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I. INTRODUCTION
This report provides an overview of the economic and market trends affecting the viability of real
estate development within the East Pleasanton Specific Plan (EPSP) area. It has been prepared
by Economic & Planning Systems, Inc., (EPS) as part of a multi-disciplinary team retained by the
City of Pleasanton (City) to prepare the East Pleasanton Specific Plan and necessary CEQA
documentation. As illustrated in Figure 1, the EPSP comprises an approximately 1,125-acre
area on the northeast edge of the City.
To inform the planning process, EPS conducted an analysis of local and regional socio-economic
and real estate market trends affecting the long-term economic potential and performance of the
EPSP area. As part of this analysis, EPS considered the viability and timing of residential, retail,
office/R&D, and warehouse/industrial uses for the EPSP area in the context of its competitive
position in the region and other site-specific factors. The information provided herein will serve
as input in determining the ultimate land use program for the EPSP. In subsequent analysis EPS
will combine this market information with additional data related to infrastructure costs and land
availability to test the financial feasibility of various land use concepts and building prototypes.

Methodology and Data Sources
This report relies on data and information collected from both primary and secondary sources.
EPS conducted a site visit, interviewed brokers active in the Tri-Valley market, and reviewed a
variety of data sources related to local and regional demographic and market conditions,
including the following:


US Census and Bureau of Labor Statistics;



California Department of Finance Population and Housing Statistics (DOF);



Real estate data from CoStar and other sources;



California Economic Development Department (EDD) employment data



RAND California Statistics;



Bay Area Association of Governments (ABAG); and



City of Pleasanton Land Use, Planning, and economic data.

Economic & Planning Systems, Inc.
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Figure 1. EPSP Site
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The above information and analysis has been combined with EPS’s in-house background and
expertise to develop conclusions regarding the short- and long-term market potential of the
various land uses under consideration. The actual amount and type of development that
can occur will depend on a variety of factors, many of which cannot be predicted with certainty
or are beyond the scope of this analysis. These include the intentions and capabilities of
individual property owners or developers, the direction and timing of future business cycles, local
land use policies and requirements (including those by the City and neighboring jurisdictions),
and State or Federal regulations affecting land development.

Report Organization
This Report is presented in five chapters and detailed technical appendix. After this introductory
chapter, Chapter II provides additional background on demographic and economic trends and
conditions in Pleasanton. The next three chapters (Chapters III through V) focus on the
market dynamics for residential, retail, and other commercial uses, respectively. These chapters
also provide viability implications for new development in the EPSP area.

Key Findings
1. The location of the EPSP in a growing regional economy and highly regarded,
relatively affluent community will serve as an asset to attracting potential residents
and tenants to the site. Over the last several decades, the City of Pleasanton has evolved
into a premiere residential community, attracting a population that is one of the most
affluent and well educated in Alameda County. The City also maintains a strong and diverse
employment base, including regional serving retail and successful business parks. Most
economic forecasts suggest robust job growth in the broader Tri-Valley over coming decades,
especially in knowledge-intensive sectors that include professional services, healthcare, and
high-tech. These factors bode well for development prospects within the EPSP area.
2. Given Pleasanton’s strong community attributes, housing products of a variety of
types and densities are likely to be well-received in the EPSP area, commanding
price premiums, especially if they effectively integrate the lakes, views, and
potential recreation amenities on the site. Pleasanton has long maintained a high-end
housing market buoyed by the favorable economic attributes noted above as well as good
schools, low crime, recreational amenities, and an attractive Downtown. Over the last two
decades the Pleasanton residential market has been dominated by single family ownership
housing and market trends suggest this product will continue to be well received. However,
one of the more salient trends in the Pleasanton residential market has been the limited
amount of new housing development that has occurred over the last ten years relative to
demand, especially compared to nearby cities. For example, neighboring Dublin has been
highly aggressive in the approval of new, market-rate residential development with density
levels that represent a notable departure from the more suburban development patterns that
have characterized most of the Tri-Valley during previous decades. The market success of
these new projects suggests a growing market demand for lower priced, entry level products
catering to a diverse community seeking an “urban-suburban” lifestyle.
3. A large retail project within the EPSP, (i.e., “Big-Box” or supermarket anchored
center) would only succeed if it were able to effectively compete head-to-head with

Economic & Planning Systems, Inc.
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the relatively abundant supply of similar shopping opportunities already present in
the Retail Trade Area. Pleasanton has a healthy retail sector driven by its strong
demographic characteristics and a strategic location in the Tri-Valley. However, the City
competes within a larger Trade Area that includes nearby jurisdictions with aggressive retail
expansion strategies. For example, the Trade Area has a robust supply of regional retail
centers, including “big-box” centers clustered primarily along I-580, a high-end mall
(Stoneridge), and number of relatively new projects in close proximity to the EPSP site. The
City also has an abundant supply of grocery or supermarket anchored neighborhood
shopping centers several of which have had difficulty retaining anchors and other tenants.
Although a large retail center may not be feasible given current market conditions, a smaller
scale retail component could be integrated into the EPSP residential neighborhoods, either as
a mixed-use project or stand-alone, mini-strip center, serving as an amenity to local
residents and complementing potential recreational uses envisioned within the Plan. A
variety of other more specialized retail, visitor serving or recreation related tenants might
also be attracted to the site, although further analysis would be necessary to verify
development feasibility.
4. Longer term economic trends may generate opportunities for a successful office or
R&D project within the EPSP, especially if it was highly amenitized and offered easy
accessibility to I-580. Although the greater Tri-Valley in general and Pleasanton in
particular has developed a large and vibrant office, R&D, and industrial sector, lease and
occupancy rates do not currently support new construction. Longer-term economic prospects
suggest that both the City and region will eventually absorb the existing supply inventory,
generating demand for new space. Although the EPSP strategic location near I-580 could
prove attractive to office and R&D tenants, to be successful such new development would
need to deliver a high level of amenities, such as retail and recreational options, and easy
access from I-580. Warehouse/distribution tenants may also be attracted the northern
portion of the site, though high land values may render such a development economically
challenging. The viability of office, R&D, or warehouse / industrial uses in the interior of the
site, away from I-580, is less likely given visibility and access-related challenges.

Economic & Planning Systems, Inc.
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II. SOCIOECONOMIC OVERVIEW
This Chapter provides a general overview of the Pleasanton and related markets as a basis for
understanding the key demographic and economic factors affecting development.

Citywide Overview
Pleasanton is located in the Tri-Valley region of the San Francisco Bay Area at the crossing of two
major freeways, I-680 and I-580.1 It has a population of 72,000 residents and roughly 51,000
jobs. The City’s evolution into a regional hub for single-family ownership housing, office, and
retail space has been driven by its strategic location, high quality of life, BART expansion, and
effective land use policies. Pleasanton experienced significant population growth during the
1980s and the 1990s, increasing by 26 percent between 1990 and 2000 alone, as shown in
Table 1. During the 1980s, the City also stimulated strong job growth with the creation of
Hacienda and Bernal Corporate Park, among others, while maintaining an active downtown. For
example, the City’s job base increased by 63 percent between 1990 and 2000 alone. As the City
approaches buildout, large, vacant sites to support new development are becoming more scarce.
Table 1:

Pleasanton Demographic Factors (1990-2010)

Year
Socio-Economic Factor

Population
Average Household Size
Jobs [1]
Median Household Income ($2012)

1990-2000
Avg.
Annual
%∆
%∆

1990-2010
Avg.
Annual
%∆
%∆

1990

2000

2010

50,553

63,654

70,285

26%

2.3%

39%

1.7%

2.70

2.72

2.77

1%

0.1%

3%

0.1%

51,374

63%

5.0%

58%

2.3%

12%

1.1%

10%

0.5%

32,530

53,013

$112,001

$125,411

$123,116

[1] Figures taken from the City of Pleasanton's 2007 Economic Development Strategy Plan and the City's internal figures.
Source: City of Pleasanton, US Census, and Economic & Planning Systems, Inc.

1

Throughout this analysis, the Tri-Valley is used to describe the area consisting of the cities of
Pleasanton, Dublin, and Livermore. In some cases the analysis refers to the “Greater Tri-Valley Area”,
which also includes San Ramon.

Economic & Planning Systems, Inc.
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Pleasanton’s success can be attributed to a variety of desirable
community attributes, including good schools, low crime rate,
recreational amenities, and an attractive, pedestrian-friendly
Downtown. According to the State Academic Performance Index
(API), Pleasanton has the highest ranked schools in the Tri-Valley
as shown in Table 22. Two of Pleasanton’s middle schools, two
high schools and five elementary schools have been recognized by
the State as "California Distinguished Schools" in 20113. According Downtown Pleasanton
Source: Tri-Valley Convention &
to RAND, the crime rate in Pleasanton is the lowest in the TriVisitors Bureau
Valley based on both, the crime index and the violent crime ratio
(see Table 3). Crime and school quality are important factors in regional competition for new
growth, especially for attracting households with children.
Table 2:

Academic Performance Index Score (2012)

School District

Academic Performance Index Score (1)

Pleasanton Unified

904

Dublin Unified

880

Livermore Valley

821

(1) Acad emic Performan ce Index (API) measure s a school performance le vel on a
scale of 200 to 1,00 0 based on performance an d progress on standardized tests in
the State of California. API is considered the cornerstone of Californ ia's 199 9
Public Schools Acco untability Act of 1999.
Sources: California Department of Education, Ec onomic & Planning Sys tems, Inc .

2

API rates schools on a scale of 200 to 1,000 based on standardized test scores, graduation rates,
and other factors.

3

Pleasanton's continuation high school received the State Department of Education's "California
Model School Award".

Economic & Planning Systems, Inc.
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Table 3:

Historic Crime Statistics

Jurisdiction

1989

1999

2009

Pleasanton
Crime Index
Violent Crimes (per 100,000 pop)

943.6
150.3

465.1
68.2

433.4
104.1

Dublin
Crime Index
Violent Crimes (per 100,000 pop)

1,186.9
182.2

972.2
329.9

629.8
152.2

Livermore
Crime Index
Violent Crimes (per 100,000 pop)

1,912.9
428.3

987.8
167.8

825.1
190.6

Sources: California RAND, and Economic & Planning Systems, Inc.

Parks are another important desirability attribute. As shown in Table 4, Pleasanton has the
highest share of park land per capita in the Tri-Valley. In addition to 400 acres of active parks
and trails in 42 community and neighborhood parks, the City has 810 acres of passive open
space as well as three golf courses.
Table 4:

Park Land Summary

Jurisdiction

Total

Pleasanton
Park Acres (1)
Acres per 1,000 Residents

400
5.6

Dublin
Park Acres (1)
Acres per 1,000 Residents

209
4.5

Livermore
Park Acres (1)
Acres per 1,000 Residents

408
5.0

(1) Does not include open space.
Sources: Cities of Pleasanton, Dublin, and Livermore, and Economic & Planning Systems, Inc

Demographics
While the Tri-Valley as a whole has grown rapidly over the last 20 years, driven by buildable
land, desirable communities, and strong transportation connections, population growth in
Pleasanton has slowed over the last ten years. Population in the Tri-Valley increased by over 20
percent between 2001 and 2011, accounting for more than one-third of growth in the East Bay.
Pleasanton grew by 8 percent during this period, adding about 5,300 residents, reflective of the
City’s managed growth policies. As shown in Table 5, Dublin experienced more than three times
the growth during this time period suggesting the overall desirability of the Tri-Valley area.

Economic & Planning Systems, Inc.
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Table 5:

Tri-Valley Population Growth Summary (2001-2011)

Growth
City

2001

2011 Total Change

% Change

Average
Annual

Pleasanton

65,982

71,269

5,287

8.0%

0.8%

Dublin

34,155

46,785

12,630

37.0%

3.2%

Livermore

76,537

82,400

5,863

7.7%

0.7%

Sources: CA Department of Finance and Economic & Planning Systems, Inc.

Pleasanton’s residents are the most educated and affluent relative to the other Tri-Valley cities.
Nearly 54 percent of Pleasanton’s residents hold a college degree compared to 37 percent in
Livermore and 42 percent in Dublin (see Table 6). As shown in Table 1, Pleasanton’s average
household size remained in the 2.7 range over the last 20 years (on par with the other Tri-Valley
cities), while median household income continued to increase, reaching nearly $115,200 by
2010. Pleasanton registered one of the highest median household incomes among the Bay Area
cities, exceeding $94,000 in Livermore and $107,800 in Dublin.
Table 6:

Population by Educational Attainment

Education Level

Pleasanton
Total
Share

Livermore
Total
Share

Dublin
Total
Share

No High School Diploma

2,715

5.2%

4,020

7.7%

2,636

9.1%

High School Graduate

7,308

14.0%

10,597

20.3%

5,910

20.4%

Some College

9,240

17.7%

13,155

25.2%

5,765

19.9%

Associates

4,803

9.2%

5,168

9.9%

2,404

8.3%

Bachelors

16,600

31.8%

12,946

24.8%

7,966

27.5%

Master's/Advanced Degree

11,537

22.1%

6,316

12.1%

4,287

14.8%

Total

52,202

100.0%

52,202

100.0%

28,969

100.0%

Population Over 25, 2006-10
Source: 2006-2010 American Community Survey (ACS), and Economic & Planning Systems, Inc.

Pleasanton’s population is older than other Tri-Valley cities. Its average age of 40.5 exceeds
Livermore’s 38.2 and Dublin’s 35.3, as shown in Table 7. Pleasanton has the highest share of
“active” seniors in the 65 to 79 years age cohort as well as children, and the least young
professionals between the ages of 20 and 49. The age distribution suggests Pleasanton’s
desirability among affluent families that seek school performance and other quality of life
amenities for their children. Many of these parents are also likely to remain in the City after
retirement. High property values and limited housing supply, as discussed further in Chapter
III, currently make entrance for younger professionals into Pleasanton’s housing market more
competitive.

Economic & Planning Systems, Inc.
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Table 7:

Population by Age Distribution

Age

Pleasanton
Total
Share

Livermore
Total
Share

Dublin
Total
Share

Under 10 years

9,753

14.3%

10,679

13.6%

6,057

14.2%

10 to 19 years

10,299

15.1%

11,228

14.3%

4,692

11.0%

20 to 34 years

10,913

16.0%

13,270

16.9%

11,133

26.1%

35 to 49 years

17,733

26.0%

20,886

26.6%

11,944

28.0%

50 to 64 years

12,686

18.6%

14,762

18.8%

6,356

14.9%

65 to 79 years

5,184

7.6%

5,496

7.0%

2,048

4.8%

80 years and over

1,637

2.4%

2,199

2.8%

427

1.0%

68,204

100.0%

78,520

100.0%

42,657

100.0%

Total
Median Age

40.5

38.2

35.3

*Note: Factors such as differences in residence rules, universes, and reference periods may affect
comparisons of ACS estimates with decennial census estimates. For example, given the
reference period differences, seasonality may affect comparisons between decennial census
and ACS estimates.
Source: 2006-2010 American Community Survey (ACS), and Economic & Planning Systems, Inc.

Pleasanton has been transitioning from a homogenous community to a more ethnically diverse
character. The City’s residents are increasingly diverse, well-educated, and affluent. Asian and
multi-race persons have become a significantly greater share of the population.4

Employment
Much recent economic success in the Tri-Valley has been attributed to the labor force. Even
within the well-educated East Bay, the Tri-Valley is notably well-endowed with highly-skilled
workers, particularly in computer-related fields. Census data for the Tri-Valley indicates that a
greater share of residents is employed in computer and mathematical occupations than the East
Bay overall, 6.4 percent versus 4.7 percent.5 When General Electric, a Fortune 500 firm,
decided to open a global center for software research in the greater Tri-Valley area, a
spokesperson for the company noted that “proximity to talent” and “community” were important
aspects of the decision.6 Anecdotal information from local business representatives reveals that
the Tri-Valley is an ideal location for knowledge workers and their families, with excellent public
schools, reasonably-priced housing, and community stability and safety.
Of course, both Pleasanton and the Tri-Valley participate in a dynamic regional economy,
attracting residents who work in other cities and workers who live elsewhere. For example, as
shown in Table 8, about 23 percent of Pleasanton residents work in the Tri-Valley, with the
remainder commuting to other locations in the Bay Area and beyond, including elsewhere in
4

2011 Eastern Alameda County Human Services Needs Assessment.

5

American Community Survey, US Census Bureau (2005-9).

6

General Electric to take 125,000 square feet in Bishop Ranch, San Francisco Business Times,
(November 17, 2011).

Economic & Planning Systems, Inc.
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Alameda County (23 percent), Santa Clara County (19 percent) and Contra Costa County (11
percent). Meanwhile, about 80 percent of Pleasanton jobs are held by residents who live outside
the Tri-Valley. These commute patterns reflect the interdependent nature of the Bay Area
economy as well as complex relationship between jobs pay and skill levels, housing prices, and
other factors. As described further in Chapter III, Pleasanton’s evolution as a higher-end
bedroom community with a strong market orientation toward single-family, ownership, and in
many cases “executive” housing, combined with its robust job market offering a diverse mix of
professions and pay levels, contribute to the multi-dimensional commute patterns shown.

Economic & Planning Systems, Inc.
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Table 8:

Pleasanton Commute Patterns

2002
#

Location

%

2010
#

%

Place of Work of Pleasanton Residents
Tri-Valley
Pleasanton
Dublin
Livermore
Subtotal
Elsewhere
Alameda County North [1]
Alameda County South [2]
Other Unincorporated Alameda County
Santa Clara County
Conta Costa County
San Francisco County
San Mateo County
Other County
Total

6,503
957
1,377

22%
3%
5%
30%

4,645
887
1,361

15%
3%
4%
23%

2,647
3,103
977
5,025
3,089
1,343
1,365
4,946
29,378

9%
11%
3%
17%
11%
5%
5%
17%
100%

3,050
3,112
798
5,861
3,307
1,835
1,539
4,213
30,608

10%
10%
3%
19%
11%
6%
5%
14%
100%

6,503
1,606
3,864

10%
3%
6%
19%

4,645
1,255
2,868

10%
3%
6%
20%

5,150
5,022
1,373
10,650
6,310
4,944
4,347
4,476
8,429
62,674

8%
8%
2%
17%
10%
8%
7%
7%
13%
100%

3,363
3,780
795
6,854
4,357
3,715
2,927
2,801
7,137
44,497

8%
8%
2%
15%
10%
8%
7%
6%
16%
100%

Place of Residency of Pleasanton Workers
Tri-Valley
Pleasanton
Dublin
Livermore
Subtotal
Elsewhere
Alameda County North [1]
Alameda County South [2]
Other Unincorporated Alameda County
Conta Costa County
Santa Clara County
San Joaquin/Solano Counties
Sacramento/Stanislaus Counties
San Mateo/San Francisco Counties
Other County
Total

(1) North of Hawyard; includes Albany, Berkeley, Emeryville, Piedmont, Oakland, San
Leandro, Alameda, and Castro Valley.
(2) South of Hayward without Tri-Valley cities; includes Hayward, Union City, Fremont,
Newark and Sunol.
Sources: US Census; Economic & Planning Systems, Inc.
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Pleasanton has historically experienced the lowest unemployment rate in the Tri-Valley, as
shown in Table 9. While employment levels in Pleasanton fluctuated dramatically during the
2000s due to the broader economic conditions, recent data indicate that total employment in the
City stabilized after the “Great Recession” and has increased since 2010. By 2011, Pleasanton
had 52,400 jobs. Kaiser Permanente is the largest employer in the City with nearly 3,640 jobs,
followed by Safeway and Oracle (see Table 10). A large portion of Safeway jobs are office
activities rather than retail stores because of its Pleasanton corporate headquarters location.
Table 9:

Unemployment Rate (2000-2010)

Jurisdiction
Pleasanton
Dublin
Livermore

2000

2005

1.8%
2.1%
2.3%

2.5%
3.1%
3.3%

2010
5.7%
6.9%
7.4%

Source: CA Employment Development Department and the Center
for Strategic Economic Research (May 2012).

Table 10: Pleasanton Top Employers (2012)

Rank
1
2
3
4
5
6
7
8
9
10
11
12
13
14
15

Employer

Employment

Kaiser Permanente
Safeway Inc.
Oracle
Pleasanton Unified School District
Valley Care Medical Center
Macy's
State Fund Compensation Insurance
Ross Dress for Less Inc.
EMC Corporation
City of Pleasanton
Workday Inc.
Thoratec Corporation
Hendrick Auto
Roche Molecular Systems, Inc.
AT&T

3,638
3,300
1,510
1,117
1,075
984
650
631
574
459
451
432
422
416
367

Year Established
1983
1996
2005
1894
1991
1980
2007
2004
2004
1894
2009
1999
1998
1998
1984

Source: City of Pleasanton, and Economic & Planning Systems, Inc.

The jobs-housing balance in Pleasanton is 2.0 jobs per household. The City’s largest
employment categories are manufacturing, retail, and professional, scientific, and technical
services, as shown in Table 11. Pleasanton has the highest share of manufacturing, retail,
healthcare, and finance and insurance jobs in the Tri-Valley.

Economic & Planning Systems, Inc.
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Table 11: Tri-Valley Employment by Industry

Industry
Manufacturing
Retail Trade
Prof. Sci. & Technical Services
Health Care & Social Assistance
Finance & Insurance
Accom. & Food Services
Government & Unclassified
Construction
Other Services
Wholesale Trade
Admin. & Waste Services
Real Estate & Rental/Leasing
Information
Transportation & Warehousing
Arts, Ent. & Recreation
Educational Services
Utilities

Pleasanton

Dublin

19.4%
19.3%
9.3%
7.9%
7.8%
7.5%
5.3%
4.7%
4.2%
3.9%
2.9%
2.7%
2.3%
1.2%
1.0%
0.6%
0.0%

9.3%
16.6%
10.9%
4.4%
4.7%
8.9%
7.3%
6.3%
6.8%
6.5%
7.4%
3.1%
3.0%
1.6%
1.5%
1.0%
0.5%

Livermore
8.9%
13.7%
5.8%
7.2%
1.5%
6.8%
12.4%
10.8%
5.0%
13.2%
3.8%
3.6%
0.8%
1.8%
3.4%
1.3%
0.0%

Sources: CSER analysis of National Establishment Time Series (NETS) database; ReferenceUSA;
ESRI Business Analyst Online, 2010; and the Center for Strategic Economic Research ( May 2012)

While the regional share of manufacturing jobs is projected to continue shrinking,7 anecdotal
evidence suggests that most of the manufacturing uses in Pleasanton are in high end advanced
manufacturing and R&D which require a highly educated labor force. The manufacturing that
appears to be most competitive in the Tri-Valley is closely connected to the R&D activity
occurring in the region. Wholesale trade and transportation and warehousing make up some of
the smallest employment shares and are substantially lower than other Tri-Valley cities. These
industries typically seek affordable land that is not widely available in Pleasanton.

Economic Outlook
The economic outlook for the greater Tri-Valley region is generally positive. Employment growth
forecasts indicate potential for robust growth over coming decades, primarily in knowledgeintensive sectors that include professional services, health care, and high-tech. While
projections indicate that the manufacturing industry will continue to shed jobs, there are growth
opportunities in specialized high-technology manufacturing sectors (e.g., medical technologies,
electronic instruments, aerospace). A recent study conducted by the East Bay Economic
Development Alliance (EBEDA) makes the case that:


Professional, scientific, and technical services industries are strong and growing;



Manufacturing – especially advanced manufacturing – still matters; and

7

Manufacturing is expected to see a considerable decline under Moody’s and Woods & Poole
economic forecasts.
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Advanced manufacturing success is linked to strength in innovative professional, scientific,
and technical service industries.8

The Tri-Valley has been and will continue to be a center for “knowledge workers” in the East Bay.
The EBEDA report highlights the fact that “companies like Oracle, Workday, Taleo, and Sybase
are located in the Tri-Valley region which is now home to a significant software cluster.” The
report also documents that the Tri-Valley offers a “large base of skilled workers” and has “more
affordable housing than San Francisco or the Peninsula.”9
While the regional economic forecasts vary in their quantitative estimates of job growth, they
confirm the potential for economic expansion in the East Bay. This analysis evaluates five
recently published forecasts, including Woods & Poole Economics (WPE), Moody’s Analytics,
CalTrans, Association of Bay Area Governments (ABAG) projections from 2009, and the morerecent ABAG Sustainable Communities Strategy forecast from 2011. From 2010 through 2030,
the forecasts indicate that the East Bay will add between 177,000 and 397,000 jobs (17 percent
to 37 percent growth). Figure 2 presents the five employment growth forecasts for the East
Bay.10
Figure 2: East Bay Employment Trends and Projections
1,600,000
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Jobs
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1,000,000

900,000

800,000

Woods & Poole

Moody's

CalTrans 2012

SCS 2012 (Draft)

ABAG 2009

Year
Sources: Woods & Poole Economics; Moody’s Analytics; California Department of Transportation; ABAG; EPS
8

Building on our Assets, Economic Development & Job Creation in the East Bay, East Bay EDA (2011)

9

Ibid.

10

Due to inclusion/exclusion of various employment types and differences between underlying data
sources, base employment estimates vary considerably across the forecasts.
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Pleasanton is also well-positioned to continue benefitting from the innovation and venture capital
culture in the Bay Area. Venture capital has provided investment opportunities for growing
biotech, nanotech, clean tech, and information technology firms that became an important
aspect of the regional economy. As shown in Table 12, Pleasanton captured the most venture
capital funding out of any City in the East Bay. While job growth is expected to occur in a
number of different sized businesses, start-ups and small firms are expected to drive the next
wave of economic expansion.11
Table 12:

East Bay Venture Capital Funding Summary (2011)

Jurisdiction

Total (millions $)

Pleasanton
Fremont
Oakland
Livermore
Hayward
Dublin

$415
$301
$218
$106
$103
$26

Sources: Center for Strategic Economic Research and
Economic & Planning Systems, Inc.

11

San Jose Economic Development Strategy.
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III. RESIDENTIAL MARKET
This Chapter evaluates the market conditions affecting the feasibility of residential development
within the EPSP. The goal is to assess the amount and type of residential that might be
successfully integrated into the Plan given market demand and supply trends and the site’s
competitive attributes.

Market Overview
Pleasanton has long functioned as a successful, higher-end residential market, driven primarily
by the locational and community assets described in Chapter II, including good schools, a low
crime rate, and well-regarded City services and amenities. These attributes are both reflected
in and contribute to relatively high home values, allowing the City to maintain a stable housing
sector even during the height of the sub-prime mortgage crisis. But despite strong housing
demand, new residential development has been relatively modest over the last decade due to
the City’s measured approach to growth and limited land supply.
Although the Pleasanton residential sector competes within the broader Tri-Valley market and
beyond, it maintains a unique role in this context. Most notably, it boasts the highest home
values and lowest vacancy rates in the Tri-Valley, an area that itself generally out-performs
Alameda County and the State. For example, the average price for a single-family home in
Pleasanton was about $700,000 as of 2011, compared to $570,000 in Dublin and $400,000 in
Livermore, as shown in Table 13. The City also maintains the lowest vacancy rates (3.1
percent) and highest home-ownership rate (74 percent) in the Tri-Valley. In fact, Pleasanton
currently has the lowest vacancy rate of any mid-size City in the East Bay. Overall, this data
confirms the City’s role as a premier, high demand market catering to relatively affluent
households who seek home ownership opportunities in a suburban, predominantly single-family
environment.
Table 13: Tri-Valley Residential Overview Comparison

Jurisdiction

% Owner
Occupied (2010)

Residential Vacancy
Rate (2011)

% Single
Family (2011)

Average Single-Family
Price per unit (2011) (1)

Pleasanton

74%

3.1%

75%

$699,970

Dublin

67%

5.5%

67%

$571,250

Livermore

71%

4.0%

81%

$401,104

53.43%

6.4%

62%

$453,976

Alameda County

(1) Average price approach is different from that of median price tracked through other data sources; both approaches
yield similar findings as relevant for this analysis.
Sources: DOF, RAND, 2010 U.S. Census, and Economic & Planning Systems, Inc.

Historical trends indicate that Pleasanton has held its comparative advantage in Alameda County
and the Tri-Valley over the last decade and fared relatively well during the significant national
decline in the housing sector that commenced in 2006. As illustrated in Figure 3, Pleasanton
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home values have remained well above the average for Alameda County and other Tri-Valley
cities over the last 10 years. In addition, while price declines in Pleasanton have been significant
in the wake of the housing bubble (34 percent since 2005), the trend has been less severe than
the County as a whole (43 percent since 2005). During the last several years, home prices have
leveled off, while townhome and condominiums even experienced a modest price gain for the
first time since 2004-2005.
Figure 3: Historic Residential Home Value Trends in the Tri-Valley
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Pleasanton foreclosure rates provide further evidence of the relative strength of the City’s
housing market. As shown in Figure 4, there was less than one foreclosure per 1,000 units per
year before 2006, but following the economic downturn, the number of foreclosures increased
considerably in all three cities. However, Pleasanton’s low foreclosure rate relative to the County
and other Tri-Valley cities is indicative of the City’s more stable housing market.
Figure 4: Historic Foreclosure Rates in the Tri-Valley
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In contrast to the for-sale market, apartment rents have remained relatively stable with no
substantial price fluctuations since 2004, as shown in Figure 5. Indeed rents in both Pleasanton
and Dublin have exhibited modest growth, suggesting that both cities are well positioned to
capitalize on demand for the higher density product.
Figure 5: Historic Annual Rent in the Tri-Valley
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Tri-Valley Supply Trends
As indicated by the commute trends described in Chapter II, the Tri-Valley and Pleasanton
residential markets provide housing to workers throughout the Bay Area as well as to a growing
retirement community. The motivation for choosing Pleasanton among other options in the
region are manifold, and include proximity to work, the City’s unique attributes (e.g. low crime,
good schools, suburban character), housing price, type, and quality relationships, and other
factors. The market supply trends in the Tri-Valley area provide good indication of the type of
products that are currently being provided in response to market demand.
Over the last ten years, there has been less residential development in Pleasanton than in Dublin
and Livermore. Specifically, Pleasanton gained about 1,700 units over the last ten years, an
increase of about 7 percent over its 2001 base (0.6 percent per year) compared to 5,220 units in
Dublin, or a nearly 50 percent increase, and over 3,000 units in Livermore, an 11 percent
increase (see Table 14). This discrepancy in growth levels is primarily attributable to the City’s
limited land availability and more conservative growth policies relative to neighboring
jurisdictions. Pleasanton implemented growth control policies in its 1996 General Plan by
capping the City’s size at 29,000 units. This measure was legally challenged and the cap was
removed in 2010. In 2008, Pleasanton voters passed Measure QQ and PP, which limits hillside
development.
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Table 14: Pleasanton and Tri-Valley Housing Trends (2001-2011)*

2001-2011 Growth
2001

2011

Total

% Change

Avg. Annual
Growth Rate

18,657

19,402

745

4.0%

0.4%

Multi-Family

5,404

6,350

946

17.5%

1.5%

Total Units

24,061

25,752

1,691

7.0%

0.6%

Item
Pleasanton (1)
Single Family

Dublin
Single Family
Detached
Attached
Subtotal

6,764
1,304
8,068

8,966
1,960
10,926

2,202
656
2,858

32.6%
50.3%
35.4%

2.6%
3.8%
2.8%

Multi-Family

3,089

5,451

2,362

76.5%

5.3%

Total Units

11,157

16,377

5,220

46.8%

3.6%

$63

$1,691

Livermore
Single Family
Detached
Attached
Subtotal

20,010
2,187
22,197

21,610
2,555
24,165

1,600
368
1,968

8.0%
16.8%
8.9%

0.7%
1.4%
0.8%

Multi-Family

4,732

5,840

1,108

23.4%

1.9%

Total Units

26,929

30,005

3,076

11.4%

1.0%

$367

*Estimates are as of January 1 of the following year; the 2000 to 2009 data are not updated to
reflect the 2010 Census results and are NOT consistent with data released in May 2011;
excludes mobile homes.
(1) Single-family category in Pleasanton is combined as some of the specific data is unconfirmed.
Most of the development in Pleasanton over the
last decade has primarily occurred in a handful
of Specific Plan areas scattered throughout the
City, as summarized in Table 15. Although a
large majority of these Plans have focused on
lower density residential housing, including a
significant supply of executive homes, they have
also included some townhomes and
condominiums. Overall, multifamily units have
accounted for about 56 percent of all the new
housing units added in the City over the last ten
years. However, although the share of the
City’s multifamily housing has been increasing,
much of this includes income and/or age
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restricted units, including senior housing continuing care complexes, convalescent homes and
Below Market Rate (BMR) units.
Most of the recently approved or underway projects that feature higher density products mirror
this trend. In addition, residential developers and brokers interviewed for this study report that
there is pent up demand for entry level and higher density products in the City. Examples of
recent, underway, or planned projects include:


The Village at Ironwood, adjacent to the EPSP site, is a 55 and older “active adult”
community, which includes 110 detached single-family residences.



Continuing Life Communities located just south of I-580 within the Stoneridge Specific Plan
and adjacent to the EPSP site is a current project consisting of 630 independent living units,
12 guest units and 108 units in the health center.



The Parkview is a 105-unit assisted living facility (with 31 BMR units) for senior citizens
located off of Sunol Blvd.



Stoneridge Station by Windstar Communities is located adjacent to BART and will include 350
apartment units, 70 of which will serve very low-income residents (20 percent).



On the Bernal property, at Valley and Bernal, The Kensington, (which was completed in
2002) includes 31 BMR units.



BRE Properties is developing two projects located in the Hacienda that will include 255 units
and 251 units, respectively. Both will include affordable housing of 15 percent of the units.



Other proposed BMR multifamily units are planned on a vacant parcel at the intersection of
Stanley Boulevard, Valley Avenue and Bernal Avenue (application submitted for 345 units) as
well as a parcel located on the California Center campus on Owens Drive (applicant submitted
a PUD application for 305 units).

Recent planning activity in the City of Pleasanton suggests more opportunities for higher density
residential development going forward. For example, in February 2012, the City completed a
major project which rezoned 9 sites to allow high density housing (all 30+ units to the acre or
more), to accommodate 2,326 units. The City also previously rezoned a third site in Hacienda (in
addition to the two BRE sites described above) to accommodate high density development, with
372 high density units anticipated.
Notwithstanding the recent planning and development activity described above, neighboring
Dublin has been notably more aggressive in the approval of new, market-rate residential
development over the last ten years. Moreover, the densities associated with these new projects
are relatively high, representing a notable departure from the more suburban development
patterns that have characterized most of the Tri-Valley during previous decades. As shown in
Table 14, almost 60 percent of the 5,220 new units built in the City over the last 10 years have
been multifamily or attached single-family homes. In contrast, while higher density housing in
both Pleasanton and Livermore have also accounted for a large share of new supply (55 percent
and 48 percent respectively), the absolute number of new units remains far below Dublin.
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As many of the Dublin housing products have been completed in the last several years and/or
are currently under way, their market performance provides valuable insight into what might be
achievable within the EPSP. For the most part, these projects have been well-received by the
consumers, and current absorptions rates are strong. The market success of this shift from the
traditional single-family detached product suggests a growing market demand for lower priced,
entry level products catering to a diverse community seeking an “urban-suburban” lifestyle.
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Table 15: Residential Uses in Pleasanton

Project

Date
Approved/Amended

Bernal Property (Phase I &
II) Specific Plan

2000, 2006

Vineyard Avenue Corridor
Specific Plan

1999

Happy Valley Specific Plan

1998

North Sycamore Specific
Plan

1992

Ironwood/Ponderosa

Stoneridge Drive Specific
Plan

2002, 2011

Status

Description

Phase I consisted of a 198-acre development
permitting 571 homes including 87 affordable units
(Phase II does not allocate any land for residential
uses).
Allocated 189 new housing units: 1 Semi-Rural
Density, 19 Hillside Density, 79 Low Density, 85
Medium Density and 6 units that are not
specifically identified in the Specific Plan.
Allocated a maximum of 183 residential units on
319 acres: 69 Semi-Rural residential units on 279
acres, 39 Low Density units on 25 acres, 75
Medium Density units on 15 acres.
Allocated 220 new residential units, 15 Agricultural
Density, 195 Low Density, 10 Medium Density.
The Ironwood development was approved in
2002, broke ground in 2005 and completed in
2011. It included 175 single-family homes, and 16
duets. Of the 175 single family units, 78 are largelot homes and 97 are medium-lot homes.
Ponderosa is currently in the process of
developing 99 new large-lot single family homes
and The Village at Ironwood, an active adult,
senior housing development to include 110 units
consisting of 3 large lot, 26 medium lot, and 81
small lot homes.

Residential development
included in Phase I has
been completed.
Under construction

Under construction

Complete

Single-family component
completed in 2011, active
adult housing component
underway

Under construction

2007
The1989 Stoneridge Drive Specific Plan included
128 acres of residential uses, all of which had
been built out by 2007. The Staples Ranch
Specific Plan, which amended the 1989
Stoneridge Drive Specific Plan, includes the
Continuing Life Communities project consisting of
630 independent living units, 12 guest units and
108 units in the health center. This project is
currently under construction.

Sources: Pleasanton Department of Planning; Economic & Planning Systems, Inc.

Implications for EPSP
The above analysis suggests housing products of a variety of types and densities are likely to be
well-received in the EPSP area. Over the last two decades, Pleasanton has emerged as one of
the more premier residential markets in the East Bay, with a focus on single-family ownership
housing, and market trends suggest this product type will continue to be in high demand.
However, pent up demand for higher density and entry-level housing, including townhomes,
condominiums, and apartments, is also witnessed by successful absorption and pricing of similar
product types in Dublin. Although until recently, the new supply of market rate, high-density
residential products in Pleasanton and Livermore has been more modest, the units that are
available, whether new or re-sale, have been well received in the market. Given Pleasanton’s
strong community attributes and the opportunity to create a highly amenitized environment
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within the EPSP area, taking advantage of lakes, views, and recreation facilities, residential
products are likely to command price premiums.
The total amount of residential development likely to be feasible within the EPSP area will not be
constrained by market support. In particular, assuming a desirable product mix and community
characters is achieved, the market could realistically absorb up to 2,000 new housing units in the
EPSP area over a 5 to 10 year period, and potentially more depending on densities and market
factors. However, the amount of land that can accommodate new housing and the cost of
providing necessary infrastructure represent the key limiting factors that will need to be
resolved. Ultimately, financial analysis, comparing the development costs and revenues of
various product types, will need to inform the appropriate level and mix of housing development
within the EPSP.

Economic & Planning Systems, Inc.

23

P:\121000\121090EastPleasanton\Report\121090Report6.docx

IV. RETAIL MARKET
This Chapter evaluates the market conditions for retail within the Trade Area most relevant to
the EPSP. The goal is to assess the amount and type of retail that might be successfully
integrated into the Plan given market demand and supply trends and the site’s competitive
attributes.

Pleasanton’s General Retail Position
Pleasanton has a healthy retail sector driven by its strong demographic characteristics and a
strategic location in the Tri-Valley. However, the City competes within a larger Trade Area that
includes nearby jurisdictions with aggressive retail expansion strategies. Specifically, the retail
Trade Area relevant to the EPSP includes the cities of Pleasanton, Livermore and Dublin, given
the proximity, accessibility, and size of the shopping venues in each.

12

Although Pleasanton has historically maintained one of the more successful retail sectors in
Alameda County, its competitive position continues to evolve. Specifically, starting around 2000,
first Dublin and then Livermore began to more aggressively pursue large retail development
opportunities, developing a number of centers along I-580. These projects gradually eroded
Pleasanton’s Trade Area dominance in terms of both per capita and total retail sales volume, as
shown in Figures 6 and 7. Currently, Pleasanton is roughly on par with Dublin in terms of per
capita sales and with Livermore in terms of total retail sales. However, the market performance
of all three cities greatly exceeds the average for Alameda County, suggesting that the Trade
Area possesses a highly successful and well-developed retail sector.

12

A retail Trade Area is defined as a geographic region that contains the elements of demand
and supply that will determine the performance of a particular tenant or project. A Trade Area is
influenced by a variety of factors, including competitive supply, the location and density of the
targeted residential and workforce populations, the relative distance or travel time for each of
the above, geographic and psychological barriers, and existing commute or shopping patterns.
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Figure 6: Historic Taxable Sales Performance in the Trade Area and Alameda County (per
capita)
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Figure 7: Total Historic Taxable Sales Performance in the Trade Area
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The lease and occupancy rates of the Trade Area retail sector mirror the trends described above.
As shown in Table 16, Pleasanton’s lease rates are higher than its neighbors in 2012, reflecting
its favorable demographic attributes (e.g., high income residents). Occupancy rates are also
relatively strong, consistent with its constrained supply of developable land and lack of new
development, especially compared to its neighbors. Overall, Pleasanton appears to account for
38 percent of the Trade Area supply (followed by Livermore at 32 and Dublin at 30), although its
relative size will be eclipsed with the opening of several new projects, as described below.
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Table 16: Tri-Valley Retail Rents and Vacancy Trends (2012)

City

Total

Pleasanton
Annual Rent (NNN)
Vacancy
Space Inventory (sq.ft.)

$21.93
4.4%
5,154,001

Dublin
Annual Rent (NNN)
Vacancy
Space Inventory (sq.ft.)

$20.92
8.0%
3,930,513

Livermore
Annual Rent (NNN)
Vacancy
Space Inventory (sq.ft.)

$18.66
7.4%
4,299,835

Sources: Costar and Economic & Planning Systems, Inc.

Trade Area Supply Orientation
Although the Tri-Valley maintains a relatively dynamic, healthy, and growing retail sector, there
are important differences in the type and orientation of offerings within the Trade Area as a
whole and Pleasanton in particular. To better understand how a retail component within the
EPSP might function within this environment, this analysis differentiates between regional,
neighborhood, specialty, and local serving retail, as described further below.

Regional Destination Retail
Regional retail centers are usually anchored by
large department stores (e.g., Macy’s, Nordstrom,
etc.) and/or “big box” stores (e.g., Target, Lowes,
Costco). These centers are often supplemented
with various specialty stores (e.g., “in-line” retail),
sometimes combining entertainment related
offerings (e.g., movie theaters), and are designed
to draw consumers from a broad geography
and/or population base (e.g., over 200,000
population). Such centers tend to locate on sites
with convenient freeway visibility, accessibility and
high traffic volume and require a minimum of 15
acres (about 200,000 square feet) or more.

Entrance to Stoneridge Shopping Center
(Source: Pleasanton General Plan Update)

The Trade Area has a robust supply of regional retail centers clustered primarily along I-580,
including a number of relatively new projects in proximity to the EPSP area, as illustrated in
Table 17. The Stoneridge Shopping Center in Pleasanton is one of the older and more
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traditional, albeit still highly successful, regional shopping centers in the Trade Area.
This 1.3 million-square foot enclosed mall includes five department stores and over 165 specialty
tenants that generally cater to a “higher-end” shopping segment. It also commands relatively
strong occupancy and lease rates. The other regional shopping destinations in Pleasanton
include a Home Depot off I-580, a Wal-Mart located on Rosewood Drive, and a Macy’s Furniture
located in Rose Pavilion.
Table 17: Regional Serving Retail Centers in the Trade Area

Address

City / Center Name

Key Tenants Size (sq.ft.)

Pleasanton
Stoneridge Shopping
Center

1 Stoneridge Mall Rd
6000 Johnson Dr.
4501 Rosewood Dr
4275 Rosewood Dr

Pleasanton Square
Metro 580
Rose Pavilion [1]
Subtotal

Nordstrom, Sears,
JCPenney, Macy's
Home Depot
Wal-Mart
Macy's Furniture

1,311,910
125,000
108,248
112,419
1,657,577

Dublin
Hacienda Crossings

4820 - 4980 Dublin Blvd

Dublin Place / Town
Square
Grafton Station

7200 Amador Plaza
3750 Dublin Blvd

Fallon Gateway

2800 Dublin Blvd

T.J. Maxx, Best Buy, Bed
Bath & Beyond, Regal
Cinemas
Target, Pet Smart
Lowe's
Target & planned Dick's
Sporting Goods

Subtotal
Livermore
Costco Center

2800 Independence Dr

Vintage Square

2500 Las Positas Rd

Target Center
Lowe's Center

Paragon Outlets [2]

4300 Las Positas
4255 1st St

El Charro Rd. @ I-580

Costco
Wal-Mart, Home Depot,
Office Max, Kohl's
Target
Lowe's
Banana Republic Factory
Store, Neiman Marcus
Last Call, Nike Factory
Store, Saks Fifth Avenue
OFF 5TH

181,646
120,444
117,000
140,000
559,090
177,065
107,839
112,739
133,225

Subtotal

550,000
1,080,868

Trade Area Total

3,297,535

[1] CoStar defines this as a "Power Center" but it may be more aptly described as neighborhood retail
(includes Macy's furniture and grocery amongst other smaller shops). Currently not shown on map of
area.
[2] Anticiptaed opening fall 2012.
Source: Economic & Planning Systems, Inc.
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In contrast to Pleasanton, the remainder of the Trade Area appears to have more of a value
orientation, with regional serving retail dominated by “big box” and “power center” format. “Big
Box” retail stores typically host value oriented tenants in large industrial-style buildings situated
with convenient freeway access, prominent visibility, and ample surface parking (a “power
center” consists of two or more big box stores integrated in the same center).
Overall, the Trade Area currently has 11 regional shopping centers that host tenants
representing most of the national chain retail categories, with almost all located along I-580 (see
Figure 8). Some of these centers still have vacant buildings and/or pads while others may
modernize and re-tenant to better adapt to the competitive landscape. Moreover, the soon to
open Paragon Outlets, featuring over 120 premium factory outlet stores, represents only the first
phase of the El Charro Specific Plan which may ultimately include 1.5 million square feet of retail.
Given the supply-rich nature of the Trade Area regional serving retail sector, there does not
currently appear to be obvious market gaps or under-served retail categories that represent a
clear opportunity for the EPSP within this market segment.13 In order to succeed in this context,
a new regional serving project (e.g., a Big Box or Power Center) would need to compete directly
with existing or soon to be developed centers along I-580. Of course, retail is a notoriously
dynamic and evolving sector with merchants and store formats constantly adjusting and
repositioning in response to market trends and consumer preferences. In the longer term, new
opportunities are likely to arise although the sheer size of existing and planned supply in the
Trade Area will continue to present a challenge for a regional retail project at the EPSP site.
It is worth noting that there are a number of more specialized or “one-off” regional serving
tenants or land use types that may be viable within the ESPS over the long-term, including
recreation and entertainment (e.g. movie theater, up-scale bowling alley), visitor serving (e.g.
hotel or resort), or a unique stand-alone retail tenant not currently represented in the Trade Area
(i.e. BASS Pro). Given the specialized nature and unique market dynamics associated with these
uses, more analysis would need to be conducted to further assess their viability.

Neighborhood Shopping Centers
Neighborhood retail shopping centers cater to the daily needs and convenience related purchases
of local residents and are typically anchored by supermarket and/or drug store. Pleasanton
currently has nine (9) supermarkets stores spread throughout the City (plus two vacant stores
with new tenants expected) that could be categorized as anchors to “neighborhood serving”
retail centers, as shown in Table 18 and illustrated in Figure 9. They also usually include a
number of smaller, “in-line” tenants, such as dry cleaners, salons, food service, cell phone
providers, and banking, and range in size from 75,000 to 200,000 square feet.
Over the past few years, a number of grocery stores have opened in Pleasanton including
smaller, specialty stores such as Fresh & Easy and 99 Ranch Market, as well as a conventional,
full-line grocery (Safeway) that opened on Bernal Avenue and I-680. In addition, a Wal-Mart
Grocery on Santa Rita Road is expected to open in the spring of 2013 in a location previously
occupied by Nob Hill (vacated in 2010).
13

In the current market context, one retail tenant that is not currently represented in the Trade Area
is Bass ProShops. However, most of the merchandise sold by this tenant (sporting goods) is already
provided by existing retailers in the Trade Area.
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Figure 8. Regional Retail Centers
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Table 18: Neighborhood Serving Retail Centers in the Trade Area

Anchor

Address

Raley's
Safeway
Safeway
Lucky
Wal-Mart Neighborhood Market [1]
Gene's Fine Foods

5420 Sunol Boulevard
6790 Bernal Avenue
1701 Santa Rita Road
6155 W. Las Positas Blvd.
3112 Santa Rita Road
2803 Hopyard Road

60,000
58,000
58,000
50,000
33,161
20,416
279,577

99 Ranch Market
Trader Joe's
Smart & Final
Fresh & Easy
New Leaf Community Market [2]

4299 Rosewood Drive
4040 Pimlico Drive
5775 Johnson Drive
3903 Santa Rita Road
3550 Bernal Avenue

44,939
27,000
24,979
15,493
19,000
131,411

Center
Conventional Format
Oak Hills Shopping Center
Pleasanton Gateway
Amador Center
Val Vista Center
Meadow Plaza Shopping Center
Gene’s Fine Food/Rite Aid Center
Subtotal
Other (Specialty/Discount)
Rose Pavilion
Trader Joe’s Plaza
Pleasanton Square
Rose Pavilion
Vintage Hills Shopping Center
Subtotal
Total

Size (sq.ft.)

410,988

[1] Wal-Mart Neighborhood Market is anticipated to open in the spring of 2013.
[2] New Leaf Community Market is set to open in mid-2013.

Source: Economic & Planning Systems, Inc.

There are two ways to assess the demand for grocery stores in the City. These approaches do
not consider any net capture of sales from other jurisdictions as these impacts within
neighborhood retail are likely to be limited. A “rule-of-thumb” approach assumes about 5,000
households are needed to support a grocery store. This approach suggests that five (5) to six
(6) conventional, full-line grocery stores are supportable in Pleasanton. However, there are
currently nine grocery stores in the City (including five conventional, full-line grocery stores) and
two additional stores slated to open in 2013. This “rule-of-thumb” approach suggests that
Pleasanton is already well supplied with conventional, full-line grocery stores and oversupplied
when taking into account specialty and discount grocery stores.
The difficulty in securing an anchor tenant for the Vintage Hills shopping center14 , located
approximately 2.6 miles from the EPSP site, further supports this finding, although other factors
such as location may have also played a role. It is also worth noting that the Stoneridge Specific
Plan, adjacent to the EPSP area, allocated about 11 acres for commercial uses (such as retail or
office use).

14

Vintage Hills is neighborhood-serving retail center that consists of approximately 70,000 square
feet of retail, 19,000 square feet of which is intended for a grocery anchor. The center has been
without a grocery tenant since the mid-1990s when Romley’s Market closed.
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The other approach to assessing grocery store demand is based on household income and the
amount that households spend on groceries compared to the existing supply of grocery tenants.
There are ten grocery store-anchored centers in Pleasanton with the grocery stores occupying
about 411,000 square feet of space. According to the U.S. Bureau of Labor Statistics (BLS) data,
a typical household spends approximately seven (7) percent of its income on grocery items.
Based on the existing 25,322 households in the City with a median income of $123,116, a total
of approximately $218 million of potential sales exists within the City for grocery items (see
Table 19).
Table 19: Grocery Store Demand Analysis

Item
Households [1]

Current

2030

25,322

29,990

Median HH Income [2]

$123,116

$123,116

Aggregate HH Income

$3,117,539,446

$3,692,244,214

$218,227,761

$258,457,095

$550

$550

Retail Expenditure on Grocery [3]
Required Sales/Sq. Ft./Year for
a New Store
Supportable Sq. Ft. of Grocery Store

396,778

469,922

Existing Major Grocery Stores (Sq. Ft.) [4]

410,988

410,988

Additional Supportable Grocery Store (Sq. Ft.)

(14,210)

58,934

[1] Current household data from California Department of Finance for January 2012. 2030 projections are
from the Association of Bay Area Governements (ABAG).
[2] California Department of Finance.
[3] Assumes households spend 7% of their income on grocery items, based on typical household retail
spending patterns in the Bay Area.
[4] Includes Lucky's (50,000 sq.ft.), Trader Joe’s (27,000 sq. ft.), Raley’s (60,000 sq. ft.), two Safeway stores
(both 58,000 sq. ft.), 99 Ranch Market (44,939 sq.ft.), Smart & Final (24,979 sq.ft.) and Gene’s Fine Foods
(20,416 sq. ft.), Fresh & Easy (15,493 sq.ft.), a Wal-Mart Neighborhood Market set to open in the spring of
2013 (33,161 sq.ft.), and a New Leaf Community Market set to open in mid-2013 (19,000 sq.ft.).
Source: ABAG; BLS; Shopping Center Directory; Economic & Planning Systems, Inc.

A successful grocery store typically requires a minimum per-square foot sales volume of about
$550, which translates to approximately 397,000 square feet of supportable grocery square
footage. The City’s currently grocery store square footage indicates a potential over-supply
when accounting for both conventional, full-line grocery stores and smaller, specialty grocery
retailers. Both approaches suggest that there may not currently be adequate market support for
a typical grocery store, given current population levels, although future growth will gradually
improve these dynamics.
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Although a conventional grocery store tenant is unlikely to be attracted to Pleasanton given
current demand and supply conditions, there may be market support for a smaller specialty
grocery store, such as Whole Foods or a Trader Joe’s, as evidenced by the anticipated opening of
a New Leaf Community Market in the Vintage Hills shopping center (mid-2013). Again, future
growth in population and income is expected to gradually improve the market support for this
type of tenant.

Mixed-Use and/or Stand-Alone, Mini Strip Center
There are some small-scale retailers that prefer to stand-alone (i.e., instead of co-locating with
other retailers) or locate with a few other stores in a small strip-center format. Examples of such
retailers include small discount grocers or mini-marts (e.g., 7-11 and liquor stores), fast food
stores, restaurants, and convenience retail (e.g., cell-phone stores, dry cleaners, salons, and
fitness). These types of retailers rely heavily on auto traffic- and convenience-related purchases.
Therefore, ease of access, visibility, immediate parking areas, and adjacency to residential areas
are some of the key factors affecting viability. In addition, retail mixed-use elements can often
be integrated into higher density projects, often on a ground floor, although the financial
feasibility of such projects can be challenging, especially in more suburban locations.
The most prominent examples of mixed-use and stand-alone/mini-strip retailers currently exist
in and around Pleasanton’s Downtown commercial district. In addition, a retail component is
proposed to be incorporated into the high density residential project planned at Stanley
Boulevard and Valley Avenue. Although the EPSP may have several opportunities to
accommodate this type of retailer, this use is not likely to constitute a significant retail cluster.
Stand-alone retailers typically take up less than 1,000 square feet, and mini-strip malls take up
less than 20,000 square feet.

Implications for EPSP Retail
The EPSP area has relatively strong location and demographic attributes for retail including
adjacency to I-580. However, as described above, the current Trade Area market dynamics
suggest that either a regional or neighborhood serving anchored center (i.e. Big Box or
supermarket) would need to compete head-to-head with a relatively abundant supply of similar
products. Without these types of anchor tenants, it will be extremely difficult to support a
significant amount of retail development within the EPSP area. These findings suggest several
options for retail development within the Plan area:


Pursue a regional or neighborhood serving anchor to compete directly with existing
or planned projects in the Trade Area. A regional center could potentially succeed
within the EPSP if it were able to create a more modern and/or desirable format and set of
offerings than are currently available along I-580, capturing significant market share
primarily from projects in Livermore and/or Dublin. Conversely, a neighborhood center
would likely capture most of its demand from within Pleasanton, potentially making it more
difficult to retain successful tenants at existing centers in the City that are struggling. In
either case, the most logical location for this type of concept within the EPSP would be on
property near I-580 or in the Staples Ranch Specific Plan area.



Pursue local “stand-alone” or mixed-use retail to capture local demand generated
by EPSP residents and visitors. A smaller scale retail component could be integrated into
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the EPSP residential neighborhoods, either as a mixed-use project or stand-alone, mini-strip
center. Such a project would be designed to complement and integrate within any residential
neighborhoods developed as part of the Plan. This retail would not only serve as an amenity
to local residents, it could also compliment recreational uses and cater to associated visitors.
For example, small scale retail market opportunities might emerge if the trail system is
planned in a complementary fashion.
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V. OFFICE, R&D/FLEX, AND INDUSTRIAL SPACE
This Chapter describes the real estate market conditions for office, research and development
(R&D)/flex, and industrial land uses in the City of Pleasanton as well as the broader Tri-Valley
region. The analysis considers East Pleasanton in the context of regional demand potential,
evaluating the competitive landscape, and providing initial conclusions concerning the
opportunities and constraints for development of office, R&D/flex, and industrial space within the
study area.

Overview
As described in Chapter I, the Tri-Valley has emerged as a major employment center, primarily
in response to economic growth emanating from the inner San Francisco Bay Area and Silicon
Valley. However, over the years the region has become a major growth center in its own right
due to its strategic location and transportation infrastructure, vacant land, workforce and
executive housing supply, top-tier schools, and high quality of life.
Overall, the greater Tri-Valley region has about 53 million square feet of non-retail building
space with the distribution of uses varying within each City based on their distinct role in the
regional economy. As shown in Table 20, Pleasanton and San Ramon have evolved as major
office centers competing for attraction of professional and financial service jobs, while Livermore
has evolved as an industrial hub with a large share of space attributed to large-scale
warehousing and distribution uses.
Table 20: Commercial Space Summary in the Trade Area (square feet)

Building Type

Pleasanton
Total (1)
%

Dublin
Total

%

Livermore
Total
%

San Ramon
Total
%

Total
Total

%

Office
Flex/R&D
Industrial

10,842,549
2,405,516
3,849,046

63.4%
14.1%
22.5%

2,481,830
1,244,375
1,559,107

47.0%
23.5%
29.5%

2,083,177
3,819,408
13,935,731

10.5%
19.3%
70.2%

10,485,528
563,989
na

94.9%
5.1%
na

25,893,084
8,033,288
19,343,884

48.6%
15.1%
36.3%

Total

17,097,111

100.0%

5,285,312

100.0%

19,838,316

100.0%

11,049,517

100.0%

53,270,256

100.0%

(1) Varies from Pleasanton staff's estimate of commercial building space inventory due to the difference in data sources and building type categorizations.
Sources: Costar, and Economic & Planning Systems, Inc.

While this analysis categorizes space into specific uses for analytical purpose, some overlap
exists between building types and tenants given the cross-cutting nature of the regional
economy. Specifically, the evolving economic roles of the region combined with the convergence
of building features to meet the dynamic needs of various industries complicate conventional
building categorization. For example, many regional business parks include a mix of Class A
office and R&D uses with differences between building types relatively subtle and sometimes
determined by specific tenant use rather than building features. With this caveat in mind, the
following sections describe the market dynamics for each of these inter-related categories.
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Office
Tri-Valley has evolved as a strong office market, benefitting from its accessible location between
I-680 and I-580, BART, an educated labor force, and a variety of economic forces leading
companies to seek opportunities outside of the established inner Bay Area urban centers. Much
of the space was developed as master planned projects in the 1980s in the classic suburban
office park format, with surface parking and building heights up to 5 stories. Many office clusters
developed along I-680 due to freeway visibility, accessibility, and proximity to high-skilled labor
force along this corridor. A summary and brief description of the major office parks serving the
Tri-Valley market is provided in Table 21 and illustrated in Figure 10.
Table 21: Key Existing Office and Industrial Parks in the Greater Tri-Valley

Business Park

Size Sq.Ft.
(rounded)

Description

Pleasanton
Hacienda

7,911,000

An 875-acre mixed-use development in north Pleasanton, includes Class A
office, R&D/flex, retail, and residential uses located within proximity to BART.
Buildings are fractionally owned; has 475 companies with 18,000 employees.
Tenants include Kaiser Permanente, Oracle, and Sun Micro Systems. The
park offers high-end amenities such as retail and restaurants.

Bernal Corporate Park

1,132,500

A planned development campus in southwest Pleasanton; includes a mix of
office, light industrial, and R&D/flex uses developed in the late 1980s; consists
of 14 buildings and offers amenities including restaurant space and retail
services, and fitness center.

Stoneridge Mall Road Periphery

1,307,600

Includes a mix of office, retail, hotel, and medical office located around the
Stoneridge Mall.

Commerce Circle / Johnson Drive

1,259,600

Includes a mix of R&D, warehouse, light industrial, and hotel uses.

Valley Business Park

1,000,000

A planned development campus in East Pleasanton designed for industrial and
manufacturing activities with an office component; includes one of the City’s
major R&D and industrial clusters.

Signature Park

984,500

Includes a mix of commercial uses, such as office, R&D, and light industrial.

Stoneridge Corporate Plaza

571,900

Includes a mix of office and restaurant uses.

Pleasanton Park

548,900

Includes a mix of commercial uses, such as office, R&D, and light industrial.

Stanley Business Park

400,000

A planned development campus in East Pleasanton designed for a range of
commercial uses, including office, auto services, automotive dealers, and
R&D/flex space.

Dublin
Dublin Office Center (1)

500,000

Located at the Tassajara Road exit off I-580, the campus consists of four
Class A office buildings developed by Koll in the late 1990s.

San Ramon
Bishop Ranch

9 million

A single-operator campus located along I-680; almost fully occupied. Has
successfully attracted a number of high-profile tenants, including a new
General Electric Innovation Center, Tiburon and Five9, as well as regional
consolidation of PG&E. The space features a modern office product with
quality design, local amenities, and easy access to I-680 as well as a short
shuttle ride to BART.

*Note: include major office, industrial, and mixed-use business parks of over 300,000 square feet.
(1) Advertised rents of $23 to $27 per square foot exceed the broader regional rent average for office space.
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Figure 10. Key Existing Office and Industrial Parks in the Greater Tri-Valley
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Overall, there are nearly 26 million square feet of office space in the greater Tri-Valley area with
Pleasanton accounting for 42 percent of the regional supply, followed by San Ramon (see Table
20). Each City plays a slightly different role in the region as an office space provider.
Pleasanton’s office space has been successful in attracting many corporate users due to its
freeway and BART accessibility, a high level of amenities, and preferred address. San Ramon
has been competing on flexibility, design, and business costs to accommodate a range of tenant
needs in a highly-amenitized setting. Dublin’s office space, though less of a cluster, also offers
accessibility benefits though generally with a lower level of amenities relative to Pleasanton or
San Ramon. Livermore has the lowest share of office space with most serving as back office to
its industrial uses.
Historically, the greater Tri-Valley
area office space has exhibited
strong market performance,
although rents remain lower today
than in 2002, reflective of broader
economic and real estate
conditions. During the last decade,
rents have been similar in
Pleasanton, Dublin, and San
Ramon, while Livermore rents have
been below the regional average for
office space (see Table 22). By
the third quarter of 2012, annual
Office Building in Hacienda
office rents in Pleasanton stabilized
(Source: Pleasanton General Plan Update)
in the $20 to $25 per square foot
range. Office vacancies have ranged over the last decade, peaking in 2009-2010 and decreasing
thereafter. Since 2005, San Ramon experienced the lowest office vacancies in the region,
reaching a low of 4.8 percent in 2012 relative to 14.7 percent in Pleasanton. San Ramon also
experienced strong office space absorption, suggesting that the area has become a more sought
after location, driven in part by aggressive marketing and development activity associated with
particular projects.
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Table 22: Tri-Valley Office and Flex Annual Rents and Vacancy Trends (2002-2012,
constant $2012)

Jurisdiction
Pleasanton
Office Rent (FS)
Vacancy
Flex Space Rent (NNN)
Vacancy
Dublin
Office Rent (FS)
Vacancy
Flex Space Rent (NNN)
Vacancy
Livermore
Office Rent (FS)
Vacancy
Flex Space Rent (NNN)
Vacancy
San Ramon
Office Rent (FS)
Vacancy
Flex Space Rent (NNN)
Vacancy

2002

2012 (YTD)

Average

$36.47
10.5%

$22.86
14.7%

$25.71
14.7%

$23.12
13.9%

$11.48
12.3%

$14.77
12.9%

$27.76
9.0%

$20.54
13.4%

$24.11
14.9%

$22.09
6.5%

$7.14
11.7%

$14.97
12.1%

$24.03
37.4%

$14.85
16.8%

$18.51
21.4%

$16.94
17.5%

$8.29
14.1%

$11.26
16.4%

$32.92
9.5%

$20.76
4.8%

$25.83
8.9%

na
na

$9.90
13.4%

$9.93
11.6%

Sources: Costar and Economic & Planning Systems, Inc.

Driven by economic expansion and associated job growth during the late 1980s, Pleasanton
enjoyed a commercial development boom which resulted in the creation of office clusters at
Hacienda and Bernal Corporate Park, among others. The Hacienda and Bernal parks alone offer
roughly 6.5 million square feet of office space. While Pleasanton has been able to capitalize on
its advantages, regional competition for office jobs has increased over time. For example, San
Ramon’s development of approximately nine million square feet of office space in Bishop Ranch
has intensified regional competition for office tenants.
Pleasanton’s current vacancy rate of 14.7 percent is the highest in the Tri-Valley. However, the
City’s vacancy rate may be understating its office performance given the presence of some large,
dated office buildings that are suitable only for large users (40,000 square feet, or more) and
have been difficult to market. For example, the 23-year old, million-square-foot California
Center, located within the Hacienda, has a vacancy rate of approximately 50 percent. The City
has recently lost notable tenants to the other Tri-Valley cities, including Ross and Five9 due to
opportunities created by favorable real estate conditions for purchasing available properties in
other communities. Despite a recent loss of several tenants, Pleasanton’s office market
performance appears strong excluding the outdated office inventory. The bulk of the current
leasing deals in Pleasanton appear to be for much smaller office spaces.
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Overall, the City’s office inventory continues to perform well in the marketplace. While a portion
of the office stock appears to be somewhat out of step with the current leasing needs,
diversification of office space through repositioning and development of new supply may improve
Pleasanton’s competitive position in the region. A high quality of life, educated labor force, an
influx of venture capital, proximity to the Silicon Valley and other saturated inner Bay Area
employment centers provide strong fundamentals for long-term office growth. Strong
performance in comparable office projects, such as Dublin Office Center, suggest that office
users are willing to move further east from the traditional I-680 Corridor path.

Research and Development (R&D)
For this discussion, “R&D” space includes flexible facilities designed for traditional research and
development activity that features wet or dry labs and “heavy office” components that include
exceptional power, cooling, and flooring to accommodate massive computer systems. It also
includes R&D flex space that may incorporate a mix of traditional office and/or manufacturing
space within the same building. Unlike pure office tenants that typically fall within professional
and business services sectors, R&D tenants typically require some light manufacturing space for
“clean” assemblage and a roll up door for delivery. Given these features, R&D tenants value
freeway accessibility for frequent deliveries while also seeking locations in highly amenitized
areas. Examples of R&D tenants include food producers, contractors, and other back office
functions.
While the Tri-Valley has evolved
as more of a pure office location,
each City also developed some
R&D and flex space inventory.
The development of R&D space
in the Tri-Valley has been
historically tied to the Bay Area’s
technology sector, with “spill
over” demand from Silicon Valley
and the inner East Bay driving
new projects. Overall, there are
over six million square feet of
Recent R&D development adjacent to EPSP project area
R&D space in Tri-Valley, with
more than half of this space located in Livermore and closely associated with its industrial
development and parks (see Table 20). Conversely, Pleasanton has the smallest R&D cluster
with 2.4 million square feet of R&D space relative to 10.8 million square feet of office space.
Pleasanton had no substantial growth in its R&D space during the last decade.
Similar to the broader Bay Area trend, the R&D sector in the Tri-Valley has experienced a
weakening after the 2001 market downturn. However, despite a gradual decline in rents and
fluctuation in vacancy rates over the last decade, the trends indicate a leveling off with some
positive indicators in the third quarter of 2011. Currently, regional vacancies range between 12
and 14 percent, with recent declines linked to limited supply according to brokers active in the
market (see Table 22). Continued recovery in the R&D sector is likely to gain momentum in
2013 and beyond.
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Pleasanton and Dublin have historically experienced higher R&D rents relative to San Ramon and
Livermore, partially attributed to better regional accessibility of the two cities and higher-end
orientation of space. However, R&D rents in Dublin have decreased substantially over the last
two years and dropped to a level below those in Livermore and San Ramon. By 2012,
Pleasanton’s R&D rents emerged as the highest in the Tri-Valley, stabilizing at $11.50 per square
foot relative to the other cities’ rents ranging between $7 and $10 per square foot, triple-net
(NNN). Pleasanton has several R&D clusters located in the Hacienda, Bernal Avenue, and East
Pleasanton immediately adjacent to the EPSP. Its clusters in the western part of the City
generally support stronger market trends relative to east Pleasanton given better accessibility
and proximity to Class A office space.

Industrial
Warehouse and manufacturing categories include heavier industrial uses relative to R&D.
Industrial uses generally feature open floor plans, high ceilings, and roll-up doors for loading and
unloading freight. Warehouse space is typically used for storage and is characterized by docks
or grade doors, minimal tenant improvements, and limited glass. Manufacturing space is used
for production purposes with structures typically including three sides of concrete and one side of
glass and limited tenant improvements.
Many of the Bay Area cities have been
facing challenges associated with
industrial job losses and concerns
regarding competition given the
increasing cost of doing business. There
are approximately 19 million square feet
of industrial space in the Tri-Valley,
second only to office space. This space
reflects Tri-Valley’s history of industrial
employment with most of the space
concentrated in Livermore. Pleasanton
accounts for 20 percent of the industrial
space in the Tri-Valley with most of it
Sand and gravel quarry operations adjacent to EPSP site
(Source Pleasanton General Plan Update)
oriented towards smaller users in
assembling and light manufacturing sectors, while larger spaces in Livermore are geared towards
bulk distribution and warehousing.
Industrial space in Livermore typically generates lower lease rates relative to Pleasanton, as
shown in Table 23. Industrial vacancies in the Tri-Valley area have been gradually increasing
since 2005, hovering around 15 percent in 2012. However, as the economy continues to
recover, demand for industrial space in Pleasanton may increase, especially given the size of the
City’s manufacturing employment base. The key concern will be the composition of the
manufacturing base and specific space needs that may arise (e.g., traditional manufacturing
space versus light or advanced manufacturing, versus R&D flex).
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Table 23: Tri-Valley Industrial Rents and Vacancy Trends (2002-2012, constant $2012)

Jurisdiction

2002

2012 (YTD)

Average

Pleasanton
Annual Rent (NNN)
Vacancy

$36.47
10.5%

$22.86
14.7%

$25.71
14.7%

Dublin
Annual Rent (NNN)
Vacancy

$27.76
9.0%

$20.54
13.4%

$24.11
14.9%

Livermore
Annual Rent (NNN)
Vacancy

$24.03
37.4%

$14.85
16.8%

$18.51
21.4%

Sources: Costar and Economic & Planning Systems, Inc.

Implications for the East Pleasanton Specific Plan
The market analysis provided above has important implications on the type of employment
oriented development that might be feasible within the EPSP area, as summarized below.
Although the findings are characterized by development prototype, in reality there exists
substantial cross-over in both building design and tenant occupancy as noted above. It should
also be noted that, similar to retail, there may be number of more specialized or “one-off” office,
R&D, or industrial oriented tenants or land uses that might be appropriate at certain locations
within the EPSP site (e.g., a private school, a small college, a solar farm). Further analysis will
be required to evaluate the development feasibility of such uses.
Office

Existing regional market trends suggest that new office development is not likely in the shortterm, but could be a viable mid- to long-term solution as employment in the region continues to
increase and existing office vacancies are absorbed in established locations. The precedent of
office uses moving east along the I-580 corridor suggests that the EPSP could provide the next
phase for this office growth, especially if developed on property with direct access to I-580,
although issues related to the proximity of the Livermore Airport will need to be considered (e.g.,
building height and noise). To be successful such a project should also offer a high level of
amenities, including retail and restaurant choices, connectivity to nearby commercial and
recreation, and easy access from I-580. In addition, the product type should be flexible to
accommodate demand for smaller spaces and differentiated from existing office uses in the City
in order to help recapture a share of recently lost tenants. For example, flexible design and
ability to cater to startups and mid-size firms may improve the competitiveness of office
development in the EPSP. The viability of office development in the interior of the site, away
from I-580, is less likely given visibility and access-related challenges.
R&D

Although gradual improvement in the regional economy may result in long-term space needs for
R&D and flex-space, existing vacancies in this sector, especially high in East Pleasanton, suggest
that new development is not likely in the foreseeable future. The long-term prospects for this
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use in the City will depend on employment growth in the technology sector and Pleasanton’s
ability to compete for attraction of these jobs on a regional level. Although, the EPSP could
serve as an extension of the existing cluster located on the other side of Valley Avenue (e.g.,
Valley Business Park), such development would need to address accessibility challenges and
upfront infrastructure costs. The financial feasibility of R&D development, taking into account
land values, infrastructure burdens, and vertical development costs relative to potential revenues
and the performance of other land uses being considered for the site, will be addressed further in
subsequent phases of the planning process.
Warehouse / Industrial

Although EPSP has been historically used for industrial activity, it is not likely to be viable as part
of a long-term development. Over the last decade, warehouse and industrial uses have
gravitated towards Livermore, where adequate infrastructure and lower land values have
supported development of large warehousing and manufacturing clusters. Pleasanton’s high cost
of labor and land values, combined with EPSP accessibility challenges and high infrastructure
requirement, make development of large-scale industrial uses infeasible. Although
warehouse/distribution tenants may be attracted the northern portion of the site, given the
potential for easy freeway accessibility, high land values may render such a development
economically challenging.
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