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education through their Fair Housing Program. Instances of housing discrimination can be reported 
to any of ECHO's program offices. According to the Consortium's 2020-2025 AI, ECHO Housing 
suffers from a severe lack of resources and capacity. As of 2019, only one fair housing counselor serves 
all of Contra Costa County. In general, fair housing organizations that serve the county are lacking 
resources, which reduces the strength of outreach to marginalized groups, such as limited-English 
proficiency (LEP) and LGBTQ residents. While the county has a Language Access Plan (LAP) and 
provides language assistance to persons upon request, the 2020-2025 AI notes that due to the diversity 
and size of the LEP population in the county a lack of language access may limit fair housing outreach 
efforts. 

The City also works with Housing Rights, Inc. (HRI) to provide additional fair housing services. This 
partnership is mean to minimize and resolve conflicts and disputes between landlords and tenants and 
eliminate all forms of housing discrimination by disseminating tenant/landlord conflict resolution 
information in the annual mailing about residential programs, and documenting residents' concerns 
at City Hall before forwarding them to HRI. The City implements a tracking system to record the 
number of referrals to HRI each year. 

Housing discrimination complaints are one method to evaluate the extent of fair housing issues in a 
community. Complaints can be filed directly with HUD or with the California Department of Fair 
Employment and Housing (DFEH), or with local housing providers such as ECHO Housing. Per the 
2019 Annual Report published by DFEH, there were a total of 320 discrimination complaints filed by 
residents of Contra Costa County, with 22 related specifically to housing. The 2020-2025 AI estimates 
that there have been 30 to 40 housing complaints filed across the county on an annual basis between 
2011 and 2016. In San Pablo, across Fiscal Years (FY) 2016-2017, 2019-2020, and 2020-2021, ECHO 
Housing reported I 2 total complaints or four complaints annually. Most complaints were on the basis 
of disability (66.7 percent), followed by race, income source, and other reasons (16.7 percent each). 
This data was corroborated anecdotally by feedback from residents during outreach events in San 
Pablo's disadvantaged neighborhoods conducted for the General Plan and Housing Element Update, 
some of whom reported experiencing discrimination on the basis of income. Percentages may not sum 
to 100 percent as complaints can be filed under multiple categories. Data for the period between 2017 
and 2019 is not available, as ECHO Housing did not differentiate San Pablo cases from other urban 
county cases. 

In November 2020, the City prepared an Affordable Housing Strategy (AHS) to develop policies and 
strategies to produce and maintain a supply of high-quality, affordable housing. In preparing the AHS, 
an online survey was distributed to the San Pablo community. Approximately 61 percent of 
respondents either strongly disagreed or disagreed with the statement: "I am familiar with local 
programs to help residents find an affordable home." While not specific to fair housing, this response 
indicates a lack of public awareness regarding local housing programs. 

This finding is in line with the factors identified in the 2020-2025 AI that contribute to insufficient fair 
housing enforcement, outreach capacity, and resources. These included lack of resources for fair 
housing agencies and organizations, lack of meaningful language access, private discrimination, lack 
of local public fair housing enforcement, lack of State or local fair housing laws, and unresolved 
violations of fair housing or civil rights laws. Although multiple fair housing groups in Contra Costa 
offer services including language access, there are patterns of reoccurring fair housing problems in 
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Contra Costa County that could be reduced with more resources and a firmer public stance on fair 
housing and civil rights laws by local jurisdictions. 

An additional challenge for fair housing rights enforcement in San Pablo is linked to the fact that many 
tenants do not have formal lease agreements or contracts. As described further below in the discussion 
of disproportionate needs, staff observes that multigenerational and non-standard family 
arrangements are common in San Pablo. This means that relatives or friends living with the property 
owner in the primary dwelling or in an accessory dwelling unit have only informal agreements and 
lack the leverage to request rectification and rehabilitation of substandard conditions where they 
occur. The City's Residential Health & Safety (RH&S) Program has proven an effective tool for 
addressing substandard housing conditions, particularly as access to grants and loans administered by 
the County for rehabilitation is limited. 

The Housing Action Plan in Chapter 4 includes policies and programs that address fair housing 
awareness and enforcement, including Program 3-F Landlord/Tenant Dispute Resolution; Program 
3-G Just Cause Eviction Protections; Program 3-H Awareness of Pair Housing Programs; Program 3-
I Outreach to People Living with Developmental Disabilities; and Program 4-F Residential Health &
Safety Program ..

LENDING SERVICES 

Discrimination in lending practices can be a major contributor to fair housing issues in a community, 
as this limits the ability of individuals to live in a location of their choosing. Loan denial rates can be 
derived from data provided by lending institutions in compliance with the Home Mortgage Disclosure 
Act (HMDA). The 2020-2025 AI found, based on 2016 HMDA data for the Oakland-Hayward­
Berkeley region, that non-white applicants were consistently denied home loans at slightly higher rates 
than white applicants, with Pacific Islander and Native American applicants denied at the highest rates. 
The data does not indicate the grounds for the denial, and it cannot be proven on the basis of this data 
that the denials were not justified on the basis of standard financial criteria; however, the trend suggests 
both that there is potential for bias within the financial system and that there may be a need for 
financial literacy training among non-whites to help those groups better understand how to improve 
their credit scores. 

Charts 3-1 and 3-2 provide an overview oflending patterns in San Pablo when compared to the county. 
Chart D-1 confirms the findings of the 2020-2025 AI and shows that such potentially discriminatory 
lending patterns have continued at the county level up until the year 2020. San Pablo has similarly seen 
uneven lending patterns and as of 2020 (the most recent year that data is available) Native Hawaiian 
or Other Pacific Islander and Asian applicants had the highest loan denial rates, followed by Black or 
African American and Hispanic or Latino applicants. Further, since 2012 white applicants in San Pablo 
have consistently experienced lower than average loan denial rates. The wider variation in loan denial 
rates for American Indian or Alaska Native and Native Hawaiian or Other Pacific Islander applicants 
is due to the low number of applicants during the period who identified as such. Chart D-2 
demonstrates that in 2020 the city had lower loan approval rates for both home improvement and 
home purchase loans than the county. 
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Chart D-1: HMDA Loan Denial Rates by Race/Ethnicity 
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Chart D-2: HMDA Loan Applications, 2020 
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Real estate brokers or salespersons whose business is in San Pablo may belong to one of several 
associations, but most likely belong to the Contra Costa Association of REALTORS (CCAR). Like all 
associations, CCAR has a Multiple Listing Service (MLS)-Paragon MLS-and is part of the NOR CAL 
MLS ALLIANCE, an MLS data integration project across the seven leading MLSs in Northern 
California. CCAR is bound by the Code of Ethics and Standards of Practice of the National Association 
of REALTORS (NAR), which explicitly states in Article 10 that members shall not discriminate against 
any person on the basis of race, color, religion, sex, handicap, familial status, national origin, sexual 
orientation, or gender identity. 

PROPERTY MANAGEMENT 

The City's AHS discusses the role of property management companies in San Pablo's housing market. 
It notes that larger multifamily properties, which are often operated by professional property 
management companies, tend to command higher rents than smaller properties. These buildings are 
typically newer and provide modern amenities, while smaller rental buildings tend to be older, have 
smaller units, or provide fewer amenities. Property management companies are also more likely to 
raise rents on a regular basis. It is also estimated that in 2019, Wall Street investors owned and rented 
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1 “Wall Street Landlords, California,” Anti-Eviction Mapping Project, 2019. Available at: 

https://www.antievictionmap.com/wallstreet/  
2 “The New Single-Family Home Renters of California: A Statewide Survey of Tenants Renting from Wall Street 

Landlords”, Tenants Together, May 2015. Available at: 

http://www.tenantstogether.org/sites/tenantstogether.org/files/The%20New%20Single-

Family%20Home%20Renters%20of%20California.pdf;  

Francesca Mari, “A $60 billion housing grab by Wall Street,” New York Times Magazine, March 4, 2020. Available at: 

https://www.nytimes.com/2020/03/04/magazine/wall-street-landlords.html

https://www.antievictionmap.com/wallstreet/
http://www.tenantstogether.org/sites/tenantstogether.org/files/The%20New%20Single-Family%20Home%20Renters%20of%20California.pdf
http://www.tenantstogether.org/sites/tenantstogether.org/files/The%20New%20Single-Family%20Home%20Renters%20of%20California.pdf
https://www.nytimes.com/2020/03/04/magazine/wall-street-landlords.html
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Chart D-3 provides dissimilarity indices for San Pablo and the county derived from 2019 ACS 
estimates. While the county has relatively high levels of segregation, the city maintains relatively low 
levels. For instance, there is high segregation between Black and white residents in the county, but low 
levels of segregation for Black and white residents in San Pablo. However, there is a moderate level of 
segregation between Hispanic and white residents in the city. 

Chart D-3: San Pablo and Regional Dissimilarity Index 

60-
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--------------------------------------
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I I 

Contra Costa County San Pablo 
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Source: U.S. Census Bureau, 20 I 9 ACS Five-Year Estimates (Table BO I 003 and Table B03002) 

The 2020-2025 AI finds that segregation in the county is primarily an inter-jurisdictional rather than an 
intra-jurisdictional phenomenon. It notes that there are high concentrations of Black and Hispanic 
populations in east and west county communities, while there are a low number Black and Hispanic 
residents in the central county. Geographically, San Pablo is part of West County. Hispanic residents are 
concentrated in San Pablo, as well as the cities of Pittsburg and Richmond. The trend of inter-city 
segregation explains why the county has higher levels of segregation as measured by the dissimilarity 
index while individual cities, like San Pablo, have relatively lower levels. 

At the county level, segregation for Black residents has decreased since 1990, while levels of segregation 
for Hispanics and Asians/Pacific Islanders have increased. The 2020-2025 AI explains that the primary 
driver of desegregation has been the out-migration of Black residents from historically Black 
neighborhoods in the Cities of Richmond, Oakland, and San Francisco towards more suburban 
jurisdictions in the county with historically smaller Black populations. However, when using the 
alternate exposure index to measure segregation, the 2020-2025 AI concludes that the exposure of Black 
residents to non-Hispanic white residents has not changed, and that as the proportion of Hispanic and 
Asian residents in the county has increased, the neighborhoods in which Black residents have historically 
lived have become increasingly less Black. Exposure estimates the probability that a member of one 
racial/ethnic group will interact with a member of another racial/ethnic group in their neighborhood. 
While the dissimilarity index shows a decreasing imbalance between Black and white residents, this is a 
byproduct of the increasing share of other minority populations. As the 2020-2025 AI notes, 
neighborhood amenities are still largely concentrated in predominantly white neighborhoods. 
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Figure D-2:  San Pablo Neighborhood 
Segregation
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Figure D-3: San Pablo Diversity Index
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Figure D-4: Persons with Disabilities
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Figure D-5: Percent of Children in Female
Householder Households
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INCOME LEVEL 

Geographic concentration by income, including concentration of poverty, is another type of segregation 
that may exist within a jurisdiction. The concentration of low- or moderate-income (LMI) individuals 
provides one method to gauge the extent of such segregation. HUD defines an LMI area as a census tract 
or block group where over 51 percent of the population is LMI - based on the HUD income definition 
of up to 80 percent area median income (AMI). Figure D-7 provides the distribution of LMI block groups 
across San Pablo. As can be seen, nearly the entire city is considered an LMI area, with a small portion in 
the southeastern corner that does not cross the 51 percent threshold. 

Poverty rates and the concentration of poverty over time can provide an insight into the economic 
wellbeing of households and individuals in the county and in San Pablo. According to the 2020-2025 AI, 
poverty in the eastern portion of the county has risen dramatically as lower-income residents have been 
displaced from more expensive parts of the Bay Area. In the county, the highest concentrations of both 
low-income and non-white populations are in Antioch, Concord, Hercules, Pinole, Pittsburg, 
Richmond, San Pablo, and Walnut Creek (low-income only). As of 2019, about 16.3 percent of San 
Pablo's population is below the federal poverty line. Further, poverty is unevenly distributed by 
race/ethnicity (see Table D-5). Residents living below the poverty line who identify as white alone, Black 
or African American alone, non-Hispanic/Latino white, or Hispanic or Latino of any race are 
overrepresented when compared to their share of the total population, while residents who identify as 
Asian alone are underrepresented among those below the poverty line. For instance, while Black or 
African American alone residents make up 10.8 percent of the total population, they constitute 14.6 
percent of the population living below the poverty line. Residents who identify as Asian alone, on the 
other hand, make up 17.4 percent of the population but only constitute 11.4 percent of the population 
living below the poverty line. 

Table D-5: Poverty Rates in San Pablo, 2019 

Race!Ethnicity 1 Total Population Population Below Poverty Level I 
Number Percent Number Percent I 

White alone 11,284 36.9% 2,237 45.0% 

Black or African American alone 3,315 10.8% 728 14.6% 

American Indian and Alaska Native alone 156 0.5% 19 0.4% 

Asian alone 5,306 17.4% 566 11.4% 

Native Hawaiian and Other Pacific Islander alone 134 0.4% 0 0.0% 

Other alone 10,378 33.9% 1,425 28.6% 

Hispanic or Latino origin (of any race) 18,575 60.8% 3,052 61.3% 

White alone, not Hispanic or Latino 2,263 7.4% 496 10.0% 

Total 30,573 100.0% 4,975 100.0% 

I. People who identify as Hispanic or Latino may be any race. 

Source: U.S. Census Bureau, 2019 ACS Five-Year Estimates (Table SI 701) 

Despite relatively high levels of poverty in the city, overall rates have decreased between 2014 and 2019. As 

is shown in Figures 3-8 and 3-9, the poverty rate has decreased in the western and northern portions of the 

city, although it has remained relatively stable in the central portion of the city along San Pablo A venue. In 

both years, no tract has consisted of higher than 30 percent of its population living below the poverty line. 

In 2019, most tracts saw between 10 and 20 percent of their population living below the poverty line while 

some areas saw between 20 and 30 percent. 
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SOURCE: HCD AFFH Data and Mapping Resources - ESRI, 2018; City of San Pablo, 2021; Contra Costa
County GIS, 2021; Dyett & Bhatia, 2021
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SOURCE: HCD AFFH Data and Mapping Resources - ACS, 2010-2014; City of San Pablo, 2021;
Contra Costa County GIS, 2021; Dyett & Bhatia, 2021
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Figure D-8: Poverty Status, 2014
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SOURCE: HCD AFFH Data and Mapping Resources - ACS, 2010-2019; City of San Pablo, 2021;
Contra Costa County GIS, 2021; Dyett & Bhatia, 2021
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Figure D-9: Poverty Status, 2019
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5 Edward G. Goetz, et al. "Racially Concentrated Areas of Affluence: A Preliminary Investigation" (Cityscape, Vol. 21 No. 

1, 2019), pp. 99-123. 





SOURCE: HCD AFFH Data and Mapping Resources - ACS, 2015-2019; City of San Pablo, 2021;
Contra Costa County GIS, 2021; Dyett & Bhatia, 2021
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central section of the county-including cities like Walnut Creek and Lafayette. San Pablo is situated 
within a sub-regional low resource zone of an otherwise moderate to high resource county. 

Chart D-4: Opportunity Indices, Total Population 

Environmental Health Index 

White*---

Asian or Pacific Islander'- -

Native American*- _.. 

Hispanic- -­

Black*- _... 

White*­

Asian or Pacific Islander' -

Native American* -

Low Poverty Index 

Hispanic- -­

Black*---. 

Trans it Index 

0 25 50 75 

Source: HUD, AFFHT0006 Table 12, July 2020 

Adopted March 18, 2024 I Revised May 2024 

Jobs Proximity Index 

--­
.... 

Low Transportation Cost Index 

0 25 50 75 

labor Market Index 

111111111111111 

School Proficiency Index 

-
.... 

0 25 50 75 

■ San Francisco-Oakland-Hayward Region 

■ Contra Costa County 

*Includes only non-Hispanic residents. 

D-29





Sources: Esri, HERE, Garmin, Intermap, increment P Corp., GEBCO, USGS, FAO, NPS, NRCAN, GeoBase, IGN,
Kadaster NL, Ordnance Survey, Esri Japan, METI, Esri China (Hong Kong), (c) OpenStreetMap contributors, and the GIS
User Community

SOURCE: HCD AFFH Data and Mapping Resources - HCD & TCAC Opportunity Areas Mapping
Analysis, 2021; City of San Pablo, 2021; Contra Costa County GIS, 2021; Dyett & Bhatia, 2021

City Limits

S AN PAB LO GENERA L P L AN UPDAT E
Figure D-11: TCAC Opportunity Areas –
Composite Score, Countywide

Highest Resource

High Resource

Moderate Resource

Low Resource

High Segregation & Poverty

Missing/Insufficient Data

0 5 102.5

MILES



City of San Pablo I Housing Element Update 2023-2031 Appendix D: Assessment of Fair Housing 

LOCAL CONTEXT 

According to the 2021 TCAC Opportunity Areas composite score (see Figure D-12), all tracts in San 
Pablo are classified as low resource. As seen in Figure D-11, this is typical of cities in West County, 
including the neighboring cities of Richmond, El Sobrante, and Pinole. Higher resources areas are 
located to the east of San Pablo in central and east county, as well as to the south in El Cerrito and the 
East Bay cities of Albany and Berkeley. 

Economic Opportunity 

The 2021 TCAC Opportunity Areas economic score, presented in Figure D-13, summarizes access to 
economic opportunity in San Pablo. Like the composite score, the city experiences lower economic 
outcomes than other Bay Area communities, although there is a small portion outside of the City limit 
but within the City's sphere of influence with slightly more positive economic outcomes. Low access 
to economic opportunity is present in other cities that border San Pablo in West County, although 
some portions of Richmond in the south have slightly more positive outcomes. 

San Pablo is a geographically small city with somewhat limited employment options. While most 
residents travel outside of the city for work, about 1,018 jobs were added in the city between 2010 and 
20 I 9 (20.5 percent increase), according to the U.S. Census Bureau Longitudinal Employer-Household 
Dynamics program. Economic development is a priority for the City, and there are a number of local 
strengths to build on. This includes the San Pablo Lytton Casino as well as Contra Costa College. 
Further, despite the closure of Doctor's Medical Center in 2015-which was previously the city's top 
employer-San Pablo remains strong in the healthcare and social services industry. While Casino and 
hospitality-related jobs are typically low paying and relatively low-skilled, they provide an important 
source of local employment. Employment with the College and health care sector tends to be better 
paid with relatively high-skilled jobs. Additionally, the city is well located within the Bay Area, with 
good connections to the regional road network and relatively easy access to the Richmond Bay Area 
Rapid Transit (BART) station and Richmond Ferry Terminal. 

The City of San Pablo Economic Development Department works with other City departments, Local 
Successor Agency staff, economic development consultants, the SPEDC, the San Pablo Merchants 
Association, the San Pablo Chamber of Commerce, and other agencies and non-profits to develop 
partnerships and leverage resources to the benefit of San Pablo residents. Ongoing economic 
development efforts are discussed in detail above in Section D.3 Racially/Ethnically Concentrated 
Areas of Poverty and Affluence. Initiatives include small business loans, support for low income 
entrepreneurs, and workforce development programs. Further, the Rumrill Corridor Plan currently in 
development will identify economic development strategies that leverage local workforce strengths 
and market opportunities to nurture and grow small-scale manufacturing, production, and repair­
oriented businesses along with workforce housing in the Rumrill PDA .. 

Educational Opportunity 

The 2021 TCAC Opportunity Areas education score, which quantifies access to educational 
opportunity, is provided Figure D-14. Like at the composite score and economic opportunity index, 
San Pablo experiences lower levels of educational opportunity throughout the city, as compared to 
other portions of the Bay Area. This reflects patterns seen in neighboring jurisdictions-less positive 
educational outcomes in Richmond and other West County cities and more positive educational 
outcomes in central and eastern Contra Costa County as well as in El Cerrito and the East Bay cities 
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of Albany and Berkeley. Compared to Richmond and Contra Costa County, San Pablo has a smaller 
share of residents with high levels of educational attainment. According to 2019 ACS estimates, 13.1 
percent of San Pablo residents over 25 have a bachelor's degree or higher (i.e. graduate or professional 
degree), compared to 28.2 percent of Richmond residents and 42.4 percent of county residents. 

The West Contra Costa Unified School District (WCCUSD) provides public elementary, middle, and 
high school education to San Pablo residents. The WCCUSD is currently in the process of updating 
its Long-Range Facilities Master Plan, last approved in 2016. The updated Master Plan is expected to 
address changes in teaching and learning, District operations, and the implications of COVID-19 for 
future learning needs. Most San Pablo schools are currently running under capacity. Table D-7 
summarizes test score results from the 2018-2019 Smarter Balanced assessments of math and English 
language arts (ELA), which forms part of the State's California Assessment of Student Performance 
and Progress (CAASPP). The proportion of students who meet or exceed standards in ELA or math is 
lower in WCCUSD than in the county or State. However, there is no geographic discrepancy within 
San Pablo, and WCCUSD is implementing programs such as the Expanded Learning Program, the 
Parent Efficacy Trainer of Trainer (ToT) Model, and English learner programs to improve student 
performance. 

Table D-7: CAASPP Smarter Balanced Test Results, 2018-2019 

District/Region Percent Met or Exceeded Standard 

State of California 

Contra Costa County 

West Contra Costa Unified School District 

English Language Arts 

51.10% 

54.64% 

35.16% 

Mathematics 

39.73% 

44.32% 

23.94% 

Source: California Department of Education, CAASPP, Smarter Balanced Summative Assessments, 2018-2019 

The City is also implementing initiatives to help improve scholastic performance for local students 
and expand on campus support services. In 2011, the City launched the San Pablo Beacon Community 
Schools Initiative to turn its six schools into community schools. Under the initiative, WCCCUSD, the 
City, the County, community-based organizations, businesses, families and philanthropists work 
jointly address the identified needs of students, families and the community in a comprehensive, 
integrated and accountable way. Community schools provide a range of programs and services, from 
housing assistance to health screenings, family support, counseling and other services to families while 
acting as community hubs. In addition to the basic-needs services, the schools host programs, adult 
classes and tutoring in the evenings and on the weekends. Helms Middle School in San Pablo has a 
partnership with nonprofit counseling service Bay Area Community Resources to station full-time 
therapists, social workers and mentors on the campus. 

Other initiatives include the San Pablo Team for Youth (SPTFY) provides funds to public and non­
profit agencies for the expansion and/or enhancement of school-based programs and services for 
children, youth, and families. During the fourth cycle of the program, the City of San Pablo offered 
organizations the opportunity to qualify for Lead Agency funds to implement Beacon Community 
Schools in San Pablo. The San Pablo Scholarship Pilot Program directly targets barriers that may 
prevent disadvantaged students from pursuing further education by providing scholarships for post­
high school education and career technical training to young San Pablo residents. In 2023, the first 
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SOURCE: HCD AFFH Data and Mapping Resources - HCD & TCAC Opportunity Areas Mapping
Analysis, 2021; City of San Pablo, 2021; Contra Costa County GIS, 2021; Dyett & Bhatia, 2021
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Figure D-12: TCAC Opportunity Areas –  
Composite Score, San Pablo 
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SOURCE: HCD AFFH Data and Mapping Resources - HCD & TCAC Opportunity Areas Mapping
Analysis, 2021; City of San Pablo, 2021; Contra Costa County GIS, 2021; Dyett & Bhatia, 2021
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Figure D-13: TCAC Opportunity Areas 
Economic Score, San Pablo  



Rich
mond

 Pk
wy

23
rd

 S
t

G
ia

nt
 R

d

Rd 20

R
um

ri
ll 

Bl
vd

Market Ave

Broadway Ave

Rd 20

Brookside Dr

Chu
rc

h L
n

11
th

 S
t

Stanton Ave

Sa
n 

Pa
bl

o 
A

ve

Rumrill B
lvd

Ru
m

ril
l B

lv
d

Chu
rch

 Ln

San Pablo Ave

San Pablo Ave

Sa
n 

Pa
blo

 D
am

 R
d

San
Pab

lo
Dam

Rd

El Portal Dr

Rd 20

San Pablo Dam Rd

El Portal Dr

§̈¦80

City of
Richmond

City of
Richmond

Wanlass 
Park

City 
Hall

Contra Costa 
College

John 
Herbert 

Davis Park

San Pablo 
Lytton 
Casino

St. Joseph 
Cemetery & 

Funeral Center

Rheem Creek

San Pablo Creek

Wildcat Creek

San Pablo Creek

Wildca t Cr eek

San Pablo Creek

BU
RL

IN
G

TO
N 

NO
RT

H
ER

N 
SA

NT
A 

FE
 R

R

U
N

IO
N 

PA
C

IF
IC

 R
AI

LR
O

AD

SOURCE: HCD AFFH Data and Mapping Resources - HCD & TCAC Opportunity Areas Mapping
Analysis, 2021; City of San Pablo, 2021; Contra Costa County GIS, 2021; Dyett & Bhatia, 2021
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Environmental Opportunity 

Environmental opportunity quantifies the extent of environmental quality in a neighborhood, which 
can have a major impact on community health and quality of life. Figure D-15 visualizes access to 
environmental opportunity in San Pablo based on indicators from CalEnviroScreen 3.0 as compiled 
by TCAC. Contrary to the trends apparent in other opportunity metrics, San Pablo experiences more 
positive environmental outcomes. The most positive outcomes are seen in the southern and central 
portions of the city; however, this does not fully account for actual conditions in the city. For example, 
while neighborhoods east of I-80 are shown to have lower access to environmental opportunity, this 
area of the city has the densest tree canopy coverage in San Pablo. Additionally, it is home to home to 
Brentz Lane Park and two areas of natural open space within the City limit, and just beyond the City 
limit to the east is Wildcat Regional Park, a 2,789-acre park that extends from the Tilden Nature Area 
above the Berkeley hills in the south to historic Alvarado Park at the north end in Richmond. Wildcat 
Canyon is a popular place for hikers, mountain bikers, and equestrians, easily accessible from San 
Pablo and other East Bay Cities. On the other hand, the central and southern parts of the city are shown 
as having more positive environmental opportunity scores, but there are fewer parks and tree canopy 
coverage is lower than in other parts of San Pablo. Large surface parking areas at Helms Middle School 
and Salesian College Preparatory are also urban heat islands that absorb and re-emit the sun's heat, 
increasing ambient temperatures in the summer. Northwestern neighborhoods are shown as having 
less positive environmental opportunity scores than other parts of the city. These neighborhoods do 
in fact have fewer parks and less tree canopy coverage than other neighborhoods. 

Expanding access to parks and recreational facilities is a priority for San Pablo and the Land Use 
Element of the General Plan proposes to add six new park locations and create a network of greenways. 
In recent years, the City has made important progress in expanding parks. The design of a new pocket 
park at 17th and Bush in the southwest of the city is complete and in November 2023 the City 
announced plans to build the "San Pablo Area for Recreation and Community" or S.P.A.R.C., a new 
full-service park on the former El Portal Elementary School site at 2600 Moraga Road, next to Contra 
Costa College. The Community Health and Environmental Justice Element of the General Plan 
incorporates strategies for increasing tree canopy coverage and addressing urban heat throughout the 
community. It also provides direction for linking park facility improvement priorities to a ranking 
system keyed to public health and recreational goals, and establishing an incentive system to encourage 
additional land dedication and park development beyond the minimum City requirements. 

In the local areas bordering the city, more positive environmental outcomes are generally located along 
the borders of East Bay regional parks and protected space, like the Wildcat Canyon Regional Park. In 
Richmond and other East Bay cities adjacent to the San Francisco Bay, less positive environmental 
outcomes are evident in tracts located along the waterfront. 

Transportation Access 

Whereas at the county level, transit access varies significantly by race with White residents having the 
lowest access score and Black residents having the highest score (see Charts D-4 and D-5 above), that 
trend is not apparent in San Pablo. The whole of the City is well served by public transit. As shown on 
Map D-16, there are seven local bus lines that serve the City, including Alameda-Contra Costa Transit 
District (AC Transit) line 72R, which runs at 12 minute headways during weekday peak hours. Local 
buses provide connections to the regional transportation network, including Bay Area Rapid Transit 
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Figure D-15: TCAC Opportunity Areas, 
Environmental Score, San Pablo
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Figure D-16: Transit Access
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SOURCE: HCD AFFH Data and Mapping Resources - ACS, 2015-2019; City of San Pablo, 2021;
Contra Costa County GIS, 2021; Dyett & Bhatia, 2021
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Figure D-17: Homeowner Cost Burden, 2019
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SOURCE: HCD AFFH Data and Mapping Resources - ACS, 2015-2019; City of San Pablo, 2021;
Contra Costa County GIS, 2021; Dyett & Bhatia, 2021
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Figure D-18: Renter Cost Burden, 2019
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City of San Pablo I Housing Element Update 2023-2031 Appendix D: Assessment of Fair Housing 

OVERCROWDING 

Rates of overcrowding are much higher in the city than in the county or region, are discussed in the 
Housing Needs Assessment Appendix. While about 17.0 percent of housing units in San Pablo are 
considered overcrowded, only 5.0 percent of the county's units and 6.9 percent of the Bay Area's units 
are. Groups that experience relatively high rates of overcrowding include renters, both lower-income 
households and some higher-income households, Hispanic or Latinx households, and other race or 
multiple race households. Through the AFFH Data and Mapping Resources tool, HCD has also 
provided geographic overcrowding data compiled by the California Health and Human Services 
Agency (CHHS). Figure D-19 shows that tracts with an overconcentration of overcrowded housing 
are located in the area north of Market Avenue and west of 23rd Street, as well as the southwestern 
corner of the city along Rumrill Boulevard. There is high opportunity for additional housing 
development in the Rumrill Boulevard and San Pablo Avenue areas, which may help to reduce 
overcrowding. 

The lowest rates of overcrowding are apparent in the area east of the I-80 and the area surrounding 
Contra Costa College. Further, according to the online survey conducted for the AHS, about 34.0 
percent of San Pablo residents either strongly disagreed or disagreed with the statement "My home 
provides sufficient living space for me and the members of my household." 

Factors contributing to the relatively higher rate of overcrowding in San Pablo are primarily cultural 
and socio-economic. The City has no household size limits and staff observes that multigenerational 
and non-standard family arrangements are common. Younger unrelated and unmarried adults may 
also share accommodations out of financial necessity. Particularly in new immigrant households, adult 
children, cousins, other relatives, and friends may live together with a nuclear family. This leads to 
unpermitted ADU construction, the most common type of code violation in the community. Staff 
reports that the unpermitted units are typically built to provide accommodations for friends and 
family, rather than tenants. 

DISPLACEMENT RISK 

Gentrification pressures, including increased risk of displacement, are a central component of the Bay 
Area housing market. As the 2020-2025 AI notes, the displacement of residents is a major contributing 
factor to patterns of segregation both in Contra Costa County and in the broader Bay Area. Lower­
income people of color displaced from other sectors of the Bay Area, like San Francisco and Oakland, 
are increasingly concentrating in East County communities like Antioch. Despite rising housing costs, 
much of the county remains relatively affordable and may be less prone to the displacement pressures 
faced elsewhere in the Bay Area region. West County cities like San Pablo are not experiencing as much 
of this outmigration but do continue to provide relatively affordable housing for a population that 
tends to be lower-income and proportionately less non-Hispanic white than elsewhere in the Bay Area. 

However, in San Pablo-as discussed in the Housing Needs Assessment Appendix-an affordability 
gap exists for lower-income homeowners as well as extremely low-income renters. Although housing 
costs are comparatively low in the city, they have increased tremendously over the past several years. 
In evidence of this, local demand for COVID-era Housing and Rental Assistance program, which 
provided both mortgage write downs and rental assistance for local 

D-45

Adopted March 18, 2024 I Revised May 2024 
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SOURCE: HCD AFFH Data and Mapping Resources - CHHS, January 2020; City of San Pablo, 2021;
Contra Costa County GIS, 2021; Dyett & Bhatia, 2021
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Figure D-19: Overcrowded Households
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SOURCE: HCD AFFH Data and Mapping Resources - Urban Displacement Project, 2019; City of San
Pablo, 2021; Contra Costa County GIS, 2021; Dyett & Bhatia, 2021
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Figure D-20: Sensitive Communities

Vulnerable
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SOURCE: Urban Displacement Project, 2018; City of San Pablo, 2021; Contra Costa County GIS, 2021;
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Figure D-21: Gentrification and 
Displacement Typologies





SOURCE: HCD AFFH Data and Mapping Resources 2.0 - Othering & Belonging Institute, 2020; City of 
San Pablo, 2021; Contra Costa County GIS, 2021; Dyett & Bhatia, 2023
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