory by April 2023; updates to be made quarterly 
throughout the planning period. 

Objective: At least 746 new housing units, consistent with RHNA obligations 

Funding: General Fund, Low Income Housing Fund 

Program 1-B Rumrill Corridor Plan. e City has secured a grant from the Association of 
Bay Area Governments (ABAG) and Metropolitan Transportation Commission 
(MTC) and is preparing a Corridor Plan for the Rumrill PDA.  e plan will 
guide future development along the corridor and incorporate an integrated mix 
of high-density housing, employment, and commercial service uses throughout 
the PDA to serve community need. With input from community members and 
property owners, the Plan should revisit the Industrial Mixed Use designation 
that currently applies on most of the land south of Market Street on the western 
side of corridor and explore a mix of uses more in tune with market demand, 
economic opportunities, and community needs. Given the high concentration 
of low-income housing that exists along the corridor today (fully 48 percent of 
the housing units in the PDA are subsidized by HUD or the low-income housing 
tax credit), the Plan should focus on strategies to facilitate more market rate 
development and housing affordable to moderate income households while also 
incorporating a strong suite of anti-displacement measures. Strategies should 
include: first source hiring strategies, collaboration/partnership with Richmond 
LAND or other community land trust, rental assistance, property rehabilitation 
incentives, community benefits agreements, and/or tenant rights protections. 

Responsible Agency/Department:  Community Development Department 
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Timeframe: Bring the Corridor Plan to the City Council for adoption by end of 
Q1 2025 to ensure the objectives listed in this program are effectuated; anti-
displacement strategies implemented within 1 year of adoption 

Objective: 314 new high density housing units by 2031, including at least 90 that 
are affordable for moderate income households 

Funding: PDA Grant funding from ABAG/MTC 

Program 1-C Repeal or Revise the 23rd Street Specific Plan. e 23rd Street Specific Plan 
was adopted in 2007 to revitalize and increase the development potential of the 
23rd Street Corridor, designated as a PDA; however, while buildout was 
projected at 282 new housing units, half of which were to have been constructed 
by 2030, the area has only seen construction of one single-family home and an 
ADU in the 15 years since adoption. While some small-scale mixed-use projects 
have been proposed in 2022. the Plan is not achieving its objectives and it further 
contains complex and restrictive policies and standards that inhibit 
development. erefore, the City will repeal the Plan and/or revise standards 
and provisions applicable in the 23rd Street PDA. e effort should involve the 
following: 

• Review and revise standards for residential density and building heights 
to align them with market opportunities; 

• Harmonize development standards with those in the PDA Overlay 
district which also applies to the Plan area; 

• Modify/update PDA Overlay district standards to enhance clarity and 
usability; 

• Permit residential uses by right in either a standalone or mixed-use 
format; 

• Eliminate requirements for ground floor retail and replace with 
regulatory or process incentives; 

• Incorporate incentives for moderate income housing and "shopkeeper" 
units; 

• Establish objective standards for live/work units so that they can be 
provided without the need for a conditional use permit;  

• Revise off-street covered parking requirements. 

Responsible Agency/Department: Community Development Department 

Timeframe: Bring above-referenced zoning amendments to Council for 
hearing with the intent of adopting by end of Q2 2025 to ensure the objectives 
listed in this program are effectuated 
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Objective: 314 new high density housing units by 2031, including at least 90 
affordable for moderate income households 

Funding: SB2 and LEAP grants; General Fund 

Program 1-D Revise Multifamily Minimum Parcel Size. At 10,000 square feet, the minimum 
parcel size required for multifamily zones is substantially larger in San Pablo 
than in other neighboring jurisdictions. e City's zoning code makes 
provisions for substandard R3 (Multifamily Residential) and R4 (High-Density 
Multifamily Residential) parcels and identifies specific standards that apply; 
however, there are no such provisions for substandard RMU (Residential 
Mixed-Use) or CMU (Commercial Mixed-Use) parcels. As a result, this could 
present a challenge for redevelopment within these zones. erefore, the City 
will review multifamily lot size standards and revise or incorporate provisions 
to facilitate high quality development in these zones. 

Responsible Agency/Department: Community Development Department 

Timeframe: Introduce amendments with the intent of adopting the zoning 
amendments by end of Q2 2025 to ensure the findings are implemented and the 
objectives cited in this program are effectuated (omnibus Code “clean up” 
amendment) 

Objective: 240 new housing units in RMU and CMU districts by 2031 

Funding: SB2 and LEAP grants, General Fund 

Program 1-E Facilitate Lot Consolidation. Assist developers in finding opportunities for lot 
consolidation to maximize development in zoning districts that allow high 
density multifamily development. Target sites within the PDAs and promote 
residential development in either a mixed use or standalone format, focusing on 
locations where there is common, proximate (if not contiguous) ownership of 
individual parcels. 

Activities to support lot consolidation include:  

§ Identification and marketing of opportunities for lot consolidation;   

§ Outreach to property owners and potential housing developers utilizing 
targeted mailings, emails and phone calls; and,  

§ Providing a map of these opportunity areas on the City’s website.  

§ Identification of regulatory and process incentives which may include 
reduced fees for simple lot mergers; expedited permit processing; parcel map 
waivers where possible; targeting of specific financial resources; and 
modification of development standards. 
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Responsible Agency/Department: Community Development Department, 
Public Works Department 

Timeframe: Identify consolidation opportunities by Q2 2024; bring any 
necessary amendments to Subdivision Ordinance to facilitate lot consolidation 
to the Council for hearing with the intent of adopting by Q2 2025 to ensure the 
objectives listed in this program are effectuated (omnibus Code “clean up” 
amendment); ongoing implementation with annual reporting via Annual 
Progress Report to HCD 

Objective: 100 new multifamily units by 2031 

Funding: SB2; General Fund 

Program 1-F Incentives for High Density Residential Development. Promote multifamily 
and mixed development in San Pablo’s PDAs through the following actions: (1) 
process incentives such as fast track permitting, expedited design review, and 
streamlined environmental review when possible; (2) regulatory incentives such 
as reduced parking requirements; and (3) fee reductions, waivers, or deferrals 
for projects that create low- and moderate-income housing and other financial 
incentives such as development agreements for City-owned properties.  

Responsible Agency/Department:  Community Development Department  

Timeframe: End of 2024 with adoption of General Plan Update 

Objective: 1,037 new multifamily homes in PDAs by 2031 

Funding: General Fund, Low Income Housing Fund 

Program 1-G Reduced Parking Standards. e construction of parking spaces typically adds 
15 percent to the total project cost for multifamily residential developments and 
as such, reduced parking requirements can help the financial feasibility of 
projects. e Zoning Ordinance (Section 17.54.050) currently provides waivers 
or reductions in parking standards for senior housing, mixed-use projects, and 
projects in proximity to transit, and two family/duplexes throughout the City. 
rough this program the City will identify and implement further reductions 
increase the feasibility of multifamily residential and mixed use development, as 
well as residential care facilities in all zones where it is permitted throughout 
San Pablo. Further parking reductions should include: linking required spaces 
to the number of bedrooms in a unit; alternatives to covered parking; reducing 
required employee spaces to match surrounding communities with equivalent 
transit access; increased credits for mixed use development, proximity to transit, 
and implementation of Transportation Demand Management (TDM) 
incentives by residential projects. 

Responsible Agency/Department: Community Development Department and 
Public Works Departments 
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Timeframe: Update Zoning Ordinance to incorporate reductions by end of Q2 
2025 (omnibus Code “clean up” amendment) 

Objective: 1,037 new multifamily homes in PDAs by 2031 

Funding: SB2 and LEAP Grants, General Fund 

Program 1-H Faith-Based Community Housing. Churches, synagogues, and mosques can 
be important partners in providing affordable housing in San Pablo. As 
landowners with a mission of compassion and community service, religious 
institutions in the community may have land available for redevelopment with 
housing to serve community members in need. e City will conduct targeted 
outreach efforts to faith-based organizations in the community to gauge the level 
of interest in developing housing on their properties and to understand potential 
barriers and challenges. Based on input from the faith-based community, the 
City should identify actions to facilitate and promote the development of 
secular-oriented housing on properties owned by faith-based institutions in the 
community that will include zoning amendments to implement parking 
reductions under State law at a minimum.  

Responsible Agency/Department: Community Development Department, 
San Pablo Economic Development Corporation (EDC) 

Timeframe: Complete outreach by end of Q3 2024; adopt zoning amendments 
by end of Q2 2025 (omnibus Code “clean up” amendment) 

Objective: 15 new very low-income housing units by 2031 

Funding: General Fund, Low Income Housing Fund 

Program 1-I Shopkeeper Housing. In contrast to live-work units, which are a commercial 
use that allows residential occupancy incidental to an approved non-residential 
use, shopkeeper units are dwelling units that are physically separated from a 
commercial space used for a business operated or staffed by the occupant of the 
associated residential unit. e commercial spaces are typically ground-floor 
retail or office spaces below living spaces where commercial spaces can only be 
leased to occupants of the residential spaces. e City will hold a hearing on 
amendments to the Zoning Ordinance to allow shopkeeper units in commercial 
and mixed-use districts and to provide flexibility as to who can live in 
shopkeeper units as a way of providing additional housing while creating 
walkable mixed-use districts in appropriate locations, such as the 23rd Street 
and Rumrill PDAs. 

Responsible Agency/Department: Community Development Department 

Timeframe: Bring above-referenced zoning amendments to Council for 
hearing by end of Q2 2025 to ensure the objectives listed in this program are 
effectuated (omnibus Code “clean up” amendment) 

Objective: 12 shopkeeper units by 2031 
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Funding: SB2 and LEAP grants; General Fund 

Program 1-J Incentives for "Missing Middle" Housing. Pursuant to the Subdivision Map 
Act (Government Code Section 66410-66499), parcel maps submitted for City 
approval must be prepared by a licensed land surveyor; however, as the City does 
not have staff qualified to review proposed subdivision and parcel maps for 
compliance with engineering requirements, applicants are required to pay the 
cost of a consultant hired by the City in addition to an administrative fee. e 
City does not receive many subdivision applications but this additional charge 
also applies to the cost of parcel maps, lot line adjustments and similar map 
actions, which could hamper production of small scale "missing middle" 
housing such as envision under SB9, which allows for urban lot splits and 
creating additional residential units on existing lots. Effective July 1, 2022, the 
fee for parcel maps, lot line adjustments and lot mergers is $4,000, plus the 
consultant fee and a 17 percent administrative fee. erefore, the City will 
establish incentivizes for "missing middle" housing, such as reducing or waiving 
processing fees if the new lots and units are designated for the affordable housing 
development. Revisions to minimum lot size standards for multifamily 
development envisioned in Program 1-D will also help create more 
opportunities for “missing middle housing” in San Pablo. 

Responsible Agency/Department: Community Development Department, 
Public Works Department 

Timeframe: Conduct study sessions with City decision-makers by Q2 2025 and 
bring a dra ordinance to Council for hearing by the end of 2026 to ensure the 
objectives listed in this program are effectuated 

Objective: 25 low- or moderate-income units through SB9 implementation by 
2031 

Funding: General Fund 

Program 1-K Objective Standards for Ministerial Review. To help streamline project 
approvals and ensure that the review of residential projects is based on objective 
standards as required by the Housing Accountability Act and other State 
requirements (e.g. urban lot splits under SB 9 and expedited ministerial review 
pursuant to SB 35), the City shall review and revise the existing residential 
development standards, including procedures for review and approval of both 
ministerial zoning actions and conditional use permits (CUPs) to comply with 
applicable statutory and case law. As part of this review, the City will also 
determine which existing design guidelines (included in Appendix A of the 
Zoning Ordinance as well as the guidelines incorporated in the 23rd Street and 
San Pablo Avenue Specific Plans) could provide a basis for a clear and objective 
set of standards to meet State requirements. 

Responsible Agency/Department: Community Development Department 
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Timeframe: End of 2026 

Objective: Compliance with State law 

Funding: General Fund, Grant funds from State and Regional sources, if 
available 

Program 1-L Accessory Dwelling Units. San Pablo is a city of small lot single-family 
neighborhoods, which limits potential for additional detached accessory 
dwelling units (ADUs) on the lot; however, there is significant potential for 
ADUs or Junior ADUs (JADUs) incorporated into the primary structure. Since 
they are typically smaller than a single-family home, ADUs and Junior ADUs 
can be “affordable by design,” meaning they cost less to build, buy, or rent. As 
such they can offer affordable opportunities for older adults living on fixed 
incomes, extended family members, younger residents living with roommates, 
and for lower income households. Demographic indicators, including a 
relatively high proportion of non-family households, a growing older adult 
population, and a relatively large proportion of multi-generational households, 
signal a need for this type of housing in the short, medium and long-term in San 
Pablo. erefore, the City will pursue the following actions to promote the 
construction of ADUs throughout the community: 

• Provide incentives for ADU construction, such as reduced parking 
requirements in proximity to transit stops; streamlined processing; or 
technical assistance; 

• Promote ADU/JADU construction such as by posting informational 
materials and links to available resources on the City website or 
conducting educational workshops for community members; 

• Monitor ADU and JADU permitting/construction trends and 
affordability in San Pablo, reporting performance in its Housing Element 
Annual Progress Reports and taking action as needed to ensure 
compliance with "no-net loss" provisions of State law if performance is 
not as projected by mid-point in the planning period. 

Responsible Agency/Department:  Community Development Department 

Timeframe: (a) identify incentives by end of 2024; (b) post informational 
materials and resources by end of 2022; (c) reporting with annual report to HCD 
in April 2023; annually by April of each year thereaer 

Objective: 66 new ADUs/JADUs by 2031 

Funding: General Fund 

Program 1-M Innovative and ‘Non-Traditional’ Forms of Housing. Provide opportunities 
and facilitate innovative housing approaches in financing, design, construction 
and types of housing to increase the variety and supply of lower and moderate-



Chapter 4: Housing Action Plan 
 
 

Adopted March 18, 2024 | Revised May 2024 4-9 

income housing. Examples include co-housing, eco-housing, manufactured 
housing, new construction or rehabilitation “sweat equity” housing for first time 
lower or moderate-income homeowners, and cooperatives or joint ventures 
between owners, developers and nonprofit groups in the provision of affordable 
housing. Undertake background research including expert panel meetings with 
innovative housing designers and developers and conduct study sessions with 
the Planning Commission and City Council in 2024 to identify any specific 
follow-up implementation actions needed. 

Responsible Agency/Department:  Community Development Department 

Council Timeframe: Conduct expert panel meetings and study sessions by end 
of Q4 2024; report on options in Q2 2025; implement follow up actions by end 
of Q4 2025 

Objective: Create opportunity for innovative housing types 

Funding: General Fund 

Program 1-N By Right Zoning Text Amendment to Accommodate RHNA. ere are three 
sites - APNs 411340026, 416170005 and the Ohmsai site (420130020, 
420130024, 420130025) - on the inventory that were included in two prior 
consecutive planning periods. One of the sites is non-vacant and two are vacant 
(and were used in 2 prior inventories). All three of these sites already have 
zoning that permits the development of housing at 30 du/ac or greater by right 
and development standards are in place that facilitate construction at the 
maximum permitted density; however, a text amendment is required to clarify 
that development projects proposed on these are subject to by-right approval 
(without discretionary action) when the projects include housing developments 
with 20 percent or more of the units affordable to lower-income households. 
erefore, the City will amend the Zoning Code to permit development by right 
(consistent with Government Code 65583.2(c) on the subject properties. 

Responsible Agency/Department: Community Development Department 

Timeframe: Zoning text amendment will be brought to City Council for 
hearing in parallel with Housing Element by Jan 31, 2024 to ensure the 
objectives listed in this program are effectuated (complete) 

Objective: 231 lower income units by 2031 

Funding: SB2 grant; General Fund 

Housing Goal #2. Take action to address affordability and housing security for all 
income groups and family types in San Pablo. 
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Policy 2-1 Continue to promote and support the development of affordable housing units for 
lower income households and strive for the provision of housing that is affordable 
to, and meets the needs of, current and future residents of San Pablo.  

Policy 2-2 Monitor and track housing demolition and construction rates in San Pablo, 
including rates of production by RHNA category, unit size, and tenure. 

Policy 2-3 Continue to encourage the development of housing that meets the needs of large 
households.  

Policy 2-4 Promote the development of student and teacher housing near Contra Costa 
College.  

Policy 2-5 Work with the Contra Costa Housing Authority to promote the upkeep and 
maintenance of public housing units located in San Pablo. 

Policy 2-6 Continue to facilitate the development of additional affordable rental and 
cooperative family housing that provides on-site support services for extremely low-
and very low-income families in collaboration with the Contra Costa Health 
Services and the Interagency Council on Homelessness through the use of available 
funding. 

Program 2-A Community Land Trust Collaboration. A Community Land Trust (CLT) is a 
nonprofit organization made up of community residents and public 
representatives that purchases land to serve local community needs, such as by 
creating green spaces and building and managing housing for low- and 
moderate-income households. CLTs have significant technical expertise related 
to land acquisition and management, and because they own the land, they can 
provide a range of affordable homeownership opportunities and housing 
options for generations. is program involves exploring a collaboration or 
partnership with Richmond LAND, Contra Costa's first CLT, to increase the 
supply of permanently affordable housing options in San Pablo. rough this 
initiative, the City may contribute land, funds, and technical expertise. In 
particular, the program should focus on opportunities to consolidate parcels in 
the PDAs and on acquisition of existing single-family rental housing.  

Responsible Agency/Department: Community Development Department and 
San Pablo Economic Development Corporation  

Timeframe: Report to City Council on options by July 2025 

Objective: Acquisition of property in San Pablo 

Funding: General Fund; Low Income Housing Fund 

Program 2-B Rental Assistance. Households paying more than 30 percent or more of their 
income on housing are considered cost burdened, while those paying 50 percent 
or more are considered severely cost burdened. In San Pablo, 67 percent of all 
renter households are cost burdened and 28 percent are severely cost burdened. 
Rental assistance is an effective way to prevent homelessness and improve 
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housing security, however, the waitlist for Housing Choice Vouchers (the federal 
Section 8 rental assistance program) in Contra Costa County has been closed 
since 2008. With assistance from the federal Coronavirus Relief Fund, the City 
provided rental assistance to approximately 210 lower income households 
impacted by COVID-19 through its Housing Assistance Grant Program to 
provide relief during the pandemic. e City will continue its efforts to promote 
the development of additional deed restricted rental units as part of new City 
sponsored developments and to support existing subsidized rental projects to 
extend their affordability terms. It will also seek to pursue new sources of l 
County State, and federal funding opportunities that could be available, to 
provide rental assistance programs as available f is program also involves 
promoting the availability of rental assistance in the community. 

Responsible Agency/Department: Community Development Department, 
Contra Costa County Public Housing Authority  

Timeframe: Report to City Council on rental assistance programs options by 
January 2025 

Objective: Assistance for 720 households most at risk of homelessness annually 

Funding: Contra Costa County programs, Low Income Housing Fund, San 
Pablo EDC, Federal and State housing funds.  

Program 2-C Preservation of Deed-Restricted Assisted Housing. e majority of the 568 
assisted low-income units in San Pablo are at low risk of conversion to market 
rate in the planning period; however, there are 141 units at high risk, which 
represents a significantly higher share than in the county or the Bay Area as a 
whole. If these low-income units convert to market rate, the cost of replacing 
them would exceed $55 million (see Appendix B); therefore, preservation of 
these assisted units through the extension of deed restrictions is a more effective 
approach. e City will proactively pursue preservation of existing deed 
restricted units by: 

• Creating a local database of subsidized affordable properties in San 
Pablo, tracking unit count, AMI level served, and expiry date of deed-
restriction; 

• Conduct outreach to property owners and provide information on tax 
credits, funding, and resources for rehabilitation as appropriate; 

• Seek funding to enable the provision of subsidies for expiring deed-
restricted properties. 

       In the event that efforts are not successful, the City will:  

• Coordinate with qualified entities, such as Rubicon Programs, Inc.; East 
Bay NHS; Affordable Housing Associates; East Bay Asian Local 
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Development Corporation; Pacific Community Services, Inc.; and 
Community Housing Development Corp.; 

• Ensure compliance with noticing the tenants;  

• Assist with funding or support funding applications; and 

• Provide outreach education and support to tenants 

Responsible Agency/Department: Community Development Department 

Timeframe: End of Q4 2024 for creation of local database; conduct outreach to 
qualified entities by Q2 2025, with annual reporting via Housing Element 
Annual Progress report to HCD 

Objective: Preservation of 141 deed-restricted units in the planning period 

Funding: General Fund (staff costs), Contra Costa County programs, Low 
Income Housing Fund, San Pablo EDC, Federal and State housing funds. 

Program 2-D Loan Assistance for Sustainable Housing. In surveys, San Pablo residents 
expressed a strong desire to stay in the community and purchase a home. Even 
as prices have risen dramatically in recent years, single-family home prices in 
San Pablo remain relatively lower than in other surrounding Bay Area 
communities, in part because of the relatively small home size, and as such, 
when provided with financial and technical support, buying a first home in the 
community is within reach for some San Pablo community members. However, 
homeownership remains out of reach for low to moderate income households 
in San Pablo. In 2021, the City launched the San Pablo Loan Assistance for 
Sustainable Housing (SPLASH) Program for qualified low-income aspiring 
homeowners, in partnership with the San Pablo EDC. e program offers "silent 
second loans" of up to 20 percent of the home value for a period of 30 years to 
first-time home buyers, with priority for first-responders, teachers, seniors, and 
veterans. Given the newness of the program and the steep rise in interest rates 
since inception, only a handful of applications have been received to date. e 
City will report on progress to HCD through the Annual Reporting process and 
will review the cumulative effectiveness of the program at the 5-year mark in 
2026. 

Responsible Agencies: Community Development Department, San Pablo EDC 

Timeframe: Annual progress reporting to HCD through APRs; bi-annual 
renewal as part of EDC agreement Q2 of 2024; evaluation of cumulative 
effectiveness by Q4 2026. 

Objective: 16 loans to qualified first-time buyers by 2031 

Funding: Contra Costa County Programs, San Pablo EDC, Housing Successor 
Agency Low Income Housing Fund  
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Program 2-E First-Time Homebuyer Assistance. Promote first-time homebuyer assistance 
programs available to San Pablo residents, including Contra Costa County’s 
Mortgage Credit Certificate Program, through the following actions:  

• Publish information quarterly in the City’s E-Newsletter and on the 
City’s website.  

• Provide information regarding the programs at the service counter in 
the Community Development Department located at City Hall, the 
public libraries, and community centers.  

• Send an annual letter to local real estate agents and lending institutions 
notifying them of the availability of the programs for clients who might 
qualify.  

Responsible Agency/Department: Community Development Department; 
Contra Costa County, San Pablo EDC 

Timeframe: Annually, with quarterly updates to materials (as needed) and 
reporting via the Annual Housing Element Progress Report to HCD 

Objective: Subsidy for 10 first-time homebuyers   

Funding: General Fund (staff time); Contra Costa County  

Program 2-F Mobile Home Parks. e Zoning Ordinance (Section 17.60.060) prohibits 
enlarging or extending mobile home parks to include any additional area but 
does not include any provisions intended to improve or maintain this important 
type of affordable housing. Similarly, the Subdivision Ordinance has not been 
updated to reference the most recent State requirements for conversion of a 
mobile home park to a condominium or other use, except for a mandate to 
comply with the applicable provisions of the California Government Code. e 
City will continue to conduct regular inspections of mobile home parks to 
ensure code compliance under the authorization of the HCD with a view to 
preserving and improving maintenance at the existing parks. Additionally, in 
the event of redevelopment or relocation, the City will ensure that property 
owners provide relocation assistance as required under State law. 

Responsible Agency/Department: Community Development Department, 
Police Department, Code Enforcement Division  

Timeframe: Prepare revisions to Zoning Code to comply with State law and 
bring to City Council for adoption by end of Q2 2025 to ensure the objectives 
listed in this program are effectuated (omnibus Code “clean up” amendment); 
throughout the planning period with annual reporting to HCD. 

Objective: Preservation of 398 mobile homes  

Funding: SB2; General Fund 
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Program 2-G Single-Room Occupancy Hotels. Single-Room Occupancy (SRO) hotels, or 
“Residential Hotels,” have provided vital housing for low-wage workers, 
transient laborers, recent immigrants, and other groups throughout California's 
history. e typical SRO unit is eight feet by ten feet with shared toilets and 
showers down the hallway. At the time of preparation of this Housing Element, 
there were two SRO hotels in San Pablo with a total of 60 rooms. e City will 
amend the Zoning Ordinance to allow SRO units to be occupied by two persons 
to increase the potential for these units to help reduce homelessness and 
increase housing options for low-income couples. 

Responsible Agency/Department: Community Development Department  

Timeframe: As part of an omnibus Code clean up effort, prepare revisions to 
Zoning Code to comply with State law and bring to City Council for adoption 
by end Q2 2025 to ensure the objectives listed in this program are effectuated to 
ensure the objectives listed in this program are effectuated (omnibus Code 
“clean up” amendment) 

Objective: Preservation of 60 SRO units  

Funding: General Fund 

Program 2-H Home Sharing and Tenant Matching. Home-sharing and tenant matching 
programs pair existing homeowners with renters in need of space. ese 
programs make efficient use of existing housing stock and provide affordable 
rental rates without the need for new construction. Home sharing can help 
homeowners supplement their income and can be a particularly effective tool to 
support independent living for seniors and disabled residents. e City will 
assess the feasibility of establishing a home-sharing and tenant matching 
program in collaboration with Contra Costa College and/or non-profit groups 
such as Front Porch Home Match, Covia, or Home Match Contra Costa. 

Responsible Agencies: Community Development Department 

Timeframe: Report to City Council on options by April 2025 

Objective: 10 home sharing opportunities created  

Funding: General Fund 

Program 2-I Incentives for Affordable and Special Needs Housing. e City offers density 
bonuses and other incentives to increase the financial feasibility of developing 
housing for lower income residents and special needs groups in San Pablo, based 
on the percentage of affordable units in a development. Special needs groups 
include large families, female-headed single parent households, people 
experiencing homelessness, persons with disabilities, seniors, households with 
extremely low incomes. Developers granted a density bonus are required to 
enter into an Affordable Housing Contract with the City to ensure the continued 
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affordability of the units. Affordable rent units are subject to annual rent 
adjustments based upon changes in the older adult tenants’ monthly income.  

Incentives offered for affordable and special needs housing include, but are not 
limited to:  

• Continued offering of surplus City lands to affordable housing 
developments. During the prior Housing Element Cycle, the City made 
available three municipally-owned properties and supported the 
development of affordable housing on them with a substantial 
investment of City funds and staff time. As detailed in Appendix E and 
Chapter 3, these efforts have produced significant results: there are 
currently two projects with a total of100 affordable housing units under 
construction and a third project involving 39 low income units is entitled 
and has applied for low income tax credits as of August 2023.; 

• A reduction in the site development standards or a modification of 
zoning code requirements, such as minimum setbacks, parking 
standards, increased maximum building height, reduced street 
standards and for indoor and outdoor activity areas, etc. Density 
bonuses and reductions and waivers of requirements have recently been 
approved for a 54-unit permanent supportive housing project under 
construction at 2555 El Portal and for projects with affordable 
components at 2364 Road 20 (6 of 64 units to be designated very low 
income) and 13717 San Pablo Avenue (19 of 91 units to be affordable); 

• Waiver or deferment of development fees;  

• Priority processing. San Pablo does not carry a docket for its Planning 
Commission and calendars hearings as soon as applications are 
complete, which has effectively allowed the City to streamline housing 
project review; and,  

• Other incentives identified by the project sponsor or the City that will 
reduce development costs while achieving the overall intent of the City’s 
zoning standards.  

Additionally, the City will conduct annual outreach to affordable housing 
developers to continue to solicit interest. 

Responsible Agency/Department: Community Development Department   

Timeframe: Monitor affordable housing contracts on an annual basis for 
compliance; Develop program to reduce development fees as further incentive 
for including affordable housing units by end of Q2 2024; Present proposal to 
City Council by Q3 2024.  

Objective: 273 new units affordable to lower income households in the planning 
period 
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Funding: General Fund, Low Income Housing Fund, Contra Costa County 
programs   

Housing Goal #3. Equal housing opportunity for all residents of San Pablo, regardless 
of race, religion, sex, marital status, ancestry, national origin, color, or ability.   

Policy 3-1 Fair Housing Enforcement. Enforce fair housing laws and address discrimination 
in the building, financing, selling, or renting of housing based on race, religion, 
family status, national origin, disability, or other protected class. 

Policy 3-2 Collaborative Fair Housing Efforts. Work collaboratively with local non-profit, 
public, and private sector partners to raise awareness and achieve implementation 
of fair housing practices. 

Policy 3-3 Diverse Housing Opportunity. Diversify and expand the housing stock in San 
Pablo in order to better accommodate the varied housing needs of current and 
future residents.  

Policy 3-4 Special Needs Housing. Continue to promote housing developments that meet the 
special needs of senior citizens, disabled, homeless, large families and female-
headed households.  

Policy 3-5 Equal Distribution. Avoid the over-concentration of housing constructed expressly 
for lower income households in any single portion of any neighborhood. 

Program 3-A Housing for Extremely Low-Income Households and Special Needs Groups. 
In San Pablo, nearly 75 percent of older adult renters live in extremely low-
income households while residents of color are disproportionately more likely 
to be extremely low income or live below the poverty line than other groups (See 
Appendix B). Recognizing that local funding capacity for affordable housing has 
been severely diminished by the dissolution of redevelopment agencies, the City 
will continue to facilitate production of affordable housing, including units 
targeted to extremely low income (ELI) households and persons with special 
needs (large households, female-headed households, older adults, 
disabled/developmentally disabled, homeless, and farmworkers), through the 
following actions: 

• Provide administrative assistance upon request to developers seeking 
available State and federal funding and/or tax credits for the 
construction of low- and moderate-income housing. 

• Facilitate projects that incorporate affordable units by granting 
modifications to development standards, expediting the review process, 
and/or providing financial incentives consistent with City regulations 
and State law. 

• Contact affordable housing developers at least once each year to solicit 
interest and apprise them of available assistance programs. 
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• Whenever feasible, provide targeted assistance for special needs housing 
and extremely low income (ELI) units through density bonuses and/or 
regulatory incentives, modified development standards, and fee 
deferrals. 

As documented in Appendix E – Fih Cycle Accomplishments and summarized 
above under Program 2-I, similar actions in recent years have resulted in the 
construction of a 54-unit permanent supportive housing project at 2555 El 
Portal in San Pablo. 

Responsible Agency/Department: Community Development Department 

Timeframe: 2023-2031, with annual progress reporting  

Objective: Permits for at least 115 extremely low-income units, consistent with 
the City's regional allocation of such units for the planning period 

Funding: Federal and State funds, Contra Costa County programs (CDBG, 
HOME, and other funding allocations) 

Program 3-B Emergency Shelters. Update the Municipal Code to remove constraints to the 
development of emergency shelters, including the 500-foot separation 
requirement from other emergency shelters and the use permit requirement in 
the CR zone, and establish parking requirements based on staffing level only, 
consistent with AB 139 and SB 2. 

Responsible Agency/Department: Community Development Department 

Timeframe: Prepare revisions to Zoning Code to comply with State law and 
bring to City Council for adoption by end of Q2 2025 to ensure the objectives 
listed in this program are effectuated (omnibus Code “clean up” amendment) 

Objective: Consistency with State law (AB2339) 

Funding: SB2; General Fund 

Program 3-C Employee Housing. State law requires that any employee housing providing 
accommodations for six or fewer employees be treated as a single-family 
structure with a residential land use designation and that no conditional use 
permit, zoning variance, or other zoning clearance shall be required of employee 
housing that serves six or fewer employees that is not required of a family 
dwelling of the same type in the same zone. e City will update the Municipal 
Code to comply with California Code, Health and Safety Code Section 17021.5, 
including the incorporation of a definition of the term "employee housing." 

Responsible Agency/Department: Community Development Department 

Timeframe: Prepare revisions to Zoning Code to comply with State law and 
bring to City Council for hearing by end of Q2 2025 to ensure the objectives 
listed in this program are effectuated (omnibus Code “clean up” amendment); 
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Objective: Consistency with State law 

Funding: SB2; General Fund 

Program 3-D Zoning for Residential Care Facilities. Residential care facilities provide 
varying levels of care for persons who require assistance for daily living, 
including older adults, the developmentally disabled, and others. e San Pablo 
Zoning Ordinance permits group homes for 6 or fewer residents by right in all 
residential zones. To ensure compliance with State law regarding these facilities 
the City will:  

• Update Title 17 of the Municipal Code to permit group homes for 7 or 
more persons by right in all residential zones with objective standards to 
facilitate approval certainty and incorporate objective standards to guide 
the integration of these facilities into existing neighborhood contexts; 

• Review and revise applicable parking standards to ensure they do not 
pose an obstacle to development of residential care facilities; 

• Revise the current definitions for different types of facilities to avoid 
confusion by more closely following the terms used in State law; 

• Evaluate the degree to which existing standards may impede 
development of these facilities (including through an examination of the 
types of accommodations that have been sought by applicants proposing 
to develop these types of facilities, the type and extent of information the 
City requires to conduct its evaluation, and the City’s decision) and 
propose amendments to the Zoning Ordinance if necessary. 

Responsible Agency/Department: Community Development Department 

Timeframe: As part of an omnibus Code clean up effort, prepare revisions to 
Zoning Code to comply with State law and bring to City Council for adoption 
by end of Q2 2025 to ensure the objectives listed in this program are effectuated 
(omnibus Code “clean up” amendment); 

Objective: Consistency with State law 

Funding: SB2; General Fund 

Program 3-E Transitional and Supportive Housing. Transitional housing acts as a bridge 
between a crisis shelter and permanent housing, providing temporary housing 
while residents develop more independent living skills and stability. Supportive 
housing offers permanent, stable living situations for those in need of a 
continuum of care plan, such as treatment for adult clients with serious mental 
illness and co-occurring disorders. e City will amend the Zoning Ordinance 
to identify both supportive and transitional housing as a permitted use in any 
district where either single or multi-family housing is allowed and to comply 
with Government Code 65651. 
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Responsible Agency/Department: Community Development Department  

Timeframe: Pprepare revisions to Zoning Code to comply with State law and 
bring to City Council for adoption by end of Q2 20245to ensure the objectives 
listed in this program are effectuated (omnibus Code “clean up” amendment); 

Objective: Consistency with State law 

Funding: SB2; General Fund 

 

Program 3-F Landlord/Tenant Dispute Resolution. e City works with Housing Rights, 
Inc. (HRI) or other non-profit legal services providers to minimize and resolve 
conflicts and disputes between landlords and tenants and eliminate all forms of 
housing discrimination. rough this program, the City will implement a 
tracking system to record the number of referrals and document residents’ 
concerns. e system will facilitate continuous improvement and enable 
geographic targeting of public awareness efforts. Additionally, the City will 
continue to post information about tenant/landlord rights and conflict 
resolution programs on its website and in City newsletters and communications.  

Responsible Agency/Department: Community Development Department  

Timeframe: Set up tracking system by end of 2024, with annual reporting on 
performance; annual update of website materials; at least annual dissemination 
of newsletters and communications. 

Objective: Resolution of conflicts and disputes between landlords and tenants, 
and elimination of all forms of housing discrimination   

Funding: General Fund  

Program 3-G Just Cause Eviction Protections. California law (AB1482) provides protection 
from steep rent increases for renters in most multifamily housing developments 
constructed more than15 years ago; however, San Pablo has a high percentage 
of renters living in single-family homes that are exempt from these protections 
and a high rate of cost burdened renter households (see Appendix B). Under this 
program, the City will connect San Pablo residents to the Fair Housing 
Counseling & Investigation program run by Fair Housing Advocates of 
Northern California (FHANC)’s (or similar service) to assist in settling 
landlord-tenant disputes regarding rent increases and payment, which can end 
just cause for eviction. e objective of this program would be to resolve 
disputes and prevent evictions in San Pablo, particularly for low income renters.  

Responsible Agency/Department: Community Development and Legal 
Departments  

Timeframe: Report to City Council on options by Q1 2025 
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Objective: Assist residents of 141 assisted units at high risk households during 
the planning period 

Funding: General Fund 

Program 3-H Awareness of Fair Housing Programs. Surveys indicate that San Pablo 
residents are largely unfamiliar with fair housing programs available to them 
(see Appendix D), including services provided by Bay Area Legal Aid, Contra 
Costa Senior Legal Services, and 211 Contra Costa. is program involves the 
following actions to increase awareness of fair housing programs and services 
among San Pablo residents, with a focus on segments of the population 
disproportionately affected by fair housing issues, including older adults and 
residents of color: 

• Designating an Equal Opportunity Coordinator within the City 
responsible for outreach and referrals to appropriate agencies 

• Hosting regular "housing clinics" to inform residents of resources and 
rights in partnership with non-profit groups offering free legal services 
in English and Spanish, such as Bay Area Legal Aid, Eviction Defense 
Center, or other similar groups 

• Providing general information and education to undocumented 
residents who may not be eligible for free legal services. 

Responsible Agency/Department: San Pablo EDC and Community 
Development Department  

Timeframe: Designate coordinator by July 2024; implement first "housing 
clinic" in Q1 2025; provide information starting end of 2024. 

Objective: Provide mediation services for at risk households throughout the 
planning period 

Funding: General Fund 

Program 3-I Outreach to People Living with Developmental Disabilities in San Pablo. 
Work with the Regional Center of the East Bay (RCEB) to implement an 
outreach program that informs families within the City about housing and 
services available for persons with developmental disabilities. e program 
would include the development of an informational brochure and inclusion of 
information on services available for the developmentally disabled population 
and links to service agencies on the City’s website.  

Responsible Agency/Department: Community Development Department; 
RCEB; non-profits  

Timeframe: Launch program in 2024; annually thereaer, conduct outreach to 
developers and non-profits to identify development opportunities for housing 
accessible to persons with developmental disabilities.  
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Objective: Inform families about housing and services available for persons 
with developmental disabilities  

Funding: General Fund 

Program 3-J Low-Barrier Navigation Centers. Government Code Section 65660 requires 
municipalities to allow a Low Barrier Navigation Center (LBNC) to be 
permitted by right in mixed-use districts and nonresidential zones that permit 
multifamily development. LBNC means a Housing First, low-barrier, service-
enriched shelter focused on moving people into permanent housing that 
provides temporary living facilities while case managers connect individuals 
experiencing homelessness to income, public benefits, health services, shelter, 
and housing. If the city receives applications for these uses, it must process them 
ministerially as required by State law. e City will amend the Zoning 
Ordinance to include provisions applicable to LBNCs including:  

• Revising the Use Classification Descriptions to identify LBNCs as a type 
of emergency shelter and defining this use type as "A housing first, low-
barrier, service-enriched shelter focused on moving people into 
permanent housing that provides temporary living facilities while case 
managers connect individuals experiencing homelessness to income, 
public benefits, health services, shelter, and housing; 

• Allowing LBNCs as a by-right use in all zones where mixed-use 
development is permitted and in all nonresidential zones where 
multifamily uses are permitted; 

• Establish standards applicable to LBNCs that incorporate best practices 
to entry, consistent with those identified in the Low-Barrier Navigation 
Center Checklist published by the Association of Bay Area Governments 
at https://abag.ca.gov/tools-resources/digital-library/low-
barriernavigationchecklistjune282021pdf  

Responsible Department: Community Development Department 

Timeframe: Prepare revisions to Zoning Code to comply with State law and 
bring to City Council for adoption by end of Q2 2025 to ensure the objectives 
listed in this program are effectuated (omnibus Code “clean up” amendment); 

Objective: Zoning provisions consistent with State law 

Funding: General Fund (staff costs), SB 2 grant funding 

Program 3-K Density Bonus. e City will amend the Zoning Ordinance to bring it into 
compliance with revisions to Government Code Chapter 4.3 Density Bonuses 
and Other Incentives enacted since 2015 when San Pablo last updated its 
regulations. Revisions will include, but are not limited to: 
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• Amending Section 17.60.020 to state that where there are conflicts 
between the Zoning Ordinance and the requirements of Chapter 4.3 the 
State regulations shall apply; 

• Revising the list of projects eligible for a density bonus to include 
development with ten percent of the total units for transitional foster 
youth; 20 percent of the units for lower income students; or 100 percent 
of the units are for lower-income households, except that up to 20 
percent of the units may be for moderate-income households; 

• Revising the provisions for incentives and concessions to include 
additional incentives or concessions for projects within a half mile of a 
major transit stop and other changes to be consistent with State law; 

• Adding a table reference specifying how the density bonus for qualifying 
projects is calculated with revised maximums per State law; 

• Changing the requirements for affordable housing agreements to specify 
that units must remain affordable for at least 55 years. 

Additionally, as these amendments are made, the City will also adopt a local 
density bonus program that offers additional density over the maximum base 
permitted in the Municipal Code as an incentive for projects that consolidate 
small, adjacent lots and/or develop 2- and 3-bedroom units. e local density 
bonus program would complement additional density available to qualifying 
projects under State Density Bonus law with the objective of addressing 
particular local constraints and needs. e prevalence of small parcels along San 
Pablo Avenue, 23rd Street and Rumrill Boulevard is a constraint on infill 
development and the City has a much higher proportion of large-family 
households than the County of the Bay Area. 

Responsible Department: Community Development Department 

Timeframe: Prepare revisions to Zoning Code to comply with State law and 
bring to City Council for hearing by end of Q2 2025 to ensure the objectives 
listed in this program are effectuated (omnibus Code “clean up” amendment); 

Objective: Zoning provisions consistent with State law 

Funding: General Fund (staff costs), SB 2 grant funding 

Program 3-L Expand Online Transparency. Government Code section 65940.1 requires 
cities and counties to provide transparency in publicizing land use controls and 
fees. e Community Development webpage provides links to a variety of 
resources as well as links to downloadable versions of land use plans, 
regulations, and studies. e City must also continue to ensure that the online 
version of the Municipal Code is regularly updated and that revisions to review 
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procedures are available on-line as well as in handouts at the Planning counter. 
is program commits the City to ensuring these requirements are met and to 
addressing the recently enacted regulations in government Code section 
65913.3 requiring cities to compile lists specifying information applicants most 
provide to obtain post-entitlement phase permits. ese requirements are 
effective at the end of 2023 but the City may be eligible for an extension. 

Responsibility: Community Development Department 

Timeframe: Comply with State requirements or obtain an exemption by the end 
of Q2 2024 

Objective: Comply with State requirements  

Funding: General Fund (staff time) 

Program 3-M Definition of Family. In order to demonstrate compliance with statutory and 
case law, the City will amend the Zoning Code to incorporate a more 
contemporary definition as recommended by attorneys and lawyers specializing 
in fair housing law. It should be noted that there is no evidence that the City has 
used the current definition as grounds for denying or impeding the 
establishment of residential care facilities or other types of housing that 
accommodate households comprised of persons with disabilities. 

Responsible Department: Community Development Department 

Timeframe: Prepare revisions to Zoning Code to comply with State law and 
bring to City Council for hearing by end of Q2 2025 to ensure the objectives 
listed in this program are effectuated (omnibus Code “clean up” amendment); 

Objective: Zoning provisions consistent with State law 

Funding: General Fund (staff costs), SB 2 grant funding 

 
Housing Goal #4. Enhanced quality of existing residential neighborhoods in San Pablo, 
through maintenance and preservation, while minimizing displacement impacts.  

Policy 4-1 Home Rehabilitation. Continue to provide low-interest, deferred loans to 
extremely low-to moderate-income property owners to rehabilitate their homes.  

Policy 4-2 Enhancing Conditions in City Neighborhoods. Continue to take measures and 
provide incentives for upgrading and improving the environment of City 
neighborhoods.  

Policy 4-3 Historically Significant Residential Buildings. Continue to preserve historically 
significant housing and promote the Early California Architecture style to preserve 
San Pablo’s architectural heritage.  

Policy 4-4 Inspection Programs. Promote the conservation and rehabilitation of the housing 
stock through pre-sale and pre-licensing inspection programs.  
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Policy 4-5 Safe Neighborhoods. Continue to seek ways to create safe neighborhoods through 
Neighborhood Watch, community policing, and other approaches.  

Policy 4-6 Technical Assistance for Rehabilitation. Continue to provide free technical 
assistance and counseling to approved loan applicant homeowners interested in 
developing plans and specifications for rehabilitation.  

Policy 4-7 CPTED. Continue the Police Department’s participation in the review of building 
plans or all major subdivisions to ensure that subdivisions are planned to promote 
safe environments and prevent crime. 

 

Program 4-A County Programs for Home Renovations and Rehabilitation. Contra Costa 
County provides low-interest loans to extremely low to moderate income owner 
occupied and rental property owners to bring units up to current building code 
standards, modify buildings for improved mobility of disabled and older adults, 
demolish irreparable secondary buildings, expand units to alleviate 
overcrowding, identify and remove lead paint hazards, and allow for general 
property improvements. rough the Neighborhood Preservation Program, low 
interest rehabilitation loans from such programs as CDBG and California 
Housing Rehabilitation Program to assist San Pablo residents in rehabilitating 
their homes. e County also offers programs that provide free, high quality, 
major and minor home repairs to low-income residents, including most 
plumbing, electrical and carpentry repairs, furnace and minor roof repairs, and 
the installation of safety features such as grab bars, handrails, and ramps. e 
City will inform residents about the availability of these programs by 
distributing this information via the City e-newsletter to households in San 
Pablo. All newsletters will be sent in the major languages that are representative 
of the City’s population. Additionally, the City will support applications from 
non-profits such as Habitat for Humanity pursuing rehabilitation projects in San 
Pablo: 

• Promotion of the program to San Pablo residents; 

• Review of pro forma analysis;  

• Provision of available demographic or other background data necessary 
to complete applications;  

• Review and comment upon dra application; and  

• Letters of support as appropriate. 

Responsible Agency/Department: Community Development Department; 
Contra Costa County, San Pablo EDC 

Timeframe: Conduct promotional outreach annually to potential recipients 
beginning Q1 2024; target to assist 2 non-profits with applications including pro 
forma analysis and letters of support annually starting Q1 2024 consult with 
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County staff on achieving greater level of award for these programs to San Pablo 
residents by the end of Q3 2023. 

Objective: Rehabilitation of 27 lower income units by 2031 (3/year) 

Funding: Contra Costa County CDBG Funds; California Housing 
Rehabilitation Program.   

Program 4-B Implement the Neighborhood Clean-Up Program. Addressing illegal 
dumping is a priority for the San Pablo community. Without the City’s extensive 
and aggressive ongoing clean-up efforts, San Pablo would be significantly 
degraded from an environmental and quality of life perspective. In view of the 
effectiveness of past efforts, the City will continue to implement the 
Neighborhood Clean-up Program, which includes the following measures:  

• Providing a voucher-type program for San Pablo residents to take 
unwanted household items and trash to the Richmond Dump;  

• Sponsoring waste drop-off events (“Dumpster Days”) approximately 
every six weeks;  

• Providing two yearly curbside collections of up to 15 bags per collection 
and one yearly bulky item curbside collection for residents;  

• Household hazardous waste disposal;  

• Mattress recycling;  

• Volunteer clean up events including annual wildcat creek cleanup with 
Kids for the Bay;  

• Contract with EarthTeam to perform litter assessments and little 
cleanups in specific areas of the City; and  

• Distributing information about the program through social media, e-
news, flyers, and the City's El Portal newsletter..  

Responsible Agency/Department: Community Development Department, 
Public Works Department, Code Enforcement Division (Police Department), 
and Contra Costa County   

Timeframe: Vouchers distributed year-round, events are held periodically 

Objective: Reduce trash and improve the appearance of neighborhoods, 
commercial areas, and creeks.    

Funding: General Fund, Contra Costa County CDBG funds  

Program 4-C Implement the Motor Vehicle Abatement Program. rough this program, 
the City tags and removed over 400 abandoned vehicles in a typical year, as 
detailed in Appendix E. Outreach to residents, including residents of San Pablo’s 
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DACs, conducted for the Sixth Cycle Housing Element confirmed that this 
remains a priority for the community. erefore, the City will continue to 
implement the Motor Vehicle Abatement Program to keep the streets clear of 
abandoned motor vehicles by towing vehicles aer adequate notice is given to 
the registered owner.  

Responsible Agency/Department: Community Development Department, 
Code Enforcement Division (Police Department) 

Timeframe: 2023-2031 with annual reporting to HCD through the APR process 

Objective: Tag and remove at least 400 abandoned vehicles per year throughout 
the planning period 

Funding: General Fund  

Program 4-D Neighborhood Stabilization Program. Assist in implementing the Contra 
Costa County Neighborhood Stabilization Program operated by the County 
through CDBG funding to assist local governments to provide targeted 
emergency assistance to acquire and redevelop abandoned and foreclosed 
residential properties that might otherwise become sources of abandonment 
and blight within the communities.  

Responsible Agency/Department: Community Development Department; 
Code Enforcement Division (Police Department), Contra Costa County  

Timeframe: 2023-2031  

Objective: Assistance for 5 lower income housing units  

Funding: General Fund; Contra Costa County Program  

Program 4-E Healthy Homes Program Implementation. Investigate the feasibility of 
collaborating with Community Energy Services Corporation (CESC) to 
establish a Healthy Homes program in San Pablo. e program would remove 
and remediate asthma triggers in households where asthma sufferers reside in 
eligible cities. Home improvements to reduce mold, wood rot, and dust mites 
may include the installation of fans, repairs to leaking problems and general 
cleaning.  

Responsible Agency/Department:  Community Development Department; 
CESC   

Timeframe:  Consult CESC by end of Q3 2024; Present findings of feasibility 
study to City Council by Q1 2025. 

Objective:  Healthy Homes improvements for 5 lower income units   

Funding: General Fund; CESC   

Program 4-F Residential Health & Safety Program. e Residential Health & Inspection 
Program establishes the procedures for the inspection of all single and multiple 
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family residential non-owner-occupied units, and for inspection of all dwellings 
sold within the San Pablo city limits. e program helps ensure the City’s 
residential units comply with existing building, electrical, fire and plumbing 
code standards, to ensure structures are safe for occupancy, and the housing 
stock is maintained.  is program requires all rental properties to obtain a 
“Certificate of Compliance” every 12 to 36 months, depending on the number 
of demerits a property receives during inspection.  It also requires all single-
family homes more than 10 years old, or with a “Certificate of Compliance” more 
than three years old to obtain a new one before the property is sold, transferred, 
or assigned. e Certificate is awarded for homes that pass inspection and are 
evaluated as being in compliance with the City’s housing code, zoning 
ordinance, and other City ordinances relating to health and safety.  

Responsible Agency/Department: Community Development Department, 
Building Division  

Timeframe: 2023-2031  

Objective: Inspect about 750 rental and owner-occupied single-family, 
townhome, and condominium units per year  

Funding: General Fund (Residential and Health Safety Fees).   

Program 4-G Enhanced Rental Health and Safety Program. San Pablo's Residential Health 
& Safety (RH&S) Program requires the inspection of single-family and multi-
family buildings at the time of sale, and provides one avenue for rental tenants 
to report health and safety issues. Existing County programs target owner-
occupied units only and there is no funding for rehabilitation and maintenance 
of renter-occupied units. rough this program, the City will explore 
improvements to the RH&S Program, such as creation of a rental registry, that 
will allow for improved reporting of rental health and safety concerns and 
provide referral to mediation programs as appropriate. 

Responsible Agency/Department: Community Development Department, 
Building Division  

Timeframe: End of 2024 

Objective: Consistency with State law 

Funding: SB2; General Fund 

Program 4-H Increase Access to Educational Opportunity. San Pablo experiences lower 
levels of educational opportunity throughout the city, as compared to other parts 
of the Bay Area. e City is proactively taking steps to improve scholastic 
performance for local students and expand on campus support services through 
a variety of specialized efforts. rough this program, the City will continue to 
implement: 
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• San Pablo Beacon Community Schools Initiative, maintaining all six 
local schools as full-service community schools through 2031;  

• San Pablo Team for Youth, providing funds to public and non-profit 
agencies for the expansion and/or enhancement of school-based 
programs and services for children, youth, and families; and 

• San Pablo Scholarship Pilot Program, targeting to provide 300 post-high 
school scholarships to disadvantaged local students annually throughout 
the planning period. 

Responsible Agencies: Community Services Department 

Timeframe: (a) through 2031; (b) increase number of partners; (c) annually 
starting 2023 

Objective: (a) maintain 6 full-service community schools; (b) expand SPTFY 
programs and services; (c) 300 scholarship annually throughout the planning 
period 

Funding: General Fund, Measure S 

Program 4-I Increase Access to Employment Opportunity. All areas of San Pablo 
experience less positive economic outcomes than other Bay Area communities. 
Contributing factors include lower educational attainment, needs for skills 
development, and limited English language ability. e City works closely with 
the San Pablo Economic Development Corporation (SPEDC), whose mission is 
to develop, diversify, and stabilize the local economy through workforce and 
business education and training. rough this program, the City will continue 
to support SPEDC economic development initiatives, including: 

• Workshops, trainings, and classes for businesses, entrepreneurs, and 
individuals; 

• Resource center for new businesses with owners located in San Pablo 
and ongoing support to existing businesses; 

• Nano Revolving Loan Fund for local small businesses; 

• Grant funding for qualified city residents to enroll in career training for 
construction and carpentry, information technology, barbering, and 
commercial driving licenses; 

• Removing Barriers Job Readiness program providing subsidized 
childcare, job readiness and financial literacy workshops, free 
professional clothing, and low-cost tattoo removal. 

Responsible Agencies: Community Development Department, San Pablo EDC 

Timeframe: Annually starting 2023 
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Objective: Provide employment services for 195 individuals; job training for 
130 individuals; business support services for 75 businesses 

Funding: San Pablo EDC, General Fund, Measure S 

Program 4-J Increase Access to Environmental Opportunity. Overall, San Pablo residents 
in all parts of the city experience more positive environmental outcomes 
according to TCAC mapping; however, neighborhoods in the northwest have 
fewer parks and less tree canopy coverage than other areas of San Pablo, and the 
central part of the city is more vulnerable to the effects of urban heat, due to 
relatively higher impervious surface coverage and lower tree canopy coverage. 
Additionally, San Pablo is part of the Richmond-North Richmond-San Pablo 
subregion selected by the California Air Resources Board for a Community Air 
Monitoring Plan (2018) and Community Emissions Reduction Program (2020) 
under the Community Air Protection Program (AB 617) to high cumulative air 
pollution exposure burden. rough this program the City will implement 
actions to improve environmental opportunity, including: 

• Prioritizing acquisition of land in the northwest of the city for a new park 
facility (General Plan Policy PSCU-I-6) and securing grant funding with 
the intent of completing construction by Q4 2030; 

• Establishing a community-based tree planting program in collaboration 
with local non-profit groups (General Plan Policy CHEJ-I-40) by Q2 
2026 with the goal of planting 50 trees for interested property owners 
annually aer inception;  

• Actively promoting the use of voluntary measures identified in the 
California Green Building Code to minimize heat island effects in all 
new construction within PDAs (General Plan Policy CHEJ-I-39); as a 
target all projects in PDAs should implement at least one voluntary 
measure starting in Q1 2025; and 

• Collaborating with sub-regional partners to implement the AB 617 
Richmond-San Pablo Community Air Monitoring Plan and to finalize 
and implement the Clean Air Community Emissions Reduction Plan by 
Q4 2025. 

Responsible Agencies: Community Development Department, San Pablo EDC 

Timeframe: (a) by Q4 2030; (b) Q2 2026; (c) annually starting Q1 2025; (d) Q4 
2025 

Objective: (a) construct new park in northwest neighborhood; (b) establish 
community-based Adopt-a-Tree program and target to plant 50 trees nnually 
aer inception; (c) use of voluntary CalGreen urban heat mitigation measures 
in all new development; (d) Finalize and implement the Clean Air Community 
Emissions Reduction Plan 
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Funding: General Fund, grant funding, staff time 

Program 4-K Neighborhood and PDA Corridor Revitalization. e City recognizes 
housing as a powerful catalyst for private sector investment in older commercial 
districts like San Pablo's PDAs. rough implementation of the 2024-29 
Economic Development Strategy, the City will take the following actions to 
attract private sector investment, support the development of high density 
housing, and revitalize key commercial corridors within its PDAs: 

• In City marketing materials, on the website, and through social media 
channels, document and raise awareness of successes resulting in 
continued City investments in community-based public safety programs 
(starting in Q3 2024 and quarterly throughout the planning period); 

• Adopt an ordinance regulating vacant buildings and unkept properties 
(Q3 2026); 

• Identify a catalyst property and collaborate with owner to design a 
demonstration project for revitalization of an older shopping center, 
incorporating a combination of regulatory, process, and financial 
incentives to serve as a model for expediting development of high-
impact projects (Q4 2027); and 

• Adopt an incentive policy (potentially including a grant/loan fund) 
intended to “seed” reinvestment in commercial/storefront properties, 
targeting areas where pipeline development projects and housing 
inventory sites are concentrated as a priority (Q1 2029). 

Responsible Agency/Department: Community Development Department, 
Building Division  

Timeframe: Timing as noted above for individual actions 

Objective: Reduce code enforcement actions by 25 percent and support 
construction of 1,037 new multifamily homes in PDAs by 2031 at a variety 
of income levels 

Funding: General fund; grants 

Program 4-L Capital Investments in Neighborhood Improvements. While there are no 
R/ECAPs in San Pablo, seven of the ten Census tracts in the city are classified by 
the State as Disadvantaged Communities (DACs), and like other surrounding 
communities in the ethnically diverse West County area, San Pablo has 
experienced chronically lower levels of public investment over decades as 
compared to more affluent areas of Contra County. e City is also not currently 
meeting the Quimby Act ratio of 2 acres of parkland per thousand residents, 
established in the General Plan. Leveraging available grant funding from federal 
and State sources, the City will implement the following capital improvement 
projects within DACs to enhance the quality of neighborhoods and districts: 
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• Sutter Avenue Green Street Project - green street retrofit of 0.5 mile 
corridor prone to flooding, incorporating bioswales and suspended 
pavement systems together with streetscape improvements to help slow 
traffic speeds, improve pedestrian safety, and support street tree growth 
(complete construction by end of Q4 2024); 

• Bush Avenue Pocket Park Project — design and construct a small 
neighborhood park with play equipment, exercise space, and native 
plants at the intersection of Bush Avenue and 17th Street (complete 
construction by end of Q4 2024) 

• Community Center Roof Replacement Project - remove the clay tile roof 
to the structural deck, repair dry rot or damaged materials, and install a 
new metal roof on the City's community center located at 2450 Road 20 
(target completion of construction by Q4 2026); and 

• San Pablo Avenue Bridge Replacement and Intersection Improvement 
Project - replace the structurally deficient existing bridge and improve 
the intersection of San Pablo Avenue / Road 20 / 23rd Street with 
pedestrian realm improvements and the installation of bicycle lanes 
(complete design and permitting by Q4 2025 (target completion of 
construction by Q4 2027) 

Responsible Agency/Department:  Public Works and Community Services 
Departments  

Timeframe: Timing as noted above for individual projects 

Objective: Improve infrastructure, expand options for multimodal mobility, 
improve roadway safety, and increase opportunities for physical activity in 
the 7 San Pablo Census tracts designated as DACs 

Funding: General Fund; federal Highway Bridge Fund; West County 
Subregional Transportation Mitigation Program (STMP); State-Parks 
grants; Prop 68; Fund 120 

Housing Goal #5. Proactive energy conservation and waste reduction activities in all 
residential neighborhoods. 

Policy 5-1 Promote and publicize energy conservation programs and incentives, including 
those offered by Bay Area Regional Energy Network (BayREN), Pacific Gas & 
Electric (PG&E), East Bay Municipal Utility District (EBMUD), and RecycleMore, 
through City newsletters, social media and via the City website. 

Policy 5-2 Encourage the incorporation of energy conservation design features in existing and 
future residential developments to conserve resources and reduce housing costs. 

Policy 5-3 Encourage the use of building placement, design, and construction techniques that 
promote energy conservation, including green building practices, the use of 
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recycled materials, water conservation measures, and the recycling of construction 
and demolition debris.  

Policy 5-4 Require large project applicants to submit a construction waste management plan 
for City approval. 

Policy 5-5 Encourage and facilitate environmentally sensitive construction practices by: 
Restricting the use of chlorofluorocarbons (CFCs), hydrochlorofluorocarbons 
(HCFCs), and halons in mechanical equipment and building materials; Promoting 
the use of products that are durable and allow efficient end-of-life disposal 
(recyclable); Requiring large project applicants to submit a construction waste 
management plan for City approval; Promoting the use of locally or regionally 
available materials; and Promoting the use of cost-effective design and construction 
strategies that reduce resource and environmental impacts. 

 

Program 5-A Green Building Incentives. Evaluate the feasibility of offering incentives for 
residential and mixed-use projects built to green building standards that exceed 
the requirements of Title 24 (CalGreen). Incentives may include 
density/intensity bonus, fee waivers, or expedited processing. Harmonize 
incentives with those provided for high density multifamily projects in the PDAs 
(see Programs 1-E, 1-F, 1-G above). 

Responsible Agency/Department: Community Development Department; 
Public Works Department 

Timeframe: Report to City Council by January 2026 

Funding: General Fund 

 
Housing Goal #6. Strengthen local government institutional capacity, provide 
information to the community and monitor accomplishments to respond effectively to 
housing needs. 

Policy 6-1 e City recognizes that housing that is safe, healthy and affordable is an important 
City priority and the City will take a proactive leadership role in following through 
on identified Housing Element implementation actions in a timely manner.  

Policy 6-2 Work with community groups, other jurisdictions and agencies, non-profit housing 
sponsors and the building and real estate industry when implementing Housing 
Element programs.  

Policy 6-3 e City will provide outreach and information to the community on the availability 
of programs to address individual housing needs, and will actively involve the 
community through information, outreach and review. 

Policy 6-4 Housing Coordination with Contra Costa County. Continue to coordinate with 
Contra Costa County on the annual allocation to San Pablo residents of rental 
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assistance, CDBG, rehabilitation, neighborhood preservation and other programs 
funded through the County.  

Policy 6-5 Coordination with Development Community. Continue to work with non-profit 
and for-profit housing developers to assist in achieving the City’s housing goals and 
implementing programs. Coordination should occur on an ongoing basis, and as 
special opportunities arise as the Housing Element is implemented. Participation of 
non-profit and for-profit developers in an advisory role when implementing 
housing programs would be desirable to help understand the needs and 
opportunities in the community.  

Policy 6-6 Lobby for Changes to State Law Requirements and Housing Funding. In 
coordination with other jurisdictions in Contra Costa County, as appropriate, lobby 
for modifications to address unfunded State mandates and to provide opportunities 
for additional funding for affordable housing.  

Policy 6-7 Neighborhood Meetings. Encourage developers of major housing projects to 
conduct neighborhood meetings with residents early in the process to undertake 
problem solving and facilitate more informed, faster, and more constructive 
development review. 

Policy 6-8  

Program 6-A Work Priorities. As part of the annual review of the Housing, establish work 
priorities to implement the Housing Element related to community outreach, 
awareness and input on housing concerns and strive to ensure that all City 
publications include information on housing programs.  

Examples of City staff work priorities specific to the Housing Element include:  

• Conduct the annual review of the Housing Element.   

• Review options for funding affordable housing.   

• Make recommendations for housing opportunity sites and for funding.   

• Conduct community outreach and provide community information 
materials   

• Engage property owners in identifying opportunities for the 
construction of affordable housing.   

• Pursue unique opportunities where the City can participate in the 
construction of affordable housing, either on City-owned sites, or 
through funding or regulatory means.   

• Develop ongoing and annual outreach and coordination with non-profit 
housing developers and affordable housing advocates.   

• Continue to participate in ongoing regional activities related to housing.  
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Responsible Agency/Department: Community Development Department; 
City Manager; Planning Commission; City Council  

Timeframe: April 2023 and annually thereaer as part of the annual review of 
the Housing Element  

Objective: Identification of annual work priorities for housing 

Funding: General Fund  

Program 6-B Annual Housing Element review. As required by State law, the City will review 
the status of Housing Element programs by April of each year, beginning April 
2023. As required by statute, annual review will cover:  

• Consistency between the Housing Element and the other General Plan 
Elements. As portions of the General Plan are amended, the Housing 
Element will be reviewed to ensure that internal consistency is 
maintained. In addition, a consistency review will be implemented as 
part of the annual general plan implementation report required under 
Government Code Section 65400.  

• Statistical summary of residential building activity tied to various types 
of housing, household need, income and Housing Element program 
targets.  

• Use of HCD review sheets for annual review compliance.  

• Public review with the Planning Commission and City Council.  

Responsible Agency/Department: Community Development Department; 
Planning Commission; City Council   

Timeframe: April 2023 and annually thereaer   

Objective: Review and monitor Housing Element implementation; submit 
Annual Report to HCD in April of each year   

Funding: General Fund   

Program 6-C Water and Sewer Service to Affordable Housing Developments. Consistent 
with SB 1087 (Government Code Section 65589.7), the City will provide a copy 
of the adopted Housing Element to water and sewer providers immediately 
upon adoption and will work with water and sewer providers to adopt written 
policies and procedures that grant priority for service allocations to proposed 
developments that include housing units affordable to lower income 
households.  

Responsible Agency/Department: Community Development Department, 
East Bay Municipal Utility District (EBMUD) and West County Wastewater 
District  

Timeframe: 2023  
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Objective: Comply with Government Code Section 65589.7  

Funding: General Fund  

Program 6-D Publicize and Provide Information on Housing Programs. Promote the 
availability of Contra Costa County programs for housing construction, 
homebuyer assistance, rental assistance and housing rehabilitation through the 
following means: (a) creating a link on the City’s website that describes 
programs available in the City of San Pablo and provide direct links to County 
agencies that administer the programs; (b) including contact information on 
County programs in City mail-outs and other general communications that are 
sent to residents; (c) maintaining information on programs at the City’s public 
counters; (d) training selected City staff to provide referrals to appropriate 
agencies; (e) distributing information on programs at public locations (library, 
schools, etc.); and (f) using the activity calendar and public information 
channel.  

Examples of specific information would include:  

• Fair Housing Laws  

• Rehabilitation loan programs  

• Contra Costa County Housing Authority information  

• Housing programs, including rental assistance programs such as Section 
8  

• Code enforcement  

• Homebuyer assistance  

• Information about affordable housing  

Responsible Agency/Department: Community Development Department   

Timeframe: Review and obtain materials by June 2023; distribute and post 
materials, conduct staff training by December 2023; annually update thereaer.   

Objective: Distribute educational materials at public locations and make public 
service announcements through different media at least two times a year.   

Funding: General Fund  

Program 6-E Community Outreach Housing Element Program Implementation. 
Coordinate with local businesses, housing advocacy groups, neighborhood 
groups and others in building public understanding and support for affordable 
housing, workforce housing, special needs housing and other issues related to 
housing, including the community benefits of affordable housing, mixed use and 
pedestrian-oriented development. e City will notify a broad representation of 



City of San Pablo 2023-2031 Housing Element 
 

Adopted March 18, 2024 | Revised May 2024 4-36 

the community to solicit ideas for housing strategies when they are discussed at 
Planning Commission or City Council meetings.  

• Specific actions should be linked to the preparation and distribution of 
materials as identified in Programs above. Specific outreach activities 
include:  

• Maintain the Housing Element mailing list and send public hearing 
notices to all interested public, non-profit agencies and affected property 
owners.  

• Post notices at City Hall, the library, and other public locations.  

• Publish notices in the local newspaper.  

• Post information on the City’s website.  

• Conduct outreach (workshops, neighborhood meetings) as Housing 
Element programs are implemented.  

• Assure that public meetings are publicized and provide opportunities for 
participation from housing experts, affordable housing advocates, 
special needs populations and the community as a whole.   

• Provide public information materials about available energy 
conservation programs, such as the PG&E Comfort Home/Energy Star 
new home program, to interested property owners, developers and 
contractors.   

• Promote and help income-eligible households to access federal, state and 
utility income qualifying assistance programs.   

• Provide public information materials to developers, contractors and 
property owners on existing federal, state and utility incentives for 
installation of renewable energy systems, such as rooop solar panels, 
available to property owners and builders.  

Responsible Agency/Department: Community Development Department  

Timeframe: Quarterly and annually as housing programs and  strategies are 
developed and discussed throughout the planning period 

Objective: Conduct community outreach and distribute materials  

Funding: General Fund  

Program 6-F Affordable Pipeline Projects. ere are three affordable/mixed income 
housing projects in the development pipeline which are not yet under 
construction (see Table 3-2). 2364 Road 20 is a pending project; 13717 San Pablo 
Avenue, Block C is under review; and 1820 Rumrill Boulevard is approved and 
has submitted for tax credits but is not yet under construction. Each of these 
projects has a development agreement that codifies affordability commitments 
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and requires regular progress reports. e City has provided incentives to 
support these projects which include surplus municipal land, forgivable loans 
worth $1 million, and density bonus incentives. rough this program, the City 
will continue to support these project and work with the proponents to facilitate 
approval and construction, consistent with the development agreements. City 
actions will include: 

• Regular meetings with developers to facilitate project review and 
approval; 

• Technical assistance with the development process; and 

• Preparing letters of support for tax credit applications 

Responsible Agency/Department: Community Development Department 

Timeframe: (a) meet regularly with applicants as stipulated in development 
agreements; (a) provide technical assistance at and between regular meetings; 
(c) support letters following respective project approvals. e City will also 
report annually on progress to HCD via Annual Progress Reports 

Objective: 5 very low, 46 low, 7 moderate, and 129 above moderate units by 2031 

Funding: General Fund 

Program 6-G Development and Replacement Unit Requirements. e City will require the 
replacement of units affordable to the same or lower income level as a condition 
of any development on a non-vacant site identified in the Housing Element 
consistent with those requirements set forth in Government Code section 
65915(c)(3). Replacement requirements apply to sites identified in the inventory 
that currently have residential uses, or within the past five years (based on the 
date the application for development was submitted) have had residential uses 
that have been vacated or demolished, and were:   

• Subject to a recorded covenant, ordinance, or law that restricts rents to 
levels affordable to persons and families of low or very low-income; or   

• Subject to any other form of rent or price control through a public 
entity’s valid exercise of its police power; or   

• Occupied by low or very low-income households. 

Responsible Department: Community Development Department 

Timeframe: Beginning in Q1 2023 

Objective: Protection of existing housing 

Funding: General fund (staff time) 
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4.1 Quantified Objectives 

California Government Code Section 65583[b] requires that housing elements contain quantified 
objectives for the maintenance, preservation, and construction of housing. e quantified 
objectives shown in Table 4-1 set a target goal for San Pablo to strive for, based on needs, available 
resources, and constraints. 

Income Category New Construction1 Rehabilitation2 Conservation/Preservation3 

Extremely Low 115 -- -- 

Very-Low 58 -- -- 

Low 100 132 539 

Moderate 132 132 -- 

Above Moderate 341 66 -- 

 TOTALS 746 330 539 

1. The new construction objective is equal to San Pablo’s’ RHNA allocation. 
2. Assumes use of rehabilitation loans available through County program for 10 units over the planning period (Program 

4-A) and rehabilitation of 40 units per year through the R&HS program (Program 4-I) 
3. Assumes preservation of 398 existing mobile homes (Program 2-F) and the renewal of covenants for 141 deed 

restricted units (Program 2-C) 

 

  



Housing Action Plan Programs Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4
Omnibus Code Cleanup Amendments
1-D Revise Multifamily Minimum Parcel Size
1-E Facilitate Lot Consolidation
1-G Reduced Parking Standards
1-H Faith-Based Community Housing
1-I Shopkeeper Housing
2-F Mobile Home Parks
2-G Single-Room Occupancy Hotels
3-A Housing for Extremely Low-Income Households and Special Needs 
Groups
3-B Emergency Shelters
3-C Employee Housing
3-D Zoning for Residential Care Facilities
3-E Transitional and Supportive Housing
3-J Low-Barrier Navigation Centers
3-K Density Bonus
3-M Definition of Family
H-1: Increase housing supply and facilitate production of at
least 800 new homes by 2031.
1-A Inventory of Available Sites
1-B Rumrill Corridor Plan
1-C Repeal or Revise the 23rd Street Specific Plan
1-F Incentives for High Desnity Residential Development
1-J Incentives for "Missing Middle" Housing
1-K Objective Standards for Ministerial Review
1-L Accessory Dwelling Units
1-M Innovative and 'Non-Traditional' Forms of Housing
1-N By Right Zoning Text Amendment to Accommodate RHNA
H-2: Take action to address affordability and housing security
for all income groups and family types in San Pablo.
2-A Community Land Trust Collaboration
2-B Rental Assistance
2-C Preservation of Deed-Restricted Assisted Housing
2-D Loan Assistance for Sustainable Housing
2-E First-Time Homebuyer Assistance
2-H Home Sharing and Tenant Matching
2-I Incentives for Affordable and Special Needs Housing

2024 2025 2026



Housing Action Plan Programs Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4
Omnibus Code Cleanup Amendments
1-D Revise Multifamily Minimum Parcel Size
1-E Facilitate Lot Consolidation
1-G Reduced Parking Standards
1-H Faith-Based Community Housing
1-I Shopkeeper Housing
2-F Mobile Home Parks
2-G Single-Room Occupancy Hotels
3-A Housing for Extremely Low-Income Households and Special 
Needs Groups
3-B Emergency Shelters
3-C Employee Housing
3-D Zoning for Residential Care Facilities
3-E Transitional and Supportive Housing
3-J Low-Barrier Navigation Centers
3-K Density Bonus
3-M Definition of Family
H-1: Increase housing supply and facilitate production of at
least 800 new homes by 2031.
1-A Inventory of Available Sites
1-B Rumrill Corridor Plan
1-C Repeal or Revise the 23rd Street Specific Plan
1-F Incentives for High Desnity Residential Development
1-J Incentives for "Missing Middle" Housing
1-K Objective Standards for Ministerial Review
1-L Accessory Dwelling Units
1-M Innovative and 'Non-Traditional' Forms of Housing
1-N By Right Zoning Text Amendment to Accommodate RHNA
H-2: Take action to address affordability and housing security
for all income groups and family types in San Pablo.
2-A Community Land Trust Collaboration
2-B Rental Assistance
2-C Preservation of Deed-Restricted Assisted Housing
2-D Loan Assistance for Sustainable Housing
2-E First-Time Homebuyer Assistance
2-H Home Sharing and Tenant Matching

2030 20312027 2028 2029



Housing Action Plan Programs Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4
2024 2025 2026

H-3: Equal housing opportunity for all residents of San Pablo,
regardless of race, religion, sex, marital status, ancestry,
national origin, color, or ability.
3-F Landlord/Tenant Dispute Resolution
3-G Just Cause Eviction Protections
3-H Awareness of Fair Housing Programs
3-I Outreach to People Living with Developmental Disabilities
3-L Expand Online Transparency

H-4:Enhanced quality of existing residential neighborhoods in
San Pablo, through maintenance and preservation, while
minimizing displacement impacts.
4-A County Programs for Home Renovations and Rehabilitation
4-B Implement the Neighborhood Clean-Up Program
4-C Implement the Motor Vehicle Abatement Program
4-D Neighborhood Stabilization Program
4-E Healthy Homes Program Implementation
4-F Residential Health & Safety Program
4-G Enhanced Rental Health and Safety Program
4-H Increase Access to Educational Opportunity
4-I Increase Access to Employment Opportunity
4-J Increase Access to Environmental Opportunity
4-K Neighborhood and PDA Corridor Revitalization
4-L Capital Investments in Neighborhood Improvemnts 
H-5: Proactive energy conservation and waste reduction
activities in all residential neighborhoods.
5-A Green Building Incentives
H-6: Strengthen local government institutional capacity, provide 
information to the community and monitor
accomplishments to respond effectively to housing needs.
6-A Work Priorities
6-B Annual Housing Element Review
6-C Water and Sewer Service to Affordable Housing Development
6-D Publicize and Provide Information on Housing Programs
6-E Community Outreach Housing Element Program Implementation
6-F Affordable Pipeline Projects
6-G Development and Replacement Unit Requirements



Housing Action Plan Programs Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4
2030 20312027 2028 2029

2-I Incentives for Affordable and Special Needs Housing
H-3: Equal housing opportunity for all residents of San Pablo,
regardless of race, religion, sex, marital status, ancestry,
national origin, color, or ability.
3-F Landlord/Tenant Dispute Resolution
3-G Just Cause Eviction Protections
3-H Awareness of Fair Housing Programs
3-I Outreach to People Living with Developmental Disabilities
3-L Expand Online Transparency

H-4:Enhanced quality of existing residential neighborhoods in
San Pablo, through maintenance and preservation, while
minimizing displacement impacts.
4-A County Programs for Home Renovations and Rehabilitation
4-B Implement the Neighborhood Clean-Up Program
4-C Implement the Motor Vehicle Abatement Program
4-D Neighborhood Stabilization Program
4-E Healthy Homes Program Implementation
4-F Residential Health & Safety Program
4-G Enhanced Rental Health and Safety Program
4-H Increase Access to Educational Opportunity
4-I Increase Access to Employment Opportunity
4-J Increase Access to Environmental Opportunity
4-K Neighborhood and PDA Corridor Revitalization
4-L Capital Investments in Neighborhood Improvemnts 
H-5: Proactive energy conservation and waste reduction
activities in all residential neighborhoods.
5-A Green Building Incentives
H-6: Strengthen local government institutional capacity, provide 
information to the community and monitor
accomplishments to respond effectively to housing needs.
6-A Work Priorities
6-B Annual Housing Element Review
6-C Water and Sewer Service to Affordable Housing Development
6-D Publicize and Provide Information on Housing Programs
6-E Community Outreach Housing Element Program Implementation
6-F Affordable Pipeline Projects
6-G Development and Replacement Unit Requirements




	Vol 1 TOC.pdf
	Table of Contents

	Vol 1 TOC.pdf
	Table of Contents

	Vol 1 TOC.pdf
	Table of Contents

	Vol 1 TOC.pdf
	Table of Contents




