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1. Introduction 
 

The diverse population of the San Francisco Bay Area, home to one of the most impressive and 

productive estuaries in the world, has access to vibrant cities and towns, spectacular scenic and 

natural resources and world-class cultural and recreational amenities. The more than seven million of 

us who call this nine-county region home have a strong interest in retaining and enhancing this great 

region for our children and grandchildren.   

 

The Bay Area is the global center for high technology and related knowledge-based industries.  

These industries, combined with our role as a center of trade and investment from across the Pacific 

Rim, attract an unparalleled level of venture capital and highly skilled workers from around the 

world. Today however, many Bay Area residents are still experiencing the effects of the recent 

economic recession.    

 

The most pressing issues currently facing the region include the sluggish national economy, slow job 

growth in some parts of the Bay Area, increasing income polarization, the needs of a growing senior 

population, the loss of redevelopment funding, decreased funding for schools and public transit, and 

the high cost of housing.  To overcome these challenges and promote future growth, the region 

needs an effective strategy based on analysis of both on-going and new challenges facing the Bay 

Area. 

 

Understanding the Bay Area’s development challenges begins with an assessment of how the 

region’s infrastructure systems, related to transportation, water, housing, and neighborhood 

amenities, will be able to support adequate levels of economic growth.  Prior generations in the Bay 

Area built the necessary infrastructure to accommodate our current economy.  Several counties 

passed General Obligation bonds to raise property taxes and build BART.  Bridge tolls were 

increased to maintain and seismically upgrade our iconic transbay bridges.  Major investments have 

been made to expand regional transit capacity along major employment corridors.  Local 

jurisdictions passed bond and property tax measures to maintain local roads, and special districts 

raised fees to provide services to new development.  These actions were essential for the Bay Area 

to grow into the global economic center it is today. 
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In the early 21st century most of the region’s existing public resources, however, are needed to 

operate and maintain existing systems in a state of good repair, particularly the regional 

transportation network.  As a result, preparing the Bay Area for future job growth will require ever 

greater efficiency and creativity in the allocation of our resources to improve communities and the 

livelihood of households earning lower incomes.  To look forward to 2040 and envision a strong 

economy, vital communities, environmental resources preserved, and a high quality of life for all, 

requires that we maximize existing investments and recognize where new investments are needed to 

make our infrastructure as efficient and equitable as possible.  Local, state, and federal policies over 

this time period will need to secure resources that are strategically utilized to support the economic 

growth of a region so vital to the national economy.  

 

The challenge ahead for all of us is complex.  We cannot assume that our region’s economic growth 

and quality of life will continue for current and future generations without strategic planning and 

investment.  Supporting the Bay Area’s economic vitality and its capacity for providing economic 

opportunity for all of its citizens while preserving open lands and environmental resources, requires 

focusing growth in a manner that recognizes the unique character of our communities, our 

spectacular setting and rich natural resources, and the connection between jobs and housing.  

 

Jobs-Housing Connection Approach 

To address this complex challenge, regional agencies, local governments, county transportation 

agencies, transit providers, and community-based organizations, with input from members of the 

public, partnered to develop the Jobs-Housing Connection Strategy that integrates priorities across 

housing, economic development, transportation, and land conservation policies. This strategy serves 

as the land-use element of the Draft Preferred Scenario for the Bay Area’s first Sustainable 

Communities Strategy (SCS) mandated by Senate Bill 375, which requires that California’s regions 

align land use planning and of the transportation investments (SB 375, Steinberg).1  

                                                 
1 Senate Bill 375 (2008) created the five major regional planning and smart growth provisions: (1) Creation of 
regional targets for greenhouse gas emissions reduction tied to land use. (2) A requirement that regional planning 
agencies create a plan to meet those targets, even if that plan is in conflict with local plans. (3) A requirement that 
regional transportation funding decisions be consistent with this new plan. (4) Integration of regional transportation 
planning and housing efforts for the first time. (5) Additional CEQA exemptions and streamlining for projects that 
conform to the new regional plans, even if they conflict with local plans. 



 

The Jobs-Housing Connection Strategy proposes a long-term approach to growth focused on 

locally-designated Priority Development Areas and articulates how the region can capture its 

economic potential by providing more housing and transportation choices to Bay Area residents and 

workers. The Strategy seeks to achieve four comprehensive goals: (1) create jobs to maintain and 

expand a prosperous and equitable regional economy; (2) increase the accessibility, affordability, and 

diversity of housing; (3) create a network of complete communities; and (4) protect the region’s 

unique natural environment. These four goals combined will leverage existing community 

infrastructure and transportation investments and preserve farmland and natural resource lands that 

Bay Area residents have prioritized for long-term protection. At the same time, they will curtail 

major increases in highway congestion and provide for shorter commutes for the region’s 

workforce. A failure to address these issues has the potential to significantly constrain economic 

growth and trigger many other negative impacts on our quality of life including increasing commutes 

and reducing time spent with our families, deteriorating environmental and public health, and 

threatening the fiscal sustainability of our cities and counties. 

 

The Strategy recognizes the diversity of the Bay Area’s communities and emphasizes investing in 

existing neighborhoods according to the needs and aspirations of each community. The plan seeks 

to provide an array of housing types and transportation choices and envisions a pattern of growth 

and investment tailored to each of these communities where transit, jobs, schools, services and 

recreation are conveniently located near people’s homes. It also identifies strategies and policies 

beyond transportation investments and land use changes that will help foster complete 

communities—including support for improved public schools, expanded parks and recreation 

facilities, and efforts to make neighborhoods safer for all.  

 

Transportation investments and policies that support the Jobs-Housing Connection Strategy are 

identified in the Draft Transportation Investment Strategy that is the transportation element of the 

Draft Preferred Scenario. These transportation investments and policies will provide for 

neighborhoods that support less automobile dependency and promote healthier communities 

through reduced pollution and cleaner air.  Improved bicycle circulation and enhanced walking 

environments will provide expanded sidewalks, improved transit connectivity, and pedestrian-scaled 
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amenities increasing the opportunity for people to be outdoors and physically active as they go 

about everyday tasks.  In addition to addressing the mobility of people, the Jobs-Housing 

Connection Strategy and the Draft Transportation Investment Strategy recognize the importance of 

goods movement corridors and key industrial lands, and identify investments and strategies to 

ensure that these essential resources continue to support the region’s economic diversity and vitality. 

 

Today the region’s neighborhoods encompass a wide variety of housing types, but affordability is a 

significant challenge for low and moderate-income households.  In addition, young professionals 

and young families along with the growing senior population are driving changes in housing 

preferences and demanding more options closer to services.  These trends are addressed in the Jobs-

Housing Connection Strategy by focusing on strategic investments for the production of affordable 

housing and the preservation of homes that are affordable to low- and moderate-income 

households. In a shift from recent decades, the Strategy encourages housing development—

particularly affordable housing—in locations near transit and services to lower the combined 

housing and transportation costs for households in these neighborhoods. This allows households to 

spend money on other essential needs such as food, health care, or education. 

 

By concentrating new development in existing neighborhoods, the Strategy helps protect the 

region’s natural resources, water supply, and open space by reducing development pressure on rural 

areas.  This allows the region to consume less energy, reducing household costs and the emission of 

greenhouse gases.  The region’s greenbelt of agricultural, natural resource, and open space lands is a 

treasured asset that both contributes to the region’s quality of life and supports regional economic 

development. In contrast to previous trends that saw these lands consumed for development, the 

Strategy encourages the retention of them by directing nearly all non-agricultural development 

within the urban footprint and by supporting the continuation of agricultural activities in rural 

communities. 

 

Building Upon Local Plans and Strategies 

For over a decade, local governments and regional agencies have been working together to 

encourage the growth of jobs and production of housing in areas supported by amenities and 

infrastructure.  In 2008, the Association of Bay Area Governments (ABAG) and the Metropolitan 
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Transportation Commission (MTC) created a regional initiative to support these local efforts called 

FOCUS.  In recent years, the FOCUS Initiative has linked local community development aspirations 

with regional land-use and transportation planning objectives. Through FOCUS, local governments 

have identified Priority Development Areas (PDAs) and Priority Conservation Areas (PCAs). The 

Priority Development and Conservation Areas are the implementing framework for the Jobs-

Housing Connection Strategy. 

 

PDAs are areas where new development will support the day-to-day needs of residents and workers 

in a pedestrian-friendly environment served by transit. While PDAs were originally established to 

address housing needs in infill communities, they have been broadened to advance focused 

employment growth.  Local jurisdictions have defined the character of their PDAs according to 

existing conditions and future expectations as regional centers, city centers, suburban centers or 

transit town centers, among other place types. PCAs are regionally significant open spaces for which 

there exists broad consensus for long-term protection but nearer-term development pressure.  

PDAs and PCAs complement one another because promoting compact development within PDAs 

takes development pressure off the region’s open space and agricultural lands.  

 

Many Bay Area jurisdictions have worked in partnership with MTC and ABAG to plan and advance 

the implementation of Priority Development Areas as complete communities in recent years. The 

Draft Transportation Investment Strategy prioritizes projects in the region’s urban footprint that 

help achieve greenhouse gas reductions while providing social and economic benefits.  The majority 

of the Investment Strategy’s funding will be allocated to “fix if first” projects that maintain and 

enhance existing infrastructure and transit service—much of it in or supporting PDAs.  

 

Building upon the collaborative approach established through FOCUS, local input has driven the set 

of alternative scenarios that preceded and informed the development of the Jobs-Housing 

Connection Strategy. Beginning with the Initial Vision Scenario in 2010, feedback from local 

jurisdictions and stakeholders has shaped the iterations that resulted in this Strategy.  Some 

communities described the level of housing growth depicted in the previous scenarios as too high, 

while other jurisdictions responded that growth levels would be appropriate if additional funding for 

public schools, transit, and other community infrastructure were available.  The elimination of 

redevelopment agencies and reductions in transit service were highlighted as major challenges to 
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growth in some areas.  Numerous comments were received on economic challenges and the need to 

align transportation and other investments to support employment growth and housing production.  

Addressing regulatory challenges at the regional and state levels was another frequently cited 

challenge. 

 

The non-profit and business community also played a key role in shaping the Strategy. Business 

groups highlighted the need for more affordable workforce housing, removing regulatory barriers to 

infill development, and addressing infrastructure needs at rapidly growing employment centers.  

Environmental organizations emphasized the need to improve transit access, retain open space, 

provide an adequate supply of housing to limit the number of people commuting into the region 

from nearby counties, and direct discretionary transportation funding to communities building 

housing in PDAs. Equity organizations focused on increasing access to housing and employment for 

residents of all income categories throughout the region and establishing policies to limit the 

displacement of existing residents as PDAs grow and evolve. 
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Plan Bay Area: Understanding the Integrated Approach 

 

Plan Bay Area is the joint effort led by 

ABAG and MTC in partnership with the 

Bay Area Air Quality Management District 

(BAAQMD), and the Bay Conservation 

and Development Commission (BCDC).   

 

Plan Bay Area includes a core component 

defined by land use, transportation and 

housing supported by regional efforts on 

air quality, resilience to natural disasters 

and sea level rise (see diagram).   

 

The land use component will be defined 

by the Sustainable Communities Strategy, 

which is the first SCS for the Bay Area.  

This is a 30 year strategy that will be 

revised every four years. The Jobs-Housing Connection Strategy is the land-use element of the Draft 

Preferred Scenario for the SCS.  The Strategy is informed by a series of prior alternative scenarios 

and related input from communities, citizens and stakeholders.  The Draft Preferred Scenario will be 

further refined for the development of the SCS that will be adopted as part of, and must be 

internally consistent with, the Regional Transportation Plan. 

 

The transportation component is defined by the Draft Transportation Investment Strategy, which 

is the transportation element of the Draft Preferred Scenario.  The majority of the Strategy’s funding 

is committed to “fix if first” projects that maintain and enhance existing infrastructure and transit 

service.  The strategy’s discretionary funds prioritize transportation projects that support focused 

growth. The One Bay Area Grant (OBAG) will distribute $325 million over a four year period 

among the region’s Congestion Management Agencies (CMAs) to fund locally-tailored projects that 

Land Use 
Jobs-Housing Connection Strategy 

Housing 
Regional Housing Needs Allocation (RHNA)  

Transportation 
Draft Transportation Investment Strategy 
One Bay Area Grant (OBAG) 

Supportive Planning 
 
Air Quality:   Bay Area Air Quality Management District 
Resilience:   Regional Disaster Resilience Initiative 
Sea Level Rise:   Bay Conservation and Development 

Commission 
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support communities accommodating new housing growth in proximity to transit.  At least 70% of 

OBAG funds will support investments in PDAs within the region’s largest counties.  

 

The housing component is defined by the state mandated Regional Housing Needs Allocation 

(RHNA) process. Since its inception in 1980, RHNA has been the process by which the California 

Department of Housing and Community Development (HCD) and regional councils of government 

such as ABAG work with each town, city, and unincorporated area to plan for its share of the state’s 

housing need for people of all income levels over an 8-year zoning capacity (AB 2853). To 

encourage greater policy alignment, OBAG funding criteria takes into account past housing 

production and current RHNA for total jurisdictions for low- and very-low income households.  

 

Ensuring that the Bay Area maintains its strong economy and continues to grow and thrive in the 

coming decades requires that we also develop strategies for mitigating and adapting to climate 

change, address air quality issues and plan in a manner that mitigates the impact of, and ensures 

recovery from, earthquakes in our seismically active region.  
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2. Past and Projected Regional Trends  
 

Challenges and Opportunities  

The San Francisco Bay Area has historically experienced robust economic growth and opportunity 

linked to its leadership in high technology and innovation, connections to international networks, 

world-class higher education and research institutions, and a highly skilled labor force.  The 

recession, however, has disrupted livelihoods and communities, altering the landscape of poverty 

and opportunity in our metropolitan region.  While the full scope of this disruption is difficult to 

measure, employment growth is still projected and demand for new housing production will 

continue.  Trends in employment and housing and their impact on the region are the focus of this 

section.  

 

The Bay Area experienced rapid employment growth in the 1980’s and 1990’s. The knowledge and 

financial sector linkages between Silicon Valley and San Francisco provided the ideal setting for fast, 

wide-spread economic and employment growth. However, since 2000, the Bay Area has not 

recovered all of the jobs lost after the dot com crash. While the economy of the Bay Area was hit 

particularly hard by the dot com crash, the ‘jobless growth’ of the last decade was a national 

phenomenon. More recently, with California being one of the epicenters of the housing bubble, the 

region has been hit hard by the latest economic downturn, with job losses across most sectors. 

 

Employment growth in the region is contingent on a successful future national and global economy. 

Within that context, the Bay Area can expect healthy but slower employment growth than the past 

several decades. While the region will continue to be a major knowledge center and continue to 

produce new, fast-growing companies, more moderate overall employment growth is projected for 

the next 30 years.  

 

The region’s projected rate of growth is still faster than the national growth rate, but only slightly. In 

recent years, the State of California and the Bay Area have shifted from growth rates that outpace 

the nation to growth more on par with the rest of the nation. This reflects the maturing of some of 

the industries and companies that make up the state and regional economies. Geographic constraints 

and policy protections for resource lands also limit future greenfield development and spatial 
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expansion in the region, which has fueled part of the economic growth in California in the last 

century. And finally, demographic changes in the region’s workforce, in particular the aging and 

looming retirement of the baby boom generation, will place a drag on labor force growth. This 

means that a growing number of job opportunities in the region will be through turnover and 

replacing retiring workers, and not increasing the overall number of jobs in the region. 

 

The Bay Area in previous decades experienced a pattern of major suburban housing production and 

employment growth. For example, cities like Oakley, San Ramon, Brentwood, Windsor, Clayton, 

and Rohnert Park had grown 8 to 26 times their sizes since 1970 by 2010.  At that time the 

development of subdivisions was supported by the expansion of the highway transportation 

network.  This population provided a labor force for employment growth at suburban locations.  

Starting in the 1980s, office jobs moved from the San Francisco Financial District to new office 

parks in the East Bay or South Bay.  At the same time, the growth of Silicon Valley perfected the 

office park model that was pursued in many other parts of the world. The extension of the 

transportation system into the Tri-Valley and its proximity to low cost housing areas in the Central 

Valley further supported this model and fueled job growth eastward in the region and higher 

demand for suburban housing. By 2010 only 16% of total regional employment was in San 

Francisco, a decline from 33% in 1975. While this decentralization of jobs combined with the 

growth of affordable housing options in suburban communities created new opportunities for many 

areas in the region, it also led to high levels of traffic congestion, increases in the cost of and time 

spent commuting, higher percentages of low-income families living in the outer suburbs, and the 

loss of agricultural lands and natural resources. 

 

The housing boom of the mid-2000s expanded the supply of affordable suburban housing 

significantly. With rising rents and home prices in communities close to the Bay, many renters and 

homeowners were encouraged to either seek environments with greater opportunity or sell their 

houses for larger properties farther from the central city and away from viable public transit. This 

outward spread of growth has been addressed in part through the development of policies and 

regulations to protect open space, including the creation of urban growth boundaries and other land 

policy protection measures by local jurisdictions, and through investments in existing communities 

with transit access and proximity to a wide range of services, amenities, and employment 

opportunities.  
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The boom years that defined and allowed for the past 40 years of housing development have passed. 

Today, recovering from the recession, improving housing affordability in suburban areas and 

providing housing for low and moderate income households in high-demand, job-rich areas are 

among our greatest challenges. When the housing market crashed, home values in suburban areas, 

particularly in Eastern Contra Costa and Solano County decreased the most in the region. Many of 

these areas are feeling the brunt of the economic downturn, with high rates of foreclosures and 

vacancies. In 2008, roughly 37,000 homes had been foreclosed upon and an additional 154,000 more 

foreclosures are expected to occur by the end of the decade (Chapple 2012). Historically, annual 

average housing production in the Bay Area has resulted in shortfalls of about 30%, according to the 

California Department of Housing and Community Development (State of California 2000).  This 

trend was temporarily reversed during the decade of the 2000s, when the market overpriced 

housing, spurring more affordable construction in areas of the region distant from job centers. 

 

As a result of this disconnection from jobs, Bay Area households living in poverty increased 16% in 

the suburbs compared to only 7% in urban areas.2  African-Americans and Latinos saw the greatest 

increase in suburban poverty (Soursourian 2012).  Affected communities continue to try to find 

ways to fill vacant foreclosed properties and to reduce the number of foreclosed properties in the 

future.   

 

Despite the obstacles inherent to the trends illustrated above, economists assert that the region is 

well positioned to regain its economic strength, some of which is already underway (Levy 2012; Bay 

Area Council Economic Institute 2011).  By the end of 2011, the San Jose Metropolitan Statistical 

Area (MSA) and Silicon Valley were experiencing job growth that, while modest relative to recovery 

periods historically (3%), was much higher than the national average (Levy 2012).  Most of this job 

growth is driven by high technology companies such as Google, Apple, Facebook, and Zynga 

among others. The knowledge economy today is increasingly linked between multiple industry 

sectors that support a wide variety of occupations and skill-sets.  During 2011, unemployment in the 

San Jose Metropolitan Area (MSA) had already declined from 10.5% to 8.6%.  Many other parts of 

the Bay Area, particularly inland communities furthest from Silicon Valley, have not yet displayed 

                                                 
2 Nationally, households in extreme-poverty increased by 41% in suburbs compared to 17% in cities, and nearly all 
large metro areas ended the decade with lower median incomes than in 2000.   
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signs of economic recovery, but are expected to experience some growth in 2012 and 2013 (Bay 

Area Council Economic Institute 2011).  

 
 
Table 2.1. Regional Trends - Challenges and Opportunities 

 Challenges Opportunities 

E
m

p
lo

y
m

en
t 

 
 Decentralization of jobs 
 Declines in manufacturing 

employment 
 Lag between GDP and employment 

growth 
 Average K-12 educational levels 
 Funding cuts in higher education 
 Loss of 200,000 acres of agricultural 

land 
 

 
 Global innovation hub 
 Concentration of venture capital 
 Research institutions 
 High growth knowledge-sector 

industries and companies 
 $1.8 billion in agricultural products 

produced each year by Bay Area 
farmers 

H
ou

si
n

g
  

 Loss of Redevelopment Agencies 
 High cost of living  
 Foreclosure and delinquency rates  
 Obstacles to Infill development 

 
 Aging population and expected 

changes in housing type demand 
 Changing preferences of younger 

workers 
 Infill development 
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Bay Area Population 

1900 660,000 

1940 1.7 Million 

2010 7.1 Million 

2040 9.3 Million (projected) 
 

1900 

1940 
 

Population data from US Census 
 
Maps courtesy of Global Metropolitan 
Observatory, Bosselmann, Moos, Doyle,  
©UC Regents 2012 

Bay Area Growth: 1900-2010 

2010 
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Regional Growth by 2040  

By 2040, the region is projected to have approximately 4.5 million jobs and 3.4 million housing 

units, or an additional 1.1 million jobs and 660,000 housing units from 2010. 3  This projected level 

of housing production is ambitious, yet provides a level of housing that supports a lightly lower 

employment growth than the region could potentially capture based upon its competitive advantage 

in high growth industries.4 

 

With the re-absorption of some 40,000 vacant, foreclosed units, this level of housing production of 

660,000 will allow the region to accommodate the 700,000 new households and 2.1 million people 

forecasted in the SCS through 2040. Because of the high unemployment levels in the 2010 base year, 

a significant number of new jobs will also go towards employing existing residents over this period. 

This also assumes that the rate of net in-commuting will remain at 2010 levels, greatly reducing the 

region’s reliance on surrounding areas to house our workforce.   

 

Table 2.2.  Regional Totals, 2010 and 2040 

 
2010 2040 

Growth 

2010 - 2040 

Population 7,151,000 9,299, 000 2,148,000

Households 2,608,000 3,308,000 700,000

Housing Units 2,786,000 3,446,000 660,000

Jobs  3,385,000 4,505,000 1,120,000

 

 

 

                                                 
3 Compared to 2007 pre-recession employment, the 2040 employment forecast reflects an increase of 850,000 jobs. 
4An economic analysis conducted by the Center for Continuing Study of the California Economy projected potential 
Bay Area employment of 4.6 million by 2040. (Levy 2012) However, the total job growth is constrained by our 
ability to produce housing, which is ambitiously estimated at 660,000 new units by 2040.  This is a higher level of 
housing production than that estimated by Karen Chapple, UC Berkeley, based on an assessment of previous 
housing production in the region, which estimates future housing production as low as 80% of existing levels, or less 
than 600,000. (Chapple 2012) 
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2.1 Employment Trends by 2040 

The region is forecast to grow slightly faster than the nation. Over half of the 1.1 million job growth 

is expected to occur between 2010 and 2020, which includes the recovery of close to 300,000 jobs 

lost since 2007. Many of these jobs will be filled by currently unemployed or underemployed 

individuals. From 2020 to 2040, the rate of job growth is forecast to slow down as retiring Baby 

Boomers exit the labor force (Levy 2012). 

 

The growth of 1.1 million jobs does not translate directly into new office, commercial or industrial 

space. About one third of these jobs could potentially be accommodated within existing offices and 

facilities given current vacancy rates and the higher regional employment levels experienced in 2000.   

 

 

Figure 2.1.  Regional Total Employment by Decade, Past and Future 
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Growth by Economic Sectors 

The leading sectors of the regional economy are defined by those directly involved in knowledge 

production.  This includes Professional Services, Information, Finance, and portions of the Health 

and Education sectors.  They all show high growth rates (see Table 2.3).  Many companies in these 

sectors have become more specialized on the design and development of new products and 

information, outsourcing the manufacturing and general professional services components.  These 

knowledge-based sectors are supported by a highly educated labor pool and provide many high wage 

jobs.  The Bay Area’s labor force has the highest share of college graduates (44%) when compared 

to any other region in the country (Levy 2012).  These leading sectors have represented and will 

continue to represent a high share of the total regional growth, accounting for over one third of total 

jobs. Although the knowledge-based sectors define the overall pace of growth for the region, their 

success is supported by and advanced by a very diverse regional economy.  

 

The Health and Education and Leisure and Hospitality sectors have not experienced the very high 

job growth of Professional and Business Services, but have displayed steady growth even through 

periods of overall economic decline.  Construction is expected to experience significant employment 

gains, particularly through the recovery period. 

 

Manufacturing and finance jobs have contracted over the last 30 years.  Much of the region’s 

traditional manufacturing employment has relocated to low cost labor regions in Asia and Latin 

America.  More recently, high tech manufacturing has also relocated out of Silicon Valley to lower 

cost locations.  Increases in productivity through information technology and automation have 

impacted all sectors, but manufacturing and finance in particular.  While the region continues to be 

an important financial center, finance-related jobs have been eliminated or relocated out of the Bay 

Area.  Manufacturing and Finance are not expected to contribute much to job growth but will 

remain stable sectors in the regional economy.  The decline of manufacturing and finance 

employment has resulted in a loss of some middle-income jobs for the region.  This is compounded 

by the polarized incomes between the highly specialized knowledge-based jobs and service jobs.  

Similarly, the agricultural sector—where food production is combined with high value tourism, 

organic markets, and farmers markets—has incorporated a wide range of services and exchange 



-17- 

networks with a resulting higher productivity for many businesses.  However, the number of jobs in 

this sector is expected to remain the same or decline. 

 

Table 2.3.  Total Employment and Growth by Sector, 2007, 2010 and 
2040 

 Total Growth 

 2007 2010 2040 2010-2040 2007-2040

      

Professional 633,000 596,700 973,600 376,900 340,600

Health and Education 420,100 447,700 698,600 250,900 278,600

Leisure and Hospitality 484,300 472,900 660,600 187,600 176,200

Government 529,400 499,000 565,400 66,400 36,000

Information 123,500 121,100 157,300 36,300 33,800

Transportation and Utilities 111,300 98,700 127,400 28,600 16,000

Financial 219,400 186,100 233,800 47,700 14,400

Construction 211,200 142,300 225,300 82,900 14,000

Retail 373,800 335,900 384,400 48,500 10,700

Agriculture and Natural Resources 27,900 24,600 22,700 -1,900 -5,200

Manufacturing and Wholesale 519,800 460,200 456,100 -4,100 -63,700

  

All Jobs 3,653,800 3,385,300 4,505,200 1,119,900 851,400

     Sources: Stephen Levy, ABAG 
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Figure 2.2.  Employment by Sector, Past and Future 
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Sectors, Occupations, and Incomes 

Within each industry sector classification is a wide spectrum of occupations and wages.  As Figure 

2.3 illustrates from statewide data, most industries provide jobs at a wide range of wage-levels, 

particularly the two sectors with the highest projected growth, Professional Services, and Health and 

Education.  Professional Services has the highest share of occupations that earn over $60,000 

annually, while Health and Education has the highest share of occupations that earn between 

$40,000 - 60,000:  both show substantial numbers of jobs at all wage levels.  Both Construction and 

Manufacturing and Wholesale have significant numbers of jobs in middle income occupations. 

Leisure and Hospitality (which includes hotels) and Retail both have a high share of low-income 

jobs with limited opportunities for promotion and higher wages.   
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Figure 2.3.  2010 California Employment Distribution by Sector by 
Income 
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The industry sectors also represent a wide range of occupations, which correspond to the different 

skill levels and types of training needed to fill these jobs. Figure 2.3 and Table 2.4 illustrate this by 

detailing the occupational breakdown and income levels within the Professional Services sector, 

which is projected to show the highest job gains in the coming decades.  

 

As Figure 2.4 demonstrates, less than half of the jobs within Professional Services are what one 

might first associate with that sector, with higher degrees of education, specialization, and wages 

(Management and Legal; Computer, Engineering, and Science; Business and Financial Operations; 

Healthcare Practitioners, Arts and Entertainment, Education, Sales). Close to a quarter of the jobs in 

this sector are Office and Administrative Support occupations, with an average estimated income of 

$33,000. Another quarter of the Professional Services jobs are filled by construction, maintenance, 

transportation, cleaning, and security occupations. 
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This is not to say that the continued national and regional shift towards knowledge and service 

industries does not have an effect on income levels and opportunities for career advancement for 

workers of different skill levels. Job declines in Manufacturing, Construction, and even Government 

have hit middle-income earners the hardest. As outlined later in this section, the share of households 

in the low and very-low income categories are projected to increase. Economic development and 

workforce policies in the region will need to work towards creating a higher share of middle-income 

jobs and improving opportunities for advancement among Bay Area workers. 

 

Figure 2.4.  2010 California Professional Service Jobs by Occupation 
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Table 2.4.  Average Income by Occupation, 2010 California 
Professional Service Jobs 

Occupation Average Income 

Management and Legal $100,400 

Computer, Engineering, Science 73,100 

Business and Financial Operations 62,900 

Healthcare Practitioners, Arts and Entertainment, Education, Sales 47,700 

Office and Administrative Support 33,000 

Construction, Maintenance and Repair, Production, Transportation 30,300 

Building Cleaning, Maintenance and Security, Other 23,800 

All Professional Service Jobs $50,500 

 
Note: Average income for the broad occupation categories above are approximations based on median income and 
number of employees for the 800+ detailed occupations under the BLS 2000 Standard Occupational Classification.  
Source: EDD and BLS, analysis by Karen Chapple, UC Berkeley, and ABAG. 
 

 

Growth Trends by Places 

Economic sectors organize jobs by activities and products such as sales, computer services, food 

preparation, or health care, among many others.  Each of these sectors includes many different 

subsectors and each subsector can occupy a wide range of buildings and places.  For example, the 

professional and business services sector include accounting, graphic design, testing laboratories, 

telephone services, janitorial services, waste collection.  These businesses can occupy an office, an 

industrial laboratory, or a treatment facility, among several other types of buildings.  Even within a 

particular type of business we can find many building types.  A graphic designer’s office can be a 

home office in Orinda or a floor of a high rise building in San Francisco’s South of Market District.  

In addition, economic activities are constantly changing their space requirements.  A printing 

company that retains the design component and outsources the actual production would only 

require a small office.  Thus, in order to forecast the regional employment distribution, the sections 

below summarize key land use trends that capture the ongoing spatial changes as well as changes in 

the labor force composition and workers’ preferences.  Overall trends suggest a transition toward a 

more focused employment growth pattern for the region.  This focused growth takes a variety of 

forms across the various employment centers throughout the region.   
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Knowledge-based, culture, and entertainment at regional centers 

Contrary to previous trends of job decline in major regional centers,5 the recent growth of 

professional services in close proximity to urban amenities is expected to lead to an increase of job 

growth in Downtown San Francisco, Downtown Oakland, and Downtown San Jose—assuming an 

appropriate provision of infrastructure, transit, and access to affordable housing.   At these regional 

centers, leisure and cultural activities have also been fueled by the Bay Area’s confluence of 

international business and leisure travelers as well as artists and entertainers.  Similar to the growth 

of San Francisco’s financial district in the 1970s, the Bay Area is attracting new businesses and 

workers seeking to locate in close proximity to related firms, services and amenities.  The new wave 

of businesses and professionals’ demand for building space prioritizes flexibility to adjust spaces to 

multiple functions and requires less office space per worker relative to the early growth of traditional 

downtown office space.   

 

Multiple activities and transit at office parks 

Office parks have and are expected to continue to accommodate a growing number of employees.  

However, given the limited land available for new office parks, existing vacant office space, and the 

preference for walkable, transit-served neighborhoods by a growing number of employers, office 

parks are expected to grow at a slower pace than in recent decades.  Existing office parks are also 

using less space per worker, providing transit access, and in a few cases adding housing, services and 

amenities.  The emerging private shuttle services run by businesses, particularly in San Mateo and 

Santa Clara Counties, are expected to grow and improve transit access while lessening, but not fully 

mitigating, increased freeway traffic congestion related to employment growth.   

 

 

                                                 
5 Regional centers have reduced their office jobs as a share of the region from 49% in 1990 to 41% in 2010.  
Downtown San Francisco and Downtown Oakland also reduced their absolute employment levels.  Downtown San 
Jose had a small increase.  



-23- 

Downtown areas and transit corridors serving residents 

Over the last decade, downtown areas in medium and small cities throughout the region have been 

expanding their services and jobs.  The number of shops and festivals around the historic train 

station has expanded in Downtown Santa Rosa.  Downtown Mountain View has a very active main 

street with an increasing number of restaurants and bars.  New entertainment venues and amenities 

have located in the core of downtown Livermore.  The increase in the senior population, combined 

with the region’s changing ethnic demographic profile, is expected to increase the need and demand 

for local services in downtown areas in close proximity to residential locations with greater 

transportation choices.   In the last decade, Priority Development Areas have shown an increased 

concentration of knowledge-based, arts, recreation, health, and education jobs.  

 

New vitality of industrial and agricultural land 

Manufacturing and wholesale distribution have experienced declining employment in many of the 

region’s key industrial areas.  However, in recent years a different and very diverse mix of businesses 

has relocated to these areas.  In addition to basic services such as shuttle services, refuse collection 

or concrete plants, industrial lands are now occupied by a wide range of businesses from food 

processing to high tech product development, car repair, graphic design, and recycling among 

others.  Because of their building and space needs, these economic sectors are coalescing in 

traditional industrial lands.  They provide essential support to the leading knowledge-based sectors 

of the economy as well as to residents. 

 

The trends in agricultural land have paralleled those of industrial land in its increasing diversity of 

activities.  But, in the case of agricultural land, growth is related to the addition of services and 

tourism.  The Bay Area’s wealth of agricultural land is unparalleled among our nation’s largest 

metropolitan regions and provides high quality products including a world-renowned wine industry. 

Beyond tourism, agricultural land and activity in the region is also a strong quality of life attractor for 

residents of the Bay Area.  
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2.2 Population Trends by 2040 

The forecasted population growth of 9.3 million people by 2040 is based on projected regional 

employment growth shaped by national economic and demographic forecasts (Levy 2012).  The 

relationship of jobs to population was calculated by Steve Levy of the Center for the Continuing 

Study of California’s Economy (CCSCE) based upon population characteristics.6  The population 

characteristics used in the scenario incorporate information from the 2010 Census and a statewide 

forecast produced by the California Department of Finance.7  Two major demographic changes 

shape the forecast of household and job growth: the increase in the senior population and the 

increase in the Latino and Asian populations.8   

 

These demographic changes lead to three major trends in the regional growth by 2040:  

 
1. Increase in group housing: The increase in the senior population results in an increase in the 

amount of residential care facilities, which is a major component of group housing.  More 

than 66,000 additional group housing residents are forecasted by 2040.  This is a 

conservative estimate based on current conditions.   

2. Decline in labor force participation: The overall labor force participation rate declines given 

the increase in the senior population, even taking into account increases in the percentage of 

people working beyond the age of 65.  This means that, by 2040, 49.8 people out of 100 will 

be employed or looking for work, compared to 51.6 in 2010.   

3. Increase in household size: The number of people per household is expected to increase 

from 2.69 in 2010 to 2.75 in 2040 as a result of the increase in the Latino and Asian 

population as well as the number and percentage of multigenerational households. 

 
A summary of demographic assumptions is included in the Appendix. 

                                                 
6 The Jobs-Housing Connection Scenario includes an adjustment of 0.7% higher employed residents than the 
numbers forecast by Levy.  This adjustment is the result of retaining the 2010 in-commute ratio out to 2040. 
7 The California Department of Finance assumes a statewide net migration averaging 177,000 per year, which 
represents 35% of the statewide total population growth. (State of California, Department of Finance, Population 
Projections for California and Its Counties 2000-2050, by Age, Gender and Race/Ethnicity, Sacramento, California, 
July 2007).  
8 Latino and Asian populations projected to increase 11.9% and 2.4% respectively. This change is already reflected 
in the existing population, where the non-Hispanic white population makes up 56% of 55-64 year-olds, while only 
making up 33% of 15-24 year-olds. 
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Figure 2.5.  Population by Age, 2010 and 2040 
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Figure 2.6.  Share of Population by Race and Ethnicity, 2010 and 
2040 
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2.3 Housing Trends by 2040 

Based on the employment forecast and the assessment of previous housing production, the Jobs 

Housing Connection Scenario assumes the production of 660,000 housing units.  This level of 

production will allow the region to house all its population by 2040.  This production of housing will 

be supported by current and new strategies in order to secure housing for residents at all income 

levels.  A regional concerted effort to support housing affordability will ensure that the Bay Area is 

able to retain the vitality and competitiveness of its economy and a high quality of life for all 

residents.   
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Housing and jobs 

The forecasted employment growth by industry is translated into occupation and wages to assess the 

income levels by 2040.  All income groups show an increase by 2040 with small changes in the 

distribution: higher shares for the very low and low income households and lower shares for the 

moderate and above moderate income households.9   

 

Table 2.5.  Number of Households by Income Group, 2010 and 2040 

 Very Low Low Moderate Above Moderate Total 

2010 25% 15% 18% 42% 100% 

2040 26% 17% 17% 39% 100% 

Source: EDD and BLS, analysis by Karen Chapple, UC Berkeley, and ABAG. 
 

As is the case today, high-income households are likely to have a wide range of housing options.  

However, in order to ensure a healthy economy the region will need to focus on strategies and 

investment that provide housing for much of the region’s workforce—sales clerks and secretaries, 

firefighters and police, teachers and health service workers—whose incomes would severely limit 

their housing choices.  This has been an increasing challenge in the region, particularly in 

employment-rich locations given that market-rate housing development has been increasingly unable 

to deliver housing for the middle class.  Even more challenging is the housing situation encountered 

by low and very low income households wage workers who struggle to find housing that costs less 

than 60% of their income. 

 

Housing choices – growing demand for new multifamily housing  

The demographic changes described above are changing the housing choices among Bay Area 

residents.  The growth of the senior, the Latino and Asian, and “echo boom” populations presents a 

different set of housing needs and choices.  People aged 55 and over are more likely to prioritize 

public transportation, walking, and access to amenities, and are more receptive to townhouses and 

condos with smaller yards and smaller units than other types of households (Myers and Gearin 2001; 

                                                 
9 The analysis translated industry sector-level employment forecasts by county into estimated growth in households 
in four income groups: very low (less than 50% of median county household incomes), low income (50-80%), 
moderate income (80% to 120%), and above moderate income (greater than 120%).   
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Belden Russonello & Steward 2011). Similarly, young singles are particularly attracted to places that 

offer walking access to shops, restaurants, cultural events, and clubs and prioritize short commutes 

(Belden Russonello & Steward 2011).10  This so- called “Echo Boom” generation has a particular 

affinity for neighborhoods where they can walk and bike as an option.11   Analysis indicates that 

Latino and Asian households have also shown a preference for more housing choices that provide 

access to services and amenities and that accommodate multigenerational families.  Cultural 

preferences of new immigrants also suggest they may be more willing to utilize public transportation 

and live in multifamily housing than native-born residents (Mendez 2005).   The large number of 

relatively affluent aging baby boomers, the minimal projected growth of the 35-54 age cohort, and 

the preference for urban living among echo boomers, suggests future growth in the market for 

multi-family housing in infill locations (Nelson 2011).   

 
While single family neighborhoods will remain desirable for a significant segment of our population, 

the current stock in relation to projected demographic change provides a large supply relative to 

demand in the coming decades.  This is in part because single family homes have been the 

predominant form of housing produced in the region for decades.  In contrast, townhouses, 

apartment buildings, condos, and other multifamily housing options are currently comparatively 

limited.12  

 
These changing preferences and demographics will impact the type and location of housing 

demanded in the future.  An analysis by Professor Arthur Nelson suggests that demand for 

multifamily homes in the Bay Area will increase as demand for single family homes decrease (Nelson 

2011).  Single family homes will still be the most sought after housing type, but as they currently 

represent over half (56%) of all homes, an oversupply is projected by 2040 when only 39% of 

households may be seeking single family homes.13  By contrast, the demand for multifamily homes 

may increase to 35% while demand for attached town homes may increase to 26% (Table 2.6).     

                                                 
10 “Generation Y” is the largest demographic cohort nationally.  (Harvard 2011)  
11 Department of Transportation statistics show that average daily vehicle miles travel (VMT) for people under 35 
has declined steadily since 1995. “Table 33. Vehicle Miles of Travel (VMT) per day for Younger Population Groups 
by Urban and Rural Household Location 2009 NHTS,” (U.S. Department of Transportation 2011).   
12 The Center for Transit Oriented Development’s analysis finds that 23% of Bay Area households (about 600,000) 
live near transit today, while there is a market demand for up to 38% of all Bay Area households to live in transit-
accessible areas in future decades. (Metropolitan Transportation Commission 2005). 
13 ABAG estimate based on Arthur Nelson’s work using projected totals from the Jobs Housing Connection Report.  



-29- 

Figure2.7. Housing Unit Demand by Building Type, 2010-2040 
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Source: ABAG, adapted from Arthur C. Nelson 

 

Table 2.6.  Net Housing Supply and Demand by Building Type, 2010-
2040 

Building Type Supply 2010 Demand 2040 

Housing 
Demand 
2010-2040 

Net Housing 
Demand 
2010-2040 

Multifamily 717,000 26% 1,206,100 35% 489,100 393,900 

Attached / Townhouse 508,000 18% 888,000 26% 380,000 306,100 
Detached / Single Family 1,535,000 56% 1,365,900 39% -169,100 0 

Total 2,760,000 3,460,000 700,000 700,000 
Source: ABAG, adapted from Arthur C. Nelson 

 

This projected oversupply of single family homes, however, is expected to dampen demand for 

other housing types by almost 170,000 units as some households that would otherwise choose 

multifamily units instead opt for single family homes made more affordable due to excess supply.  

As a result, new multifamily housing demand is estimated at 394,000 units, and 306,000 new units 

for attached town homes (Table 2.6). Although this suggests no demand for newly constructed 

single family homes, some production will occur as the Bay Area housing market adjusts to these 



-30- 

trends.14 See Appendix D for a list of other conditions that could impact the housing market in the 

future. 

 

In terms of cost, multifamily units constructed in suburban areas are less expensive than single-

family homes.  Although this is due in part to lower land costs, building construction cost data 

suggest that low to mid-rise buildings can be cheaper on a unit per acre basis as more units can be 

produced within the same land area.15  Because of this space efficiency, multifamily units also 

consume less energy and require less maintenance further reducing housing cost.  This holds true for 

larger family-sized units with several bedrooms that are, on average, smaller than their single-family 

equivalents (Figure 2.8).   

 

Figure 2.8. Construction Costs by Building Type (and units/acre) 
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14 Unlike a perfectly competitive market where supply and  demand react immediately to changes in market 
conditions, real estate supply is fixed in the short run and cannot respond quickly to a changing market.  As a result 
it takes a minimum of several years to develop new real estate. 
15 Price per square foot construction costs are higher for multi-family units overall. (R.S. Means; Housing 
Consultants).   

Source: R.S. Means Cost Manual, Bay Area
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3. Proposed Growth Strategy – Jobs and 

Housing 
 
The Jobs-Housing Connection Strategy provides a land use pattern for the region’s future 

population and jobs. This approach to growth has been shaped through extensive consultation and 

coordination over two years with a multitude of stakeholders—including elected officials, city and 

county planning staff, community members, and local and regional housing, transportation, and 

equity advocates—to address the needs and aspirations of each Bay Area jurisdiction and to define 

priorities for guiding the region’s development.  

 

A variety of land use and transportation scenarios have been developed by MTC and ABAG to 

balance community and regional objectives and to achieve the region’s Greenhouse Gas emissions 

reduction target. The Jobs-Housing Connection builds upon input received on previous scenarios as 

well as recent analysis addressing emerging demographic and economic trends to support the 

regional goals expressed in Section One—promoting a healthy economy, improving housing 

diversity and affordability, creating complete communities, and protecting the natural environment. 

The implementation strategy in Section Four will work in concert with the growth strategy to help 

realize these goals.  

 

Growth Strategy Elements 

The Jobs-Housing Connection Strategy’s growth pattern is shaped by a handful of key elements: 

locally selected Priority Development Areas (PDAs), the region’s core transit network, the Bay 

Area’s network of open spaces and conservation land including Priority Conservation Areas (PCAs), 

and opportunities to increase access to job centers. 

 

Priority Development Areas are nominated by local jurisdictions as appropriate places to concentrate 

future growth. PDAs are existing neighborhoods served by transit supported by local plans to 

provide a wider range of housing options along with amenities and services to meet the day-to-day 

needs of residents in a pedestrian-friendly environment. Local jurisdictions choose a Place Type for 

each PDA (such as regional center, transit neighborhood, or rural town), which provides a general  



-32- 

What is a Complete Community? 
 
Creating complete communities is a key objective of the Jobs 
Housing Connection Strategy. A complete community is a 
place where people can walk to schools, grocery stores, 
libraries, clinics, and other local amenities, as well as frequent 
public transit connected to job opportunities and regional 
attractions. Complete communities reinforce unique cultural 
and social networks while providing a variety of housing 
options that meet our future needs. Many Bay Area 
communities have these features, and the region’s coordinated 
planning and investment strategy can help extend these 
features to PDAs throughout the region. 
 
Qualities of a Complete Community 
 
 Shared Public Spaces

Providing parks, plazas, and 
other spaces for gathering, 
recreation, and events 
(Photo: City of Concord) 
 

Housing Choices
Meeting the needs of an 
increasingly diverse and 
aging population 
(Photo: City of Concord) 

Convenient Transit 
Creating connections to job 
opportunities and key 
regional destinations 
(Photo: neighborhoods.org) 

Shops and Services
Providing access to healthy 
food and services that meet 
unique community needs 
(Photo: Creative Commons) 

Complete Streets
Accommodating all travel 
modes; promoting active 
recreation and providing 
environmental benefits 
(Photo: City of San Francisco) 

set of guidelines for the character, scale, 

and density of future growth and best 

matches the community vision for the 

area.  The level of growth in each of the 

region’s more than 200 PDAs reflects its 

role in achieving regional objectives. A key 

part of the PDA strategy is to move away 

from an unplanned “project-by-project” 

piecemeal approach, toward the creation 

of attractive complete communities that 

meet the needs of existing and new 

residents and workers.  

 

A set of tables and maps later in this 

section describe the range of place types 

selected by communities for the PDAs 

throughout the region. The types are 

organized into high intensity, medium 

intensity, moderate intensity, and rural 

places. The first three categories of place 

types are established as regional policy; the 

rural types are currently evolving and 

guidelines may be added. 

  

The region’s core transit network and the 

services prioritized in the Draft 

Transportation Investment Strategy 

provide a strong foundation upon which 

to distribute future growth.  Many 

Regional and City Centers include at least 

one station served by the region’s major 

heavy- and light-rail systems—Bay Area 
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Rapid Transit (BART), Caltrain, the San Francisco Muni Metro, and Valley Transportation 

Authority (VTA) light rail. PDAs along this core network will be nodes connecting the majority of 

the region’s housing and jobs by 2040. Three planned heavy rail expansion projects – BART to 

Silicon Valley, BART to Antioch (“eBART”), and Sonoma-Marin Area Rail Transit (SMART) – 

provide an opportunity to more efficiently link residents to the region’s major job centers. Targeted 

residential and commercial development around stations along these new corridors (reflecting local 

plans) can help ease the Bay Area’s chronic housing shortage, improve the cost-effectiveness of new 

service, and preserve regional open space.  

 

The conservation, agricultural, and open space lands that help define the Bay Area and sustain our quality 

of life provide “edges” for future growth. Locally identified Priority Conservation Areas (PCAs) are 

a critical part of this network and a mechanism for implementing the Jobs-Housing Connection 

Strategy. PCAs are areas of regional significance that have broad community support and an urgent 

need for protection. Since 2007, more than 100 PCAs have been nominated.  PCAs will expand a 

regional greenbelt dedicated for preservation or protected by federal, state, and local policies. PCAs 

play a particularly strong role in implementing the growth strategy in the North Bay—where they are 

central to the character and economy of many communities. 

 

Increasing access to job centers for Bay Area residents has long been identified as a regional planning 

objective. To reinforce the Bay Area’s existing strengths and areas of potential future growth, the 

strategy takes into account the location of clusters of knowledge sector industries—focusing on 

PDAs with excellent transit access.  

 

Together, these elements set the stage for shaping the region’s future growth pattern, and for 

reinforcing the intent of the ABAG Executive Board to support equitable and sustainable 

development by "maximizing the regional transit network and reducing GHG emissions by 

providing convenient access to employment for people of all incomes by distributing total housing 

growth numbers to: a) job-rich cities that have PDAs or additional areas that are PDA-like; b) 

connected to the existing transit infrastructure; and c) lack the affordable housing needed to 

accommodate low-income commuters."16 

                                                 
16 ABAG Executive Board Meeting Summary Minutes, No. 381, p. 9. July 21, 2011. 
http://abag.ca.gov/abag/events/agendas/e091511a-Item%2006.A.pdf 
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Place Types: High Intensity   

Place Type Description Guidelines 

Regional Center 
 
Examples: 
Downtown Oakland; 
Downtown San 
Francisco; Downtown 
San Jose 

 

Primary center of 
economic and 
cultural activity for 
the region. 
 
Served by frequent, 
regional and inter-
city rail transit with 
major sub-regional 
and local 
connections. 

 8,000-30,000 
dwelling units 

 40,000-150,000 jobs 
 High- and mid-rise 

offices, apartments, 
and condos; ground 
floor retail 
 

New Projects 
 75-300 dwelling 

units/net acre 
 5.0 net FAR 

City Center 
 
Examples:  
Downtown Berkeley; 
Downtown  Concord; 
Downtown San Rafael; 
Downtown Santa Rosa; 

 

Sub-regional center 
of economic and 
cultural activity with 
some regional 
destinations.  
 
Served by frequent 
dedicated regional 
transit with 
connections to 
frequent sub-regional 
and local service. 

 5,000-15,000 
dwelling units 

 5,000-30,000 jobs 
 Mid- and low rise 

offices, apartments 
and condos; 
townhomes; some 
ground floor retail 
 

New Projects 
 50-150 dwelling 

units/net acre 
 2.5 Net FAR 

Urban Neighborhood 
 
Examples: 
East Sunnyvale; San 
Francisco Eastern 
Neighborhoods; 
South Hayward BART 
Station Area 

 

Residential areas with 
a mix of residential 
and local-serving 
retail uses.  
 
Served by frequent 
dedicated regional 
transit with 
connections to some  
sub-regional and 
local  service.  

 2,500-10,000 
dwelling units 

 Mid and low-rise 
apartments and 
condos; townhomes; 
local retail in 
individual or mixed-
use buildings 
 

New Projects 
 40-100 dwelling 

units/net acre 
 1.0 net FAR 
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Place Types: Medium Intensity 

Place Type Description Guidelines 

Mixed-Use 
Corridor 
 
Examples: 
East 14th 
Street/Mission 
Boulevard; El 
Camino Real; 
San Jose-
Camden Urban 
Village; San 
Pablo Avenue  

 

Focus of local 
community and 
economic activity for 
areas without a distinct 
center.  
 
Served by sub-regional 
transit (in some cases 
dedicated) and local 
transit. 
 

 2,000-5,000 Units 
 750-1,500 Jobs 
 Mid and low-rise apartments and 

condos; townhomes; small lot 
single family adjacent to corridor; 
local retail in individual or mixed-
use buildings 

 
New Projects: 
 25-60 dwelling unit/net acre 
 4.0 net FAR 

Suburban 
Center  
 
Examples: 
Dublin Transit 
Center; 
Livermore BART 
Station Area 

 

Sub-regional center of 
economic activity with 
local amenities in 
traditionally suburban 
areas, with some sub-
regional destinations. 
 
Served by dedicated 
regional transit with 
strong connections to 
sub-regional and local 
service. 

 2,500-10,000 Units 
 7,500-50,000 Jobs 
 Mid- and low rise homes and 

offices, townhomes; limited ground 
floor retail 

 
New Projects: 
 35-100 dwelling unit/net acre 
 4.0 net FAR 

Employment 
Center 
 
Examples: 
Mountain View-
East Whisman; 
San Jose-Old 
Edenville 

 

Region and sub-regional 
serving districts focused 
on employment-
generating uses.  
 
Served by dedicated 
regional or sub-regional 
transit (in some cases 
dedicated) and some 
local transit. Can also be 
served by employer 
shuttles. 

 Mid and low-rise office and flex 
commercial buildings; some 
ground floor local-serving  retail 

 
New Projects 
 1.5 net FAR 
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Place Types: Moderate Intensity 

Place Type Description Guidelines 

Transit Town 
Center  
 
Examples: Fremont 
Irvington District; 
Downtown Lafayette; 
Downtown Mountain 
View; 
Fairfield/Vacaville 
Train Station Area; 

 

Local center of 
economic and cultural 
activity with a range of 
housing options and 
local amenities. 
 
Served by dedicated 
regional or sub-
regional transit with 
strong connections to 
local transit. 

 3,000-7,500 dwelling 
units 

 2,000-7,500 jobs 
 Mid- and low rise office, 

apartments and condos; 
townhomes; small lot 
single family; ground 
floor retail 

 
New Projects: 
 20-75 dwelling units/net 

acre 
 2.0 net FAR 

Transit 
Neighborhood 
 
Examples:  
Castro Valley BART; 
Santa Rosa Roseland; 
Sunnyvale Tasman 
Crossing 

 

Residential 
neighborhoods with a 
variety of housing 
options and to local 
retail and services. 
 
Served by dedicated 
regional or sub-
regional transit, with 
some connections to  
local transit. 
 

 1,500-4,000 Units 
 Low-rise apartments and 

condos; townhomes; 
limited local retail 
 

New Projects 
 20-50 dwelling unit/net 

acre 
 1.0 net FAR 
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Place Types: Rural Town Centers and Corridors 

Place Type Description Guidelines 

Rural Town Center 
 
Examples: 
Downtown Dixon; 
Graton; 
Sebastapol;  

I  

Existing centers of 
economic and 
community activity 
surrounded by 
agricultural lands or 
protected 
conservation lands.  

 Within identifiable town 
center of rural community  

 Focus on improved 
access to local services 
and non-motorized 
transportation 

Rural Corridor 
 
Examples:  
Sonoma County - 
The Springs 

 

Existing community 
and commercial 
corridor for a rural 
community without an 
identifiable center. 
 

 Clearly defined edges 
surrounded by 
conservation or 
agricultural lands 

 Focus on improved 
access to local services 
and non-motorized 
transportation 

 



-41- 



-42- 



-43- 

Note: Some low-density residential areas with limited 
development potential are shown as "Developable 
Non-Urbanized Land" because existing development 
falls below the density threshold for "Urbanized Area"
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3.1 Distribution Approach 

 
To distribute future development, regional growth factors were applied to address the changing 

economic, demographic, and housing needs of the region.  Regional growth factors are based in part 

on: the growth potential of areas supported by transit and existing infrastructure; where housing is 

needed to support access to jobs; and where economic clusters support job growth.  A detailed 

description of the technical methodology is provided in Appendix B. 

 

Jobs 

The approach for distributing new employment growth accounts for job growth by sector and is 

linked to transit infrastructure and local input.  Employment growth is organized under three major 

groups: knowledge-sector jobs, population-serving jobs, and all other jobs.  Knowledge-sector jobs, 

such as information technology companies, legal or engineering offices, or biotechnology firms, are 

expected to grow based on current concentration, specialization, and past growth as well as transit 

service and access.  A map of the weighted knowledge strength index used to distribute knowledge-

sector jobs within each county is shown later in this section. Population-serving jobs, such as retail 

stores, or restaurants, are expected to grow in a manner reflecting the distribution of future 

household growth.  All other jobs, including government, agriculture and manufacturing, are 

expected to grow according to the existing distribution of jobs in each of these sectors. (See 

Appendix B for additional details on the employment distribution methodology.) 

 

Housing 

The strategy for locating new housing begins with local plans at the county, city, and PDA levels.  

Housing growth in each place was then adjusted to ensure that regional goals were advanced based 

on the following five regional growth factors: 1) level of transit service; 2) vehicle-miles traveled 

(VMT) per household17; 3) employment by 2040; 4) low-wage workers commuting from outside 

each place; and 5) housing value. More housing growth was directed to locations where the transit 

                                                 
17 Vehicle miles traveled (VMT) per household reflects both the total number of auto trips and the average distance of auto trips 
per household; greater VMT per household reflects greater auto usage and less transit usage, biking and walking to travel for 
daily needs. 
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system can be utilized more efficiently, where workers can be better connected to jobs, and where 

residents can access high-quality services.   

Housing growth was next adjusted to account for anticipated levels of growth outside PDAs, 

including that on presently undeveloped land, and to ensure that no county or city’s proposed 

growth substantially deviates from local plans.  The distribution accounts for current high vacancy 

rates by city by factoring absorption of existing vacant units to accommodate future households.  It 

also assumes an increase in group housing, reflecting the high rate of growth in the older population 

in the coming decades.  The VMT per household, employment, low-wage in-commuting, and 

housing value factors used to distribute housing throughout the region are shown later in this 

section.   

  

 

3.2 Future Growth Pattern 

Reflecting the strategy’s emphasis on the core regional transit network and connecting homes and 

jobs, San Francisco, San Mateo, Santa Clara, and Alameda counties account for the majority of 

housing growth (77%) and job growth (76%). Within these counties, the Bay Area’s three regional 

centers—San Francisco, San Jose, and Oakland—accommodate 42% of housing growth and 38% of 

total job growth by 2040. Corridors in the inner Bay Area, including El Camino Real/The Grand 

Boulevard, San Pablo Corridor, and East 14th–International Boulevard, also represents a major 

share of both housing and job growth, accommodating 19% of regional housing and 11% of 

regional job growth. This concentrated growth pattern will help leverage the region’s existing fixed 

guideway transit system and inner-Bay Area improvements identified in the RTP Investment 

Strategy, including Caltrain electrification, BART to San Jose, and service enhancements to existing 

routes. 
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Note: Knowledge Strength Index is weighted at the 
county level, not across region. 
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Contra Costa County accounts for 11% of the region’s new jobs and 12% of its new homes. 

Concord, Richmond, Pittsburg, and Walnut Creek, all with PDAs centered around BART stations, 

take on the largest shares of the county’s growth, at 23%, 12%, 9%, and 9% respectively.  PDAs in 

the county will take on 65% of the housing growth and 57% of the job growth.   

 

Major suburban employment centers in Alameda and Contra Costa Counties, including Concord, 

Walnut Creek, and the Tri-Valley communities of Dublin, Pleasanton, Livermore, and San Ramon, 

account for over 8% of the region’s new jobs and nearly 9% of its new homes.   

 

Figure 3.1. Employment and Housing Unit Growth by County 

 

 

With more limited transit access and fewer PDAs, North Bay Counties—Marin, Napa, Solano and 

Sonoma—are expected to take on a much smaller share of regional growth, accounting for 10% of 

new households and 13% of new jobs. Much of this growth will be focused into PDAs such as 

Downtown Santa Rosa, Petaluma, Fairfield, and Vallejo. In Marin, 22% of new jobs and 38% of 

new housing are anticipated in PDAs, while the share is 18% and 41% in Napa, 33% and 65% in 

Solano, and 56% and 72% in Sonoma. By concentrating growth into the inner Bay Area and 

communities with frequent transit service, the growth strategy helps North Bay communities to 

maintain their rural  
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and small-town character. While accommodating a very limited amount of new growth, Rural 

centers and corridors will enhance the pedestrian environment and access to local service in the 

traditional downtowns of many of these communities. 

 

Overall, well over two-thirds of all regional growth over the next 30 years is allocated within Priority 

Development Areas.  PDAs are expected to accommodate 80% (or over 525,570 units) of new 

housing, and 66% (or 744,230) of new jobs.  As a result, small cities, single family neighborhoods, 

and rural areas throughout the Bay Area have a very small share of the overall growth by 2040 and 

are expected to retain the same scale and character over the next 28 years.   

 

 

 

 

Figure 3.2. Share of Housing Unit Growth by Place Type  

 

 

 
15%

8%

7%

8%

13%

19%

9%

<1%
<1%

20%
Regional Center

City Center

Urban Neighborhood

Transit Neighborhood

Transit Town Center

Mixed-Use Corridor

Suburban Center

Rural Town Center

Rural Corridor

Non PDA



-55- 

3.3 Outcomes  

The Jobs-Housing Connection growth strategy is a major departure from the dispersed growth 

patterns of prior decades.  The benefits of this growth strategy will be felt both locally and 

regionally.  New growth within PDAs will enhance existing neighborhoods and give people more 

choices, while helping to reduce traffic congestion, provide housing that more people can afford, 

promote accessibility and public health, and protect our open spaces.    

 

Housing Diversity and Affordability 

The range of housing options available to Bay Area residents is anticipated to increase significantly 

over the next 30 years. Townhomes and multi-family condominiums and apartments are projected 

to make up nearly three-quarters of new homes during this period. While a variety of factors will 

determine the relative affordability of Bay Area homes, if obstacles to infill development can be 

cleared, production of a broader array of housing products should increase the availability of homes 

at lower price points. Single family homes will continue to make up more than half of the region’s 

housing stock in 2040. 

 

Open Space Protection 

By focusing more than 80% of the region’s new housing in little more than 4% of its land, the 

growth strategy makes efficient use of available infrastructure while protecting the region’s greenbelt 

from development. Nearly 99% of future homes are projected to be built within the existing urban 

footprint, preserving valuable conservation lands while reversing the previous century’s dramatic 

trend toward development in the region’s greenbelt.  

 

Active Transportation 

This focused pattern of development will promote better public health through improvements in 

pedestrian and bicycle accessibility: the amount of time people spend walking and biking for 

transportation increases from 9 minutes per day to 11 minutes, through improvements in walking 

and biking facilities and by locating housing closer to services.   
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Greenhouse Gas Emissions 

The concentration of growth into walkable communities along the region’s extensive transit network 

will have the added benefit of climate protection:  by 2040, per capita greenhouse gas emissions 

from transportation are projected to decline by 17% from today, exceeding the region’s target of 

15%. 

 

Table 3.2: Summary of Regional Outcomes 

Issue 2010-2040 Trend  Benefits and Challenges 

Housing Diversity and 

Affordability 

 Townhouses and multi-

family units make up 

73% of new housing  

 Retains existing single-family 

neighborhoods 

 Meets evolving housing demand 

 Requires clearing obstacles to 

infill development 

Open Space Protection  99% of new housing 

within urban footprint 

 Requires extension of existing 

open space policy protections 

and  

 Key natural resources, economic 

assets, and recreation 

opportunities preserved 

Active Transportation  Time spent walking and 

bicycling increases 22% 

 Benefits public health, but falls 

short of regional target 

 Depends upon successful 

implementation of complete 

communities approach 

GHG Emissions  17% reduction in per 

capita transportation-

related emissions 

 Exceeds 15% regional goal 
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Regional Transportation and Land Use Performance Targets  

To fully assess how the region will benefit by this concentrated growth pattern, MTC and ABAG 

adopted a set of performance targets for the Jobs-Housing Connection Strategy and the Regional 

Transportation Plan in January 2011. The performance targets set goals for regional transportation 

and land use planning, including climate protection, adequate housing, healthy and safe 

communities, open space and agricultural preservation, equitable access, economic opportunity, and 

transportation system effectiveness.  This set of targets includes state-mandated targets for 

greenhouse gas emissions reductions and housing need, and federal standards air quality.  In addition 

to these targets, a set of equity indicators were developed with the assistance of the Regional Equity 

Working Group and adopted to assess the distribution of the projected impacts of the Strategy and 

RTP on low- and non-low-income households, particularly in communities of concern18.  

 

Overall, the Jobs-Housing Connection Strategy and RTP make substantial progress in meeting 

regional goals. However, additional efforts and strategies are required to improve equity and overall 

performance.  The draft Transportation Investment Strategy of the RTP outlines several 

transportation investment strategies and policies that help achieve the targets. In addition, the 

Implementation Framework section of this report outlines a number of strategies that will help 

ensure economic prosperity, sufficient housing production, equitable access to opportunities, and 

open space preservation.  A detailed overview of the joint indicators can be found on the 

OneBayArea website.19 

 

                                                 
18 Communities of Concern have been identified by MTC where there are currently multiple overlapping 
populations of concern related to transportation, housing, and land use: minority residents, low-income residents, 
people who don’t speak English well or at all, households with no car, seniors 75 and over, people with disabilities, 
single-parent households, and over-burdened renters. Most of the communities of concern are in the region’s urban 
core, but there are also communities of concern located in suburban areas around the region. 
19 http://onebayarea.org/plan_bay_area/targets.htm 
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4. Proposed Implementation Strategy 
 
The Jobs-Housing Connection Strategy will be realized through collaboration between regional 

agencies, cities and counties, special districts, and the business and non-profit communities to 

achieve concrete outcomes. The implementation strategy that follows builds upon the integrated 

approach to regional planning described in Section One and the growth strategy outlined in Section 

Three to provide a set of actions aimed at placing the region on a path toward long-term 

sustainability. These actions are presented as a proposal for discussion and implementation of the 

Strategy’s goals.  

 

4.1 Goals 

The four goals introduced in Section One provide a framework for organizing the region’s approach 

to implementing the Jobs-Housing Connection Strategy. Goals are over-arching objectives for 

improving the future prospects of Bay Area communities, strengthening our environment, and 

enhancing our economy. Each goal provides the basis for an “action area” under which a set of 

implementation actions are grouped.  

 
Goal One: Increase the Amount, Affordability, and Diversity of Housing 

As the Bay Area’s population ages, the share of single-person household’s increase, and the 

demographic composition of families’ change, new housing must match changing needs.  Despite 

rising demand for housing around transit and in urban centers, obstacles to infill development 

coupled with rising housing prices have hindered the region’s ability to provide a more diverse range 

of housing choices. In the future, the Bay Area will require more multifamily housing accessible to 

jobs and services to support the development of rental and affordable housing.  

 
Goal Two: Create jobs to maintain and expand a prosperous and equitable 
regional economy 

As the Bay Area and the nation recover from the recent recession, maintaining a globally-

competitive region and capturing a greater share of future economic growth is a foundation for 

preserving and enhancing our region’s unique character and quality of life. Identifying sectors of 

strength and strategic importance and providing the region’s residents with the tools to thrive in 
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Downtown Station Area Plan (Santa Rosa) 
 
Santa Rosa’s historic downtown, long the civic 
core of the Bay Area’s fifth largest city, suffered 
major disinvestment in the mid-20th century. 
With the announcement that a Sonoma-Marin 
Area Rail Transit (SMART) would be located in 
downtown, the city began to plan for a future 
that celebrates downtown’s unique character 
and capitalizes on an opportunity to focus new 
jobs and housing in a  walkable location 
accessible by multiple transportation modes. 
With assistance from an MTC Station Area 
Planning Grant, the city developed and adopted 
a Downtown Station Area Specific Plan.  The 
plan built upon existing momentum toward 
revitalizing downtown by identifying land use, 
circulation, infrastructure and urban design 
policies to stimulate growth around what is 
projected to be the busiest SMART station. 
While the recent recession slowed projects 
planned for downtown, many of these projects 
have returned as the city and region’s economy 
recover. Designated a City Center PDA, 
Downtown Santa Rosa is a focal point for 
implementing the Jobs Housing Connection 
Strategy in Sonoma County and the North Bay.   
  

Source: City of Santa Rosa

these and other emerging industries provides a path forward. Cultivating the conditions for 

innovation—by strengthening our urban and city centers, supporting research, and reducing the cost 

of doing business—can position the region to capitalize on the opportunities of the future. The Bay 

Area must also create more living wage jobs 

by expanding the range of activities 

supported by the knowledge sector and 

building up industries that are poised for 

long-term stability of our labor force. 

 

Goal Three: Create a Network of 
Complete Communities  

Growing demand for affordable access to 

services,  increased awareness of the health 

impacts of sedentary lifestyles, and the 

challenge of climate change have all helped 

drive efforts to create complete communities 

that allow residents to meet their daily needs 

close to home and conveniently reach 

regional destinations. Communities with 

walkable streets, shops close to homes, and 

public open spaces, can improve wellbeing, 

reduce threats to physical safety, increase 

access to economic opportunities, and 

facilitate greater civic participation.  Building 

complete communities requires focused 

initiatives to improve schools, infrastructure 

and services, and to link homes with 

affordable transportation—including transit, 

walking, and bicycling. 
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Goal Four: Protect the Region’s Natural Environment 

The region’s network of open space, natural habitats and agricultural lands provide a wide range of 

environmental, social and economic benefits. Conserving habitats is an important part of 

safeguarding our limited water resources, preserving biodiversity, and protecting scenic landscapes. 

The region must continue to protect and expand the region’s conservation lands to supporting our 

long-term sustainability and preserve the qualities that attract a world-class workforce and visitors 

from around the globe.  

 

4.2 Implementation Actions 

Implementing the Jobs Housing Connection’s growth strategy and goals will require a set of parallel, 

well-coordinated actions by the Bay Area’s public, private and non-profit sectors. Actions range 

from continued collaboration between local and regional agencies to plan for PDAs and preserve 

PCAs, to state legislation creating new tools to support infill development following the loss of 

redevelopment agencies, and changes in federal laws that create disincentives to producing multi-

family and affordable housing.  

 

The Implementation Actions provide a special focus on Priority Development Areas (PDAs). For 

PDAs to drive the region’s future growth, they must be attractive, affordable places to live and 

work. A 2010 survey of Bay Area residents by MTC found that the top factors determining housing 

choice were proximity to key activities—work, family, friends, and school—followed by price. As 

the composition of households change, the relative importance of specific activities also changes, 

but the desire for the fundamental elements of a complete community—access to daily necessities, 

quality services, transportation options, a variety of housing choices, a safe environment, and social 

networks—remain  

 

While the economic, environmental, and social benefits of the PDA approach have been articulated, 

building complete communities on the ground involves improved (or new) infrastructure and 

services that must be funded and maintained. The communities that take on the vast majority of the 

region’s growth will need financial and technical support to guide what for many is a new approach 

to development.  Over the long-term, concentrating housing and jobs in PDAs may pay for itself 

through reduced public service costs, greater return on government investments, and increased 
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innovation. In the near-term creative implementation actions backed by firm commitments are 

needed to position PDAs to thrive.  

 

The implementation actions below are intended to initiate a regional discussion and set the stage for 

partnership. The actions will continue to be developed (and in some cases begin to be implemented) 

during the next year before a more solidified set is provided in the adopted Sustainable Communities 

Strategy in April 2013. Many of the revised actions are anticipated to inform a joint Bay Area 

legislative strategy pursued by a delegation led by MTC and ABAG on behalf of the region’s 

jurisdictions and non-profit organizations. This strategy will focus on both state and federal 

legislation, and be conducted in partnership with Bay Area elected officials.  

 

Because the SCS will be updated in 4 year cycles, implementation focuses on short term ongoing 

actions. It also includes initiatives—some of which can be completed within the period of this SCS 

and others that will be implemented over the medium to long-term but can be initiated in the short-

term. Potential partnerships are identified for some actions, and additional partnerships and funding 

strategies are anticipated to emerge through discussion. In addition to actions responding to the four 

goals, a set of actions addressing comprehensive planning and funding is included. 
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Table 4.1 Implementation Actions Summary 

Action Area Action 
1.1 Implement the One Bay Area Grant 
1.2  Complete PDA Growth Strategies 
1.3 Prioritize PDAs in the Regional Transportation Investment 

Strategy 
1.4 Work with the State to Adopt Legislation Supporting Infill 
1.5 Coordinate Local Efforts to Advance Development in PDAs 
1.6 Provide PDA Implementation Tools 
1.7 Identify Additional Funding for PDA Planning and 

Implementation 
1.8 Create a Transit Priority Policy for Public Buildings 
1.9 Create a Regional Strategy for Tax Reform 

Pursue 
Comprehensive 
Planning and 
Funding 

1.10 Ensure Coordination Between Regional Agencies 
2.1 Update Zoning to Reflect RHNA Commitment to PDAs 
2.2 Create a Regional Affordable Housing Trust Fund  

2.3 Increase Stability of Existing PDA Residents 
2.4 Expand Housing Choices for Seniors 
2.5 Facilitate land banking in PDAs 
2.6 Pursue State Legislative Change Supporting Housing 

Availability and Choice 

Increase the Amount, 
Affordability, and 
Diversity of Housing 

2.7 Pursue Federal Legislative Change Supporting Housing 
Availability and Choice 

3.1 Identify and Support Industries of Opportunity 
3.2 Align Workforce Investment, Training, and Community 

Economic Development with Industries of Opportunity 
3.3 Establish a Bay Area Centers of Innovation Initiative 
3.4 Inventory and Prioritize Industrial Land 
3.5 Create an Economic Development Strategy Addressing the 

Needs of Distressed Suburban Communities 

Create Jobs to 
Maintain and Expand 
a Prosperous and 
Equitable Regional 
Economy 

3.6 Pursue Federal Legislative Change to Support Economic 
Development 

4.1 Incorporate Community Vitality Policies into PDA Planning 
4.2 Shift Parking Policies in PDAs to Support Infill 
4.3 Create a PDA-focused initiative to improve educational 

performance 
4.4 Improve School Accessibility 
4.5 Implement Joint Use Agreements 
4.6 Increase Park Funding for PDAs 
4.7 Integrate Community Health into PDA Planning 
4.8 Coordinate Regional and Community Disaster Preparedness 
4.9 Integrate Sea Level Rise into Land Use and Transportation 

Planning 

Create a Network of 
Complete 
Communities 

4.10 Address the Potential Air Quality Impacts of Infill 
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Action Area Action 
Development 

5.1 Initiate Priority Conservation Areas Pilot Program 
5.2 Identify Resources to Preserve the Conservation Lands 

Network 
5.3 Complete the Region’s Three Major Multi-use Trails  
5.4 Extend the Expiration Dates of Existing Urban Growth 

Boundaries and other Policy Protections 

Protect the Region’s 
Natural Environment 

5.5 Develop a Regional Agricultural and Farmland Protection 
Plan 

 
 

 

Action Area One: Pursue Comprehensive Planning and Funding  

Overcoming obstacles to infill development and providing stability to existing low and moderate 

income households are essential tasks that support all four goals.  For the Jobs Housing Connection 

Strategy and PDAs to succeed in the coming decades, a set of short-term actions are needed to 

overcome these obstacles.  A first step toward implementation is organizing the region around a set 

of actions that can create the underlying conditions necessary for investment, job creation, and 

improvements in community wellbeing in PDAs and region-wide. These include: 

 
1.1. Implement the One Bay Area Grant Program 

The One Bay Area Grant (OBAG) will distribute $320 million over a four year period among the 

region’s Congestion Management Agencies (CMAs) to fund locally-tailored projects that support the 

Jobs-Housing Connection Strategy.  These projects will buttress the major regional investments 

identified in the Draft Transportation Investment Strategy—many of which reinforce or expand 

service in PDAs. In San Francisco, Alameda, Contra Costa, San Mateo and Santa Clara counties, at 

least 70% of OBAG funds will support investments in PDAs.  In the four North Bay counties, at 

least 50% of funds will support projects in PDAs, and a portion will support a pilot program to 

strengthen Priority Conservation Areas.  In advance of receiving OBAG funds, each CMA will 

develop a county PDA growth strategy for prioritizing projects—including criteria for land use, 

affordable housing, connectivity, access to employment, and other factors. 

Potential Partnerships: County Congestion Management Agencies (CMAs), Local Jurisdictions, ABAG, MTC 
Progress: Funded 
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Railroad Avenue Specific Plan  
 
The East Contra Costa BART extension (eBART) will 
provide service from the Pittsburg-Bay Point BART 
station eastward through the cities of Pittsburg, 
Antioch, and Oakley. MTC resolution 3434—which 
requires a minimum number of housing units 
around new stations—provided the impetus for an 
ambitious plan for the area around the planned 
eBART station at Pittsburg’s Railroad Avenue. The 
product of extensive public outreach and evaluation 
of potential development options, the Railroad 
Avenue Specific Plan articulates a vision for a 
walkable, mixed-use center of activity located at the 
crossroads of Pittsburg’s historic core and its more 
recently developed neighborhoods. 
 
The densities included in the Plan support 
resolution 3434 targets while providing an approach 
for increasing housing choices and non-motorized 
transportation options tailored to unique community 
opportunities and challenges. The effort was 
assisted by a planning grant from MTC and ABAG.  

1.2 Complete PDA Growth 
Strategies 

Each Bay Area county’s Congestion 

Management Agency (CMA) will 

prepare a PDA Growth strategy 

outlining a process for evaluating and 

funding projects in Priority 

Development Areas through the One 

Bay Area Grant. Completing the 

Growth Strategies will set the stage 

for timely selection and 

implementation of funded OBAG 

projects, and will demonstrate a firm 

commitment to improving 

infrastructure and mobility in 

PDAs—which in turn can build 

confidence on the part of employers, 

investors and state and federal 

funders. ABAG will support 

development of these growth 

strategies. 

Potential Partnerships: County Congestion 
Management Agencies (CMAs), Local 
Jurisdictions, ABAG, MTC  
Progress: Funded and Scheduled for 
Completion 
 
 
1.3: Prioritize PDAs in the Regional Transportation Investment Strategy 

The Draft Transportation Investment Strategy proposed for the Regional Transportation Plan 

(RTP) focuses on strengthening and expanding transit service and basic infrastructure in many of 

the region’s most densely populated PDAs. The combination of new service and “fix it first” 

transportation investment can make PDAs more attractive to businesses and residents, and increase 

access to opportunities for low-income, elderly, and transit-dependent households. In addition to 

supporting PDAs with strong existing densities, the expansion projects prioritized in the investment 
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strategy will provide an impetus for investment in PDAs that contain the few remaining 

opportunities for large-scale new development with convenient access to regional transit.  

Potential Partnerships: CMAs, Transportation Service Providers, ABAG, MTC 
Progress: Draft Regional Transportation Investment Strategy Completed 
 
 
1.4:  Work with the State to Adopt Legislation Supporting Infill Development  

Infill development in PDAs is anticipated to comprise most of the region’s long-term growth. The 

complexity of infill development—site acquisition and assembly, financing, and project-level 

environmental review–has traditionally limited the pace of growth in urban districts. This has 

become even more difficult with the elimination of Community Redevelopment Agencies in 

California.  New state-supported mechanisms are required to comprehensively plan for and facilitate 

infill development and create the community improvements required to implement the Jobs-

Housing Connection Strategy. Discussions underway to create either a new entity or set of tools to 

immediately support infill must be quickly advanced to set the stage for crafting and passing 

legislation.  

Potential Partnerships: Local Jurisdictions, ABAG, MTC, Legislators, Non-Profits 
 
 
1.5: Coordinate Local Efforts to Advance Development in PDAs 

A major impediment to housing production and infill development in the Bay Area is the often 

lengthy project entitlement process. In many cases, the amount of time required for planning and 

environmental review leads projects to miss the time period during an economic cycle when demand 

exists for new housing or commercial space. In the near-term, ABAG, MTC, and non-profit 

partners can work with local jurisdictions to implement proven strategies for advancing infill 

development in PDAs. Among these strategies are station area plans, reduced parking requirements, 

expedited processing, and programmatic Environmental Impact Reports (EIRs) that eliminate the 

need for individual project EIRs. ABAG and MTC will continue to support these efforts through 

PDA planning grants and technical assistance. 

 
In addition, as part of the EIR for the RTP and SCS, ABAG and MTC are exploring an approach 

that will provide “tiering” benefits for transportation and land use projects consistent with these 

plans.  If a viable approach is identified, it can be implemented through the EIR. 

Potential Partnerships: Local Jurisdictions, ABAG, MTC, Non-Profits 
Progress: PDA and Station Area plans supporting these objectives are underway or adopted 
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1.6: Provide PDA Implementation Tools  

Implementing the Jobs Housing Connection Strategy, RHNA, and state GHG targets will require 

significant, ongoing coordination between local jurisdictions, ABAG, and other regional agencies. 

To set the stage for infill development in PDAs, some communities have adopted Specific Plans, 

zoning ordinances, and other incentives. Many jurisdictions are likely to need additional tools and 

resources to create a scale, intensity, and character of development that supports community 

aspirations as well as meeting Place Type targets. ABAG can assist communities by providing a set 

of implementation tools that address community involvement, urban design standards, zoning, 

parking, complete streets, displacement, and the process for updating Housing and other key 

General Plan Elements. To help drive development that leverages regional and local infrastructure 

and other major investments, ABAG can tailor the tools to each Place Type. The tools would 

provide a foundation on which jurisdictions would layer the unique socioeconomic, architectural, 

and cultural qualities of communities to set the stage for the adoption and implementation of plans. 

These tools would build upon existing support provided by PDA planning grants and the PDA 

technical support program. 

Potential Partnerships: Local Jurisdictions, ABAG, MTC 
 
 
1.7: Identify Additional Funding Sources to Support PDA Planning and Implementation 

Focusing future growth into PDAs would support many state, regional, local, and civic objectives 

simultaneously—including greenhouse gas emissions reduction (both mobile and stationary source), 

increased access to transit and services, and walkable neighborhoods among others. Jurisdictions and 

the state can explore opportunities to dedicate portions of funds aimed at achieving these objectives 

specifically to PDAs, where implementation can be most efficiently and effectively coordinated. 

Non-profit funders can be engaged as well to identify opportunities to integrate the PDA framework 

into programming and funding plans. 
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Grand Boulevard Initiative  
 
The Grand Boulevard Initiative is a unique 
process involving the coordination of land use, 
transportation, and infrastructure planning 
among 16 cities along 43 miles of roadway. The 
GBI focuses on El Camino Real—a historic 
arterial (and former highway) that stretches 
down the Peninsula from Daly City to San Jose. In 
2007, jurisdictions engaged in parallel planning 
for portions of El Camino Real developed a set of 
guiding principles and initiated a long-tern 
process for transforming the arterial into a 
“Grand Boulevard” that provides smooth traffic 
flow while also offering an inviting pedestrian 
environment and providing priority for transit 
vehicles and bicycles. Managed by a 45 member 
task force with public, private, and non-profit 
representations, the Initiative has produced 
strategies for improving transit service, 
increasing housing choice and strengthening the 
16 activity centers along the corridor, and an 
infrastructure needs assessment and financing 
plan. With 13 Priority Development Areas and 
convenient access to 20 regional rail stations, the 
corridor will play a central role in successfully 
implementing the Jobs-Housing Connection 
Strategy and RTP. MTC and ABAG have 
supported the GBI with grant funding, 
complementing public and private funding 
provided by members of the initiative 
partnership. 

Source: Project for Public Spaces 

Potential Partnerships: Local Jurisdictions, ABAG, 
MTC, Legislators, Relevant State Agencies 
 
 
1.8: Create a Transit Priority Policy for 
Public Buildings 

To support PDAs and implementation of 

GHG reduction goals, the region’s 

jurisdictions, in partnership with state and 

federal agencies, can establish a policy 

requiring that locations within ½ mile of 

frequent regional transit service (or within 

PDAs if such service is not available) are given 

priority when locating local, regional and state 

public facilities such as administrative offices, 

schools, universities, and public safety 

buildings. This approach brings services closer 

to residents of PDAs, provides the critical 

mass needed to create active streets and 

support local services, and focuses sectors 

with a high propensity for transit ridership 

close to major transit investments. ABAG, 

MTC, and the region’s jurisdictions can 

support efforts already underway to reform 

the state and local criteria used to locate new 

schools—which for many years have 

inadvertently pushed them toward large 

parcels with limited access to surrounding 

communities. 

Potential Partnerships: Local Jurisdictions, Special 
Districts, Legislators, ABAG, MTC 
 
 
 
 
 



-68- 

1.9: Create a Regional Strategy for Tax Reform 

Our state and local tax structure remains an obstacle to creating a balanced regional growth pattern. 

The current approach to taxation creates incentives to attract development that maximize sales tax 

revenues at the expense of housing and the growth of industries capable of expanding the 

opportunities of residents and the employees of local businesses. A variety of best practices exist for 

addressing this challenge, but a regional discussion is needed to create solutions tailored to the 

unique needs of the Bay Area. Implementation of the Jobs-Housing Connection Strategy and RTP 

presents a new opportunity to discuss, evaluate, and identify potential approaches to redesigning our 

tax structure to achieve regional objectives without undermining local control. This can begin with 

the formation of a working group charged with analyzing and proposing options for wider 

discussion among regional and state stakeholders. 

Potential Partnerships: Local jurisdictions, ABAG, MTC, Legislators, Non-Profits 
 
 
1.10: Ensure Coordination Between Regional Agencies 

The initiation of Plan Bay Area and establishment of the Joint Policy Committee have set the stage 

for improved coordination between ABAG, MTC, BAAQMD, and BCDC. As plans and policies are 

developed over the next several years by each agency, continued coordination is critical to 

eliminating duplication and ensuring that these plans and policies work in concert to achieve shared 

regional objectives. A concrete plan for achieving coordination is being developed, and can be 

advanced in the near term to closely link parallel planning efforts.  

Potential Partnerships: JPC, BAAQMD, ABAG, MTC, BCDC 
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Action Area Two: Increase the Amount, Affordability, and Diversity of 
Housing 

Our approach to planning, funding, and building housing will need to shift to adapt to our region’s 

changing housing needs, in particular increasing housing production and affordability. The growth 

pattern in the Jobs-Housing Connection Strategy begins to address these challenges, but a 

coordinated set of actions is needed to provide the increased range of housing choices envisioned by 

this pattern. These actions include: 

 
2.1: Update Zoning to Reflect Regional Housing Needs Allocation (RHNA) Commitment 
to PDAs  

The 2014-2022 RHNA will allocate as much as 70% of new housing into PDAs, which will trigger 

rezoning in many jurisdictions to comply with its allocation. This is an essential first step to focusing 

growth into the communities that have agreed to accommodate the bulk of the region’s housing. To 

help facilitate this process, communities can adopt resolutions endorsing focusing RHNA 

allocations into PDAs in plan updates. ABAG can help support zoning updates by providing the 

tools described in action 1.3. 

Potential Partnerships: Local Jurisdictions, ABAG 
 

 

2.2: Create a Regional Affordable Housing Trust Fund  

The Transit Oriented Affordable Housing (TOAH) fund provides early funding for the acquisition 

of land for affordable housing development, which typically must be in place before state and 

federal subsidies can be attracted for a subsidized housing development. Because the program is a 

partnership of public, private and non-profit investors, regional funds (administered through MTC) 

can be leveraged to produce significantly larger impacts than an initiative funded primarily with 

public dollars.  More money however is needed.  

 
A carefully designed Regional Affordable Housing Trust Fund would provide much-needed funding 

for affordable housing development and infrastructure improvements in central PDA locations, 

while ensuring that all jurisdictions continue to contribute to meeting regional housing needs.  The 

Trust would require that a) affordable housing trust funds be redistributed within a balance of urban 

and suburban labor markets, and b) require all participating cities to adopt conforming Inclusionary 

Zoning Ordinances that includes zoning for a minimum number of affordable units.    
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The Regional Housing Trust would be an optional program funded by cities that approve housing 

projects that do not meet RHNA criteria.  Cities that contribute to the fund would receive partial 

RHNA credit for their contribution, and cities that accept additional affordable housing would be 

awarded trust monies to leverage other funding sources for affordable housing development and 

associated infrastructure improvements. 20  The Trust would also prioritize investments so that 

affordable housing subsidies are provided within the same labor market as the contributing city. 

  
Potential Partnerships: Local Jurisdictions, ABAG, MTC, HCD, Affordable Housing Advocates, Residential 
Home Builders, TOAH Fund investors.   
Progress: TOAH Funded (additional funding recommended) 

 

 

2.3: Increase Stability of Existing PDA Residents 

Putting in place policies to retain existing and create new affordable housing in PDAs as 

development proceeds is critical to securing the long-term diversity of communities and access to 

opportunities for residents of communities into which investment will flow. ABAG can work with 

other regional and state agencies to develop guidance for incorporating anti-displacement policies 

into the plans and investment priorities that emerge in response to the Jobs-Housing Connection 

Strategy.  This can range from requirements attached to funding for infrastructure and planning to 

regional housing incentives to support local efforts to reduce displacement, including community 

engagement, zoning, and job creation strategies.  A first step toward this is the integration of anti-

displacement criteria related to communities of concern into the PDA growth strategies developed 

by CMAs. ABAG and MTC will provide guidance for creating these criteria. 

Potential Partnerships: Local Jurisdictions, CMAs, ABAG, MTC, Non-Profits  
 
 
2.4: Expand Housing Choices for Seniors 

By 2040 over 2.1 million residents are expected to be 65 and over.  Many seniors will demand new 

multi-family housing with specialized services and amenities that cater to their needs, while others 
                                                 
20 The Sacramento Housing Agency provides an example of an affordable housing trust fund.  This agency administers both a 
city and a county trust fund that raises revenue for affordable housing through fees for nonresidential development.  No general 
fund monies are involved.  Between 1993 and 2001, over 1,000 housing units were developed with city trust funds, and over 
1,200 units were constructed with county trust funds.  City trust fund monies have leveraged a total capital investment of $153 
million while the county trust has leveraged $114.4 million.  Overall, the total Trust Fund generates $10 in additional economic 
activity for every $1 spent by the fund.  Establishing a Local Housing Trust Fund. (Institute for Local Government), February 
2007. 
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choose to remain in their homes.  The Bay Area can support senior housing choices by developing a 

range of public and private supportive housing models such as assisted living residences and 

continuing care retirement communities; modifying zoning codes to expand choices for older adults 

and others, including accessory dwelling units, multi-family rental units near transit, shopping, and 

other amenities; assisting aging homeowners with limited incomes by providing property tax relief 

programs, using housing vouchers to help aging renters’ afford to age in place; and expand the 

Home and Community Based Services Medicaid waiver program to provide services for older 

residents in their homes or in centralized locations. (Medicaid and Medicare funding can be used to 

cover nursing services that help older renters in multifamily settings access preventative care, avoid 

unnecessary hospitalizations, and shorten hospital stays, creating a net savings in health costs while 

improving quality of life). 

Potential Partnerships: ABAG, County Health Departments and Housing Authorities, Jurisdictions, Non-Profits 
 
 
2.5: Facilitate Land Banking in PDAs  

Many local governments have already taken steps to establish quasi-governmental entities, or land 

banks, to acquire foreclosed or tax-delinquent properties to ensure that they can later be put to 

publicly-beneficial uses following the recovery of the local land market. ABAG can work with 

jurisdictions to replicate successful implementation of land banking, and identify opportunities to 

link other affordable housing efforts (such as Transit Oriented Affordable Housing Fund) to land 

banking. 

Potential Partnerships: Local Jurisdictions ABAG, County Housing Authorities, Non-Profits, TOAH Fund 
Investors 
 
 
2.6: Pursue State Legislative Change Supporting Housing Availability and Choice 
A regional legislative agenda supported by the region’s public, non-profit and private partnerships 

could reduce barriers to, and increase opportunities for, greater housing production and 

affordability. 

 
Targeted state legislative changes include: 

 
Renewed Transit Oriented Development (TOD) Housing Program Funding (e.g. 
Proposition 1C) 

Since its passage in 2006, the Transit Oriented Development (TOD) Housing Program, 

administered by the state department of Housing and Community Development, has helped 
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numerous transit-oriented districts (most within PDAs) attain economic viability, and helped 

further market acceptance of TOD. Because Proposition 1C, the funding source for this 

program, is due to expire, a new infusion of state funds is needed to advance planning for 

PDAs with strong transit access. Ideally, these new funds would be adjusted to make PDA 

location an explicit criteria—potentially coupled with demonstration of a commitment to the 

PDA in the form of local and regional investment in infrastructure and other initiatives (e.g. 

through distribution of OBAG funds and adoption of housing elements and specific plans 

supportive of the Jobs Housing Connection Scenario and RHNA). 

 
Renewed Funding for the Multifamily Housing Program (MHP) 

Another PDA-supportive tool that is set to be lost with the expiration of Proposition 1C 

funds is the Multifamily Housing Program (MHP), which is among the most important 

statewide permanent financing source for subsidized rental housing. Given the accelerating 

unmet demand for multifamily housing in the Bay Area, the MHP has particularly strong 

implications for implementing the Jobs-Housing Connection Strategy. The region can work 

with the state to identify a permanent source to replenish the MHP, potentially including 

criteria consistent with that proposed for a renewed TOD Housing Program. In addition, 

the program can be adjusted to complement new affordable housing construction with 

strategies such as acquiring and rehabilitating foreclosed units. 

 

Align Low Income Housing Tax Credit (LIHTC) Qualified Allocation Plans with 
PDA Locations 

The Qualified Allocation Plan (QAP) governs the criteria by which the California Tax Credit 

Allocation Committee (TCAC) competitively awards competitive, or 9%, Low Income 

Housing Tax Credits, to proposed subsidized rental affordable housing developments. While 

some of the criteria reward qualities present or planned for PDAs, a more explicit criterion 

for PDA and transit-accessible location in the QAP would help focus rental housing into 

these locations, bringing residents closer to services and amenities.  

 
 

2.7: Pursue Federal Legislative Change Supporting Housing Availability and Choice 

A federal legislative agenda supported by the region’s public, non-profit and private partnerships can 

help remove obstacles to affordable housing, job growth, and infill development in the region, as 
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well as preparing PDAs to meet the region’s long-term housing needs and spark economic 

development. 

 
Targeted federal changes include: 

 
Augment existing bond programs to prioritize investment in PDAs 

Qualified energy conservation bonds, qualified redevelopment bonds, and smart grid 

investment green bonds can be increased by focusing these investments in PDAs—where 

they will be complemented by other major new infrastructure and programs. This approach 

would give communities a greater ability to customize, co-locate, and coordinate programs 

to meet their particular needs. A pilot project could be developed to prioritize PDAs for 

federal bonds to leverage local commitments and make more efficient use of federal funds. 

 
Increase Low Income Housing Tax Credits (LIHTCs) 

The Low Income Housing Tax Credit (LIHTC) is the most frequently used and significant 

program that subsidizes affordable rental housing in the United States and Bay Area. The 

LIHTC is embedded in the federal tax code and is therefore not subject to the federal 

government’s annual appropriations process. Increasing the availability of these credits, 

coupled with changes in the state’s allocation of the credits, would help focus housing 

investment into PDAs. 

 

Change LIHTC Rules to Allow Charging for Parking 

At present, the federal tax code does not allow parking construction costs to be included in 

the “eligible basis” used to calculate the amount of LIHTCs awarded to a subsidized rental 

project if a fee will be charged for the use of the parking facilities. This provision negatively 

impacts the financial viability of many subsidized rental housing projects, which are unable 

to include all of the costs of building parking garages, which can easily consume 20% of the 

construction budget for a development. This is particularly the case in infill locations such as 

PDAs in which structured or underground parking is necessary.  Changing this part of the 

code to allow projects to charge for parking would help reduce this barrier to building much 

needed affordable rental housing in PDAs and other infill locations. 
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Increase Funding for Affordable Housing Production Programs (HOME, CDBG, 
Section 202, HOPWA) 

Many affordable rental housing developments rely on funds from programs whose budgets 

are determined by the level of appropriations authorized by the federal government each 

year. While some of these programs received a temporary boost from the American 

Recovery and Reinvestment Act of 2009 (or ARRA, commonly known as “the stimulus 

bill”), on a long-term basis direct federal funding for affordable housing today is far below 

what it was several decades ago as a share of the US economy. A reversal in these trends 

would help to create more affordable rental housing in the Bay Area.     

 

Reform Tax Regulations that Restrain Housing Production 

One of the side effects of the Tax Reform Act (TRA) of 1986 was a dramatic reduction in 

the incentives embedded in the federal tax code for private investment in multifamily 

housing. While the LIHTC was included in the TRA in order to offset this change in 

incentives, it does so only partially, since LIHTCs can only be claimed on apartments rented 

at or below 60% of Area Median Income (AMI). A broader reform of the tax treatment of 

rental buildings would encourage more investment in unsubsidized Low and Moderate 

Income apartment building acquisition, rehabilitation, and construction.  

 
The federal tax code also allows all homeowners to deduct mortgage interest for both 

primary and secondary residences.  Changing this subsidy would steer investment from 

vacation homes to rental housing.  

Potential Partnerships for Federal Legislative Change: ABAG, MTC, Legislators, Local Jurisdictions, 
Non-Profits 
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Action Area Three: Create Jobs to Maintain and Sustain and Maintain a 
Prosperous and Equitable Regional Economy 

To support regional economic expansion and job creation, the region can focus on actions that 

address short-term challenges while also setting the stage for long term vitality. Actions focusing on 

specific sectors, incentives, and workforce issues can complement place-based efforts to create 

pathways to success and centers of innovation in PDAs. These actions include:  

 
3.1: Identify and Support Industries of Opportunity 

While the Bay Area’s recovery from the recession has created significant new investment and profits 

for businesses, job growth still lags behind. The jobs that have been created are increasingly 

concentrated at the low and high end of the pay scale. Targeting investment and training on growing 

industries that offer middle income jobs is one way to improve the economic prospects of the 

region’s communities. This will be a focus of the Regional Prosperity Plan led by a public/non-

profit partnership and funded by the U.S. Department Housing and Urban Development (HUD).  

 
Many of these industries will build upon the region’s existing strengths and clusters of knowledge, 

while providing greater opportunity to low-income residents in the region’s core. Some of these 

industries must be easily accessible to communities of concern in locations that are increasingly 

isolated from living wage job opportunities, such as Eastern Contra Costa and Solano Counties. In 

addition, the role of PDAs in structuring the region’s future growth must be kept in focus as 

potential locations and networks of transportation access for these industries are developed. Once 

identified, industries of opportunity can be the basis for coordination between the region’s 

educational institutions, industry groups, community organizations, and public agencies. Identifying 

these industries can be linked to actions involving pathways to success and focused job training as 

well as efforts to spark innovation. 

Potential Partnerships: Local Jurisdictions, ABAG, MTC, Non-Profits, Workforce Investment Boards, HUD, 
Relevant State Agencies, Community Colleges, Universities 
Progress: Funded and Planned 
 
 
3.2: Align Workforce Investment, Training, and Community Economic Development with 
Industries of Opportunity 

To complement the region’s focus on identifying Industries of Opportunity, regional agencies can 

work with the region’s Workforce Investment Boards, community colleges, non-profits, and other 
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Downtown Dublin Specific Plan 
 
The core of a small community until the 1980s, 
Downtown Dublin has grown into a largely auto-
oriented district providing retail and services for 
surrounding communities. The opening of the 
West Dublin Station BART station in 2006 
adjacent to Downtown provided an impetus for 
re-imagining the area. Adopted in 2011, the 
Downtown Dublin Specific Plan calls for a 
dynamic commercial and mixed use center that 
acts as both a local anchor and regional 
destination for commercial development as well 
as shopping and entertainment. This vision is 
supported by zoning, urban design, and 
circulation adjustments, and a plan for required 
new infrastructure in what is a largely built out 
area. To account for the benefits of the proposed 
development pattern for pedestrians, bicyclists, 
and the environment, the plan includes a 
guiding principle to accept increased traffic 
congestion in downtown—an important 
compromise needed to relieve projects from the 
traffic impact analysis that often delays or halts 
infill development.  
 
Designated a Suburban Center PDA, Downtown 
Dublin will be instrumental in focusing the new 
jobs and housing projected for the city into a 
walkable, easily accessible environment. 
 
 

entities that provide technical training to align these programs with the skills needs of key industries. 

In addition, local and non-profit agencies that assist small business formation can be involved in this 

coordination. This effort to align objectives can also involve industry partners that make 

commitments to link trainees to 

career-ladder positions. 

Potential Partnerships: Local 
Jurisdictions, Workforce Investment 
Boards, Community Colleges, Universities, 
Non-Profits, ABAG 
 
 
3.3: Establish a Bay Area Centers 
of Innovation Initiative 

The Bay Area has a wealth of 

research institutions, a vibrant 

venture capital community, talented 

workforce, and a variety of existing 

and planned public investments, but 

these are often physically separated. 

Many PDAs are ideal locations for 

bringing together these resources 

for mutual benefit, in particular 

Regional, City, and Transit Town 

Centers. While some centers are 

already places of exchange and 

innovation, others have an 

unrealized potential to become focal 

points for sectors that lack an 

attractive urban “place” in which to 

converge. Through investment in 

community infrastructure, quality 

urban design and the convergence 

of knowledge, the region’s centers 

can become places that stimulate 
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new ideas and draw connections between people, industries, and investments that currently have 

infrequent contact.  

 
The region can begin to achieve this potential through an initiative to create a network of Centers of 

Innovation located within PDAs. These centers will combine a focus on creating the elements of 

complete community—pedestrian-friendly streets, access to daily conveniences, attractive gathering 

spaces–with an effort to spur innovation and job creation in a particular sector (e.g. energy, digital 

media, etc). Depending upon the scale of the center and community aspirations, this will involve 

partnerships between universities, industry groups, employers, and city and regional agencies. In 

addition to attracting investment and talent related to specific sectors, centers will host pilot projects 

for new ideas and technologies that will be integrated into streets, buildings, and homes, creating 

training and employment opportunities to local residents and students. Centers will be coordinated 

by a research and business development team that facilitates knowledge sharing, tracks the success 

of pilot projects, and helps promising businesses “scale up” their operations in a location within the 

center or elsewhere in the Bay Area (in turn capturing jobs that might otherwise be created outside 

the region). 

 
The specific mechanisms by which the centers would attract investment and tenants (e.g. tax 

incentives, etc) would need to be developed through partnerships created for each center involving 

research institutions, industry groups, regional agencies, and local jurisdictions. 

Potential Partnerships: Local Jurisdictions, ABAG, Universities and Research Institutions, Workforce Investment 
Boards, Non-Profits 
 
 
3.4: Inventory and Prioritize Industrial Land 

To help ensure an adequate supply of land to support long-term economic vitality and facilitate the 

growth of industries of the future, the region can create an inventory of the region’s industrial land 

and prioritize areas that are home to thriving industries and/or provide capacity for accommodating 

emerging industries. As parts of the region transition from manufacturing and wholesaling activities 

to a more diverse industrial base that includes a greater proportion of Production, Distribution, and 

Repair (PDR) companies engaged in smaller scale activities, strategies for making land and space 

more flexible for users with a variety of needs will be needed. This initiative would be linked to the 

“industries of opportunity” and efforts to help firms “start up and scale up” within the Bay Area, 

and would require significant coordination between regional agencies, cities, and industry. This 
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effort would also include a strategy for retaining space focused on the needs of targeted industries, 

maintaining affordable leases, facilitating adaptation over time, and concentrating activity in 

locations with access to communities of concern, knowledge and infrastructure networks, and goods 

movement corridors. 

 
To assist jurisdictions with limited resources, ABAG can develop replicable zoning strategies for 

industrial land that facilitate adaptation to sectoral shifts and changing spatial and user needs.  

Potential Partnerships: Local Jurisdictions, ABAG, MTC, Non-Profits 
 
 
3.5 Create an Economic Development Strategy Addressing the Needs of Distressed 
Suburban Communities 

The impacts of the recession and foreclosure crisis had disproportionately negative impacts on many 

communities at the edge of the region. During the past decade, the desire for home ownership, safer 

neighborhoods and better schools helped fuel an outward migration of low and moderate income 

households and communities from the region’s core to our suburban communities. In the wake of 

the recession, many of these communities face unique challenges that traditional local economic 

development strategies were not designed to address. Limited services, lack of affordable access to 

job opportunities, high foreclosure rates, and sustained unemployment have made many households 

vulnerable to long-term poverty. In many cases, this situation is exacerbated by local budget 

challenges.  

 
Because no relevant “best practices” are readily available, and the networks of social services and 

affordable transportation necessary to address the new challenges are not in place, a focused effort 

by regional and local partners that begins to address these unique conditions can be initiated. This 

effort would identify the specific industries of opportunity for different parts of outlying 

communities, including opportunities to leverage unique community assets, identify crucial 

infrastructure and service improvements, and build capacity for implementation. This effort can be 

integrated into, and/or aligned with, the Regional Prosperity Plan, and can include implementation 

of pilot programs into suburban PDAs.  

Potential Partnerships: Local Jurisdictions, ABAG, Non-Profits 
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3.6: Pursue Federal Legislative Change Supporting Economic Development 

Several changes to federal legislation, pursued by the Bay Area’s elected officials and a public, non-

profit and private partnership can help expand economic development opportunities in the region—

particularly for low-income residents and small businesses. 

 
Targeted federal legislative changes supporting economic development include: 
 

Expand Earned Income Tax Credit (EITC) 

The Earned Income Tax Credit, targeted to low-income households, is widely credited for 

reducing poverty. Expanding its depth and reach will put more buying power into the hands 

of low-income households, thus making it easier for them to meet basic needs, including 

housing, on what they earn from low-paying jobs.  

 
Expand CRA to Cover Business Loans 

The Community Reinvestment Act (CRA) is federal legislation which ensures that banks do 

not unduly deprive households living in historically redlined neighborhoods, many of which 

coincide with the Bay Area’s PDAs, from access to credit. The CRA already allows banks to 

use lending to small businesses in disadvantaged areas to count towards their obligation, but 

the program is underutilized. An initiative to increase awareness of this option and connect 

lenders with entrepreneurs could help many small businesses start up and grow.    

 
Support Entrepreneurship via Schedule C Preparation Assistance 

Small businesses, particularly micro-businesses and self-employed contractors, are often 

unaware of the multiple tax benefits available to them.  One opportunity to provide technical 

assistance and boost entrepreneurial capacity is via Schedule C preparation, and several pilot 

programs have successfully helped businesses expand through interventions that start at tax 

time.  The strength of this approach is its scalability: nationally, two million entrepreneurs 

file a Schedule C for the first time each year. 

 

Increase New Market and Historic Preservation Tax Credits 

Low Income Housing Tax Credits (LIHTCs) are not the only element in the federal tax code 

that helps cities and counties address local priorities. New Markets and Historic Preservation 

Tax Credits are well-established incentives that encourage project sponsors to pursue 

commercial developments in disinvested neighborhoods, and rehabilitate or adaptively reuse 
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historically designated properties, respectively. Because many PDAs have experienced long 

periods of disinvestment, and because many have a rich inventory of historic properties in 

need of reinvestment, an expansion of these two tax credit programs would strengthen the 

inflow of capital into these areas.  

 
Augment Existing Grant and Loan Programs (CDBG Section 108 loan guarantees, 
Economic Development Initiative Grants, Neighborhood Initiative Grants) 

Cities and counties rely heavily on federal grant and loan programs to build infrastructure, 

steer investment towards designated areas, ameliorate social conditions, and to undertake 

other locally important priorities. By augmenting these programs, cities would have a greater 

ability to ensure that local conditions are favorable for commercial and housing investment 

within the PDAs inside their boundaries in ways tailored to match their locally specified 

priorities. 

Potential Partnerships for Federal Legislative Change: ABAG, MTC, Bay Area Legislators, Local 
Jurisdictions, Non-Profit Partnerships 

 
 
 
 
Action Area Four: Create a Network of Complete Communities 

Completing the comprehensive planning and funding actions in Action Area One will clear many of 

the barriers to creating complete communities in the region’s jurisdictions. Other elements of 

complete communities—such as public spaces, quality schools, and improved public health—can be 

addressed by a complementary set of actions. Focused public investment in PDAs creates an 

opportunity to stimulate private development while increasing opportunities for low-income 

residents and reinforcing the unique qualities of the region’s diverse communities. Achieving this 

objective will require a coordinated effort that couples incentives for new development with actions 

that preserve community assets, improve the quality of public services available to low-income 

residents, and reduce the risk of displacement. These actions include: 

 
4.1: Incorporate Community Vitality Policies into PDA Planning 

Ensuring that community investments reinforce and enhance the vitality of existing communities is a 

crucial challenge in the successful implementation of a PDA-focused growth strategy. Policies that 

reduce displacement risk can be coupled with efforts to support the social and cultural networks 

critical to community wellbeing. These can include: ensuring an inclusive engagement process 
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incorporating an evaluation of key community assets; preserving the scale and character of thriving 

commercial corridors that serve unique community needs; and directing resources to organizations 

and cultural and formal and informal spaces that help bring communities together. The region can 

build upon its previous work assessing the challenges and opportunities of Transit Oriented 

Development in communities of concern by creating guidelines to help guide PDA planning and 

strengthen incentives already included in PDA planning grant program and other funding sources 

that prioritize PDAs. 

Potential Partnerships: Local Jurisdictions, ABAG, Non-Profits 
 
 
4.2. Shift Parking Policies in PDAs to Support Infill 

Parking costs can undermine the financial viability of development projects, particularly for infill 

projects that require structured or underground parking (which can cost as much as $40,000 per 

space). In PDAs with convenient transit access, minimum parking standards can create more 

parking than is needed while significantly increasing the cost to homeowners and renters.  

Potential Partnerships for State Legislative Change: ABAG, MTC, State Legislators, Local Jurisdictions, Non-
Profits 
 
 
4.3: Create a PDA-focused Initiative to Improve Educational Performance 

Schools in PDAs currently have a disproportionate number of students living in poverty and 

learning English as a second language, and often lack the resources to address the unique challenges 

facing these students outside the classroom.  While many schools targeted for educational reform 

are in PDAs, jurisdictions and the region lack a coordinated strategy to link educational investment 

with investments in parks, transit, wrap-around social services, and economic development. Given 

that families’ locational choices are linked in part to school quality, addressing school quality in 

PDAs, which are expected to take the bulk of housing growth, will be of primary importance to 

ensure the success of the Sustainable Communities Strategy. 

 
Regional agencies can work with local jurisdictions, the state, the region’s school districts, and 

economic development groups to create pathways to success for residents of PDAs—focusing first on 

communities of concern. This would involve aligning preschool, K-12, adult learning, school-based 

social services, and training to the unique needs of communities and expanding industries offering 

career-ladder jobs. This approach would be coupled with focused investment in the neighborhood 

infrastructure such as safe routes to school, complete streets, parks, and community centers. ABAG 
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can facilitate dialogue and implementation between jurisdictions, school districts, and other 

stakeholders, and potentially administer a competitive pilot program. 

Potential Partnerships: School Districts, ABAG, Non-Profits, Workforce Investment Boards, Universities and 
Research Institutions 
 
 
4.4: Improve School Accessibility 

Many children do not attend their nearest local school, and even those that do often cannot 

conveniently walk, bicycle, or take transit to school.  Developing and improving multi-modal 

transportation options to and from schools located within or near PDAs can help increase the range 

of school options available to families. Improving bicycling and walking accessibility to schools can 

also help to improve the public health of children.   

 
Regional agencies, in coordination with local jurisdictions, transit agencies, school districts and 

public health department, can help to support transit, walking and bicycle accessibility in a number 

of ways, including: continued funding for accessibility improvements in PDAs through the OBAG 

grant and Safe Routes to Schools programs, support for transit-school schedule coordination, 

reduced price or free student transit passes, and development of local carpool and rideshare 

programs for parents.   

Potential Partnerships: Local Jurisdictions, ABAG, MTC, School Districts 
 
 
4.5: Implement Joint Use Agreements  

The resources available on school campuses and adjacent public facilities are often underutilized, 

leading to gaps in services or duplication of services. Agreements between school districts and other 

public (often a city) or private entity addressing the joint use of facilities (e.g. libraries, gymnasiums), 

land, and utilities are in place in many locations throughout the region, and have significantly 

increased access to important amenities in many communities. These agreements are particularly 

important to creating complete communities in PDAs with limited resources. To help facilitate joint 

use agreements, regional agencies can distribute language developed by non-profit organizations 

with experience negotiating these agreements in Bay Area communities. 

Potential Partnerships: School Districts, Park Districts, Local Jurisdictions, Non-Profits, ABAG 
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North San Jose Area Development Policy 
 
North San Jose, one of the region’s four Regional Centers, has one of the Bay Area’s 
strongest concentrations of office parks and is home to a number of industry-
leading tech companies.  As the preferences of employees and major firms shifts 
toward mixed-use environments with strong transit access, the City of San Jose has 
begun to re-envision North San Jose as a series of complete communities. 
Transforming an environment designed for convenient automobile travel and 
single-use office buildings is a unique challenge that has rarely been successfully 
addressed.  
 
Adopted in 2010, the North San Jose Development Policy builds upon the area’s six 
Light Rail stations and strong demand for multi-family housing by providing 
guidelines for the re-use of existing properties and the development of new 
properties that emphasize pedestrian comfort, provision of public services such as 
parks and schools, and the integration of local-serving amenities throughout the 
district. As the region recovers from the recession, North San Jose has seen 
numerous new multi-family housing projects, marking the first steps toward 
making the district a complete community with a range of jobs and housing 
opportunities.  
 

 
 
 
4.6: Increase Park funding for PDAs (e.g. Proposition 84) 

Ensuring that all Bay Area residents can access public open spaces requires sufficient local, state, and 

federal funding for the acquisition of new urban parks, the renovation and management of existing 

urban parks, and for park stewardship and programming. A bond measure passed by the state’s 

voters in 2006, Proposition 84, authorized roughly $5.4 billion in funding for a list of priorities that 
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includes state and local parks. More such funding will be needed to help Bay Area cities keep up 

with the demand for open space within PDAs as they absorb a growing share of the region’s jobs 

and housing. Expanded funding or new legislation supporting new funding could prioritize 

acquisition of new parks and park maintenance within underserved PDAs with a high percentage of 

children.  Regional agencies will continue to work with the State’s Strategic Growth Council to 

secure additional funding for parks. Another funding option would be to collect an open space fee 

from large market-rate developments within PDAs, or PDAs with limited parkland. 

Potential Partnerships: Park Districts, Local Jurisdictions, ABAG, MTC, Legislators 
 
 
4.7: Integrate Community Health into PDA Planning 

Growing awareness of the impact of the built environment on public health has led a number of Bay 

Area cities to integrate health into General, Specific, and other plans. Increased collaboration 

between departments of public health and planning departments can help make the design of 

communities more supportive of positive health outcomes while reducing duplication and 

inefficiency. Local jurisdictions can draw upon the successful experience of other communities and 

researchers to develop community health elements for general plans and to evaluate the health 

impacts of programs and policies. Regional agencies, non-profits, and health departments from 

jurisdictions that have woven health into planning processes can work with other jurisdictions to 

create health policies as a component of planning documents. Depending upon the community, 

these documents could emphasize issues such as the provision of locally-tailored health services, 

access to healthy foods, and expanding passive and active recreation opportunities. 

Potential Partnerships: Local Jurisdictions, Health Districts, ABAG, Non-Profits 
 
 
4.8: Coordinate Regional and Community Disaster Preparedness  

At the core of disaster recovery are the social and physical assets of individual communities. The 

region can work with local jurisdictions to connect communities to critical regional information and 

resources, and to strengthen community-level preparedness. This could include establishing a 

"neighborhood support center" in a centrally located community gathering place, such as a 

community center, to hold meetings, exercises, and other awareness raising activities, as well as 

provide updated data and information. After a disaster, hubs can become sources for the 

distribution of goods, data centers, and touch points for community members. These hubs should 
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be easily accessible by foot and emergency transit, especially in lower density and transit dependent 

communities. 

Potential Partnerships: Local Jurisdictions, ABAG, Relevant State and Federal Agencies 
 
 
4.9: Integrate Sea Level Rise into Land Use and Transportation Planning 

Sea level rise is a likely consequence of climate change.  This requires advance planning and 

infrastructure to protect areas around the Bay.  The Joint Policy Committee (JPC) has accepted this 

challenge and is scoping a strategy to address it.  Where vulnerabilities are identified, the JPC will 

work to integrate adaptation and mitigation actions into specific plans, zoning, and other relevant 

planning policy. 

Potential Partnerships: Regional Agencies, Other Special Districts  
 
 
4.10: Address the Potential Air Quality Impacts of Infill Development 

In concert with ABAG and MTC efforts to address mobile source GHG emissions, the Bay Area 

Air Quality Management District (BAAQMD) has identified regional solutions to both mobile and 

stationary source emissions while also developing strategies for reducing the impacts of pollutants 

on public health. At the regional scale, focused growth coordinated with transit investments 

improves air quality and GHG emissions. At the community scale, infill development has the 

potential to create air quality impacts. Addressing this challenge will require ongoing coordination 

between ABAG, MTC, local jurisdictions and BAAQMD to identify strategies that balance the 

benefits of infill development with the imperative of protecting public health. 

Potential Partnerships: Local Jurisdictions, BAAQMD ABAG, MTC 
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Action Area Five: Protect the Region’s Natural Environment 

Preserving the region’s ecologically, culturally, and economically valuable network of conservation 

lands can be addressed through near-term actions that expand upon ongoing programs as well as 

initiatives that provide the foundation for achieving the Strategy’s open space goal, while also 

supporting the concentration of investment and future growth in PDAs. These actions include: 

 
5.1: Initiate Priority Conservation Areas (PCAs) Pilot Program 

The PCA Pilot Program included in the One Bay Area Grant provides an opportunity to accelerate 

the protection of key natural lands. The program will initially provide $5 million to fund purchase of 

PCAs and conservation in North Bay Counties. Successful pilots can provide the basis for similar 

efforts elsewhere in the region and build momentum for protecting additional PCAs in the North 

Bay. Regional Agencies, local jurisdictions, and conservation organizations can begin immediately to 

identify partnerships to acquire and dedicate PCAs that begin to identify natural, agricultural, and 

open space assets for protection. 

Potential Partnerships: Local Jurisdictions, Non-Profits, ABAG 
Progress: Funded and Planned 
 
 
5.2: Identify Resources to Preserve the Conservation Lands Network (CLN) 

The Conservation Lands Network is a group of interconnected habitats critical to preserving the 

region’s natural resources and unique environmental qualities identified by a collaborative group of 

125 scientists and resource managers. The CLN includes many PCAs, as well as other valuable lands 

throughout the region.  Portions of the CLN are already protected by federal, state, and local 

regional policies or land trusts.  For areas that are not yet protected, regional, state, and federal funds 

are needed to ensure long-term preservation. While urban growth boundaries and other policy 

mechanisms used by jurisdictions can help secure the network, long-term protection will require 

greater funding than is currently available. Regional agencies can help advance this process by 

brining together interested parties, including the federal and state government, together to identify a 

clear strategy for obtaining the substantial amount of funding needed to secure the CLN. 

Potential Partnerships: Local Jurisdictions, ABAG, Non-Profits 
 
 



-87- 

5.3: Complete the Region’s Four Major Multi-use Trails (Coastal Trail, San Francisco Bay Trail, 
Bay Area Ridge Trail, and Bay Area Water Trail) 

The Bay Area’s history of conservation and the popularity of outdoor recreation in the region have 

shaped planning for a trail network linking an array of natural habitats, landscapes, and communities. 

Significant progress has been made toward completing the region’s three major multi-use trails—the 

region’s portion of the Coastal Trail, the Bay Trail, and the Ridge Trail— and completing the 

planning for the Bay Area Water Trail, but additional funding and continued coordination between 

jurisdictions, the region’s park districts, landowners and state and federal agencies is needed. ABAG 

currently leads the Bay Trail effort, providing grants for trail planning and construction in 

partnership with the San Francisco Bay Area Conservancy Program at the State Coastal 

Conservancy.  The State Coastal Conservancy is also charged with implementing the Coastal Trail, 

Ridge Trail, and Water Trail and works with several partners, including ABAG, to plan and complete 

these trails. Regional agencies should facilitate an effort to identify planning and funding gaps that 

need to be addressed in order to complete the trails and help strengthen and solidify new 

partnerships to fill these gaps. This effort should also explore mechanisms for incorporating the 

completion of trail segments into permitting for development and infrastructure projects. 

Potential Partnerships: Local Jurisdictions, ABAG, Special Districts, Non-Profits 
Progress: Trails planned and partially completed 
 
 
5.4.: Extend the Expiration Dates of Existing Urban Growth Boundaries and Other 
Conservation Lands Policy Protections 

While many jurisdictions have mechanisms in place to protect open space, many of these 

protections are not permanent and over time can become vulnerable to development. To support 

implementation of the Jobs Housing Connection Scenario, regional agencies can work with jurisdictions 

to extend the expiration dates of existing policy protections. Where appropriate, this can include 

providing technical assistance for putting in place mechanisms such as agricultural zoning and other 

longer-term policy protections. This action can be coordinated with the dedication of PCAs and 

other conservation lands throughout the region.  

Potential Partnerships: Local Jurisdictions, Special Districts, ABAG 
 
 
5.5: Develop a Regional Agricultural and Farmland Protection Plan  

The Bay Area’s agricultural sector is a defining feature that not only provides a ready source of fresh 

food, but also represents one of the region’s economic drivers—supporting successful farms and 
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wineries and drawing tourists from around the world. Agriculture helps shape the region’s 

communities by extending open space corridors and providing an edge to many cities and 

neighborhoods. In the face of a regional trend toward urbanization of farmland, the Bay Area can 

reinforce the strategic importance of the sector in the region’s economy and in implementing the 

Jobs-Housing Connection Strategy by developing an Agricultural and Farmland Protection Plan. 

This would involve drawing upon existing partnerships to identify challenges and opportunities to 

securing the sector’s future, and working with local jurisdictions to develop land use, economic 

development, and infrastructure policies, drawing upon the experience of cities throughout the 

region. In addition to employing proven strategies, cities can explore innovative approaches to 

support the creation of markets for the region’s farms, such as zoning for non-traditional retail uses 

such as farm stands, farmers markets, and mobile markets, and to facilitate the expansion of small-

scale and urban agriculture.  

Potential Partnerships: Relevant State Agencies, Special Districts, Local Jurisdictions, Non-Profits, ABAG 
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5. Next Steps 
This Jobs-Housing Connection Strategy builds upon emerging economic and housing development 

trends to propose a growth pattern focused on core urban areas.  Among these is the need of 

knowledge-based businesses, a growing senior population and young professionals to be in close 

proximity to services and amenities. A focused pattern of future growth that responds to this trend 

brings opportunities and challenges. It reduces the development pressures on open space and 

agricultural land, makes an efficient use of infrastructure and reduces driving, but also heightens the 

importance of overcoming longstanding obstacles to housing production in infill sites. 

  

The Strategy’s growth pattern reflects broad community support for walkable communities that 

offer an array of housing options in close proximity to frequent transit. The Priority Development 

Areas nominated by jurisdictions across the region are focal points for future housing and jobs, 

accommodating well over two-thirds of both over the next 30 years. PDAs are the places where the 

Strategy will become reality. The Strategy introduces a set of implementation actions that address the 

region’s core economic, environmental, and equity challenges with the overarching objective of 

making PDAs communities of opportunity, diversity, and growth.  

 

As the region moves toward a more focused growth pattern, coordinating planning between regional 

agencies and local jurisdictions becomes increasingly important. This Strategy supports this objective 

by integrating regional transportation and land use planning while identifying opportunities to 

coordinate with regional efforts addressing air quality, sea level rise, and resilience to natural 

disasters. In the next SCS, all of these elements of regional planning will be further integrated. 

 

Because the SCS will be updated every four years, the implementation actions included in the 

strategy prioritize immediate support for infill development and affordable housing, as well as near-

term initiatives that set the stage for expanded economic opportunities, sustained preservation of 

open space, and creating healthy communities. A number of implementation actions are already in 

motion, but much discussion is required to define the priorities that would achieve the region to 

meet the Strategy’s proposed goals. This discussion will continue during the second half of 2012 and 

early 2013, moving toward adoption of the SCS and implementation. 
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Immediate next steps for advancing the Jobs-Housing Connection Strategy include: 

 

 Dialogue among regional agencies, local jurisdictions and stakeholders 

 Refinement of implementation priorities and agenda 

 Coordination with the HUD-funded Regional Prosperity Plan led by regional agencies 

 Development of PDA growth strategies by county Congestion Management Agencies 

(CMAs) 

 Approval of Sustainable Communities Strategy in April 2013 

 

 
 




