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Section 1
Redwood City Streetcar Feasibility Study –
Existing Conditions
1.1 Introduction
This report presents and analyzes the existing conditions along the Broadway corridor in
Redwood City, in preparation for a feasibility analysis of streetcar alternatives. Redwood City
is considering a streetcar to serve trips along the Broadway corridor either on Broadway or a
parallel street, linking the Redwood City Caltrain station with downtown and other
destinations to the east. The streetcar corridor includes the downtown area and continues
along Broadway southeast to Fifth Avenue. This study area is shown in Figure 1 below.
Figure 1 Redwood City Streetcar Study Area

Both the success and the effects of a new streetcar line will be determined by the current built
environment, transportation and land use conditions around the corridor. In order to
understand the potential effects of such a project, the current conditions are collected and
analyzed, establishing a baseline from which to compare alternatives. The existing conditions
are presented in four sections: physical elements, traffic operations, land use, and market
conditions.

Summary of Findings
Physical Elements






Lane widths for most of the streets under consideration are sufficient and compatible
with the transit improvement alternatives potentially developed and evaluated.

As is typical for transit improvement projects, in many locations there would be a need
for reconfiguration of right-of-way cross sections, depending on the alternatives
developed and selected
In many locations, a small reduction in on-street parking would result.

1

Redwood City Streetcar • Existing Conditions



Utilities in conflict would need to be relocated.

Traffic Operations



Current conditions along potential corridor intersections generally meet the City’s
current LOS standards, with the exception of the Woodside Road/Broadway
intersection, which coincides with ramp traffic from US 101.

Transit Service





The Redwood City Streetcar corridor connects to Caltrain service at the Redwood City
Station. The station is served by 36 trains in each direction on weekdays and 18 per
direction on weekends.

Six (6) SamTrans bus routes and three (3) free public shuttles travel within or serve the
proposed streetcar corridor. SamTrans Service frequency is between 30 and 60
minutes and shuttles run during the peak commute hours. Private employer shuttles
were also observed serving the area.

Active Transportation Facilities




Almost all of the streets in the streetcar corridor have sidewalks on both sides. The
exception is Woodside Road, which does not have sidewalks on either side.

There is at least one bike rack on every block of Broadway within Downtown, and
approximately one per intersection on other streets in downtown. However, the City’s
inventory shows no bike racks outside of the downtown area.

Public Parking





Parking occupancy in the core commercial area is high during the midday and evening
peaks, and parking outside of the core commercial area does not get close to capacity at
any point during the day.

Hourly fees range from $0.25 to $2.50 in the Downtown. The Stanford Medical Center
(TSMC) on Broadway offers free 1-hour parking for patients, and free reserved parking
for TSMC employees.

Demographics, Travel Characteristics and Auto Ownership
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Throughout the area, 75 to 90 percent of the population earns under $100,000,
approximately 120% of the citywide median income.

Minority non-white residents make up a large percentage of the population (84%)
throughout the study area.

Taking transit to work is most common in the downtown area, and a large portion of the
remaining study area has 10-15 percent transit mode share, matching city average.
Also, more than 15 percent of households in the downtown area do not have a vehicle
available for their use.
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Land Use



The Broadway Corridor’s urban form varies considerably throughout the Study Area.
There are six individual segments of the Broadway Corridor that share similar physical
characteristics and findings are as follows.
•

•

•

Segment 1. Downtown:

o

The general intensity and pedestrian orientation of development is highly
supportive of alternative modes of transportation such as a streetcar and streetcar
could contribute to the vibrant street life that already exists.

o

Since the Downtown is already densely developed and the ROW is quite narrow,
integrating the streetcar has the potential to be the most disruptive in this area.

Segments 2-4. Downtown to Douglas Avenue:

o

This area has fewer ROW constraints and has greater potential for redevelopment
and may grow to be more transit-supportive.

o

The lower density and intensity of the existing buildings and poor pedestrian
orientation of urban form is less supportive of streetcar.

o

Applicable zoning districts facilitate redevelopment by permitting greater building
heights, greater non-residential intensities and also requires new development to
be more oriented to pedestrians than at present.

Segment 5: Stanford in Redwood City Precise Plan Area:

o

This segment is advantaged by wider ROW and a Precise Plan that has taken
transit orientation into account. As a result, there is a greater likelihood that the
streetcar and the new development can be integrated from the start.

o

The challenge will be to ensure quality buildout of the public realm in accordance
with the plans, such that a successful, pedestrian and transit-oriented environment
is created to balance such great building mass.

Real Estate Market Conditions



Recent trends in the Bay Area and Nationwide have pointed to a revived interest in
redeveloping dense, walkable, and transit friendly downtown commercial corridors
such the identified Broadway Streetcar Study Area.
•



Much of the new development that has occurred in Redwood City in recent years
has been downtown, where a revitalized Fox Theater and Courthouse Square have
enlivened the City’s urban core, and a 2011 Downtown Precise Plan set the stage for
significant real estate investments. The preponderance of planned, approved, and
proposed projects in the Downtown is further evidence that this trend is likely to
continue.

The identified Study Area surrounding the proposed Broadway Streetcar/Urban
Circulator is home to a robust and high-demand real estate market for both residential
and commercial land uses.

3
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•



Proposed office and residential development in the Study Area will increase the demand
for retail sales.
•



The Bay Area and Peninsula in particular have seen a dramatic run-up in residential
real estate prices in recent years, and Redwood City has seen a multitude of new
multifamily projects including within the Broadway Streetcar Study Area.
Constrained regional housing stock in Silicon Valley as well as the greater Bay Area
has made multifamily residential a highly attractive product for the developers. In
the last two years, two major multi-family projects, combining about 340 units has
come onto market along the Study Area. Furthermore, pipeline projects in the area
indicate that additional for-sale multifamily condos, as well as both market rate and
affordable housing projects are planned in the area.

A well designed and operated streetcar/urban circulator in Redwood City would likely
enhance the value of properties located within a reasonable proximity to its station
areas and incentivize additional development.
•

4

The Redwood City retail market will be presented with an opportunity to recapture
sales in certain retail categories that are currently being leaked out to other
jurisdictions. In particular, retail demand for Food Services and Drinking Places will
be bolstered by the influx of workers in the area, a population group that
contributes sizably to retail sales of this category. The presence of a Streetcar
connecting existing and proposed residential and office development to Redwood
City’s downtown retail and entertainment district will likely further benefit
Redwood City’s retail market.

Housing appears to have a very strong market potential to drive redevelopment in the
Study Area in the near term with immediate opportunities for residential mixed-use
projects.
•



Recent and planned real estate development projects within the Study Area indicate
the private sector’s continued faith in this market area’s ability to absorb new space
and do so without compromising land values or lease rates. As it stands, there is
more than 1.4 million square feet of office space in the Study Area’s development
pipeline as well as 1,900 housing units. The largest residential project in the
pipeline, a 471-unit complex located at 525 Middlefield Rd. is already under
construction.

The effect public transit investments have on local property values is a commonly
studied and reported topic of local economic research. Generally speaking, there are
two primary factors that affect the property value gains resulting from public transit
investments: the scale and quality of the transit investment, and the property’s
accessibility to the new transit mode. Subsequent phases on this study, including
case studies of other streetcar systems, will shed light on the type and scale of likely
economic synergies associated with various design and operating characteristics.
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1.2 Roadway Physical Elements
The physical elements of the study area that will help determine the feasibility of introducing
streetcar or urban circulator bus service include total street right-of-way (ROW), roadway
widths, on-street parking, designated bicycle lanes, sidewalks, utilities, and other typical
cross-section features. These features are described in the sections below.

1.2.1 Right-of-Way and Roadway Widths

The ROW and roadway widths for the street segments of the study area for which new transit
service is considered are discussed below and illustrated in Appendix A (Redwood City
Streetcar Feasibility Study – Right-of-Way Map Book).

Broadway

The study area focuses on Broadway Street (hereinafter referred to as Broadway) between
Arguello St. and Second Ave, since the new transit service would generally follow this route.
The right-of-way (ROW) width generally varies between 65 feet and 85 feet and the roadway
width varies between 24 feet and 66 feet. The narrowest segment is located between Jefferson
Avenue and Main Street where the ROW width is 65 feet and the roadway width is only 24
feet with two travel lanes. In general, the street segments are relatively narrow in the
Downtown area west of Walnut Street and become wider going east. On the east of Maple
Street, the ROW width and the roadway width are consistently around 85 feet and 60 feet,
respectively. These widths are illustrated in Figure 2 below.
Figure 2 Right-of-way and Roadway Widths along Broadway

Marshall Street
Marshall Street between Arguello Street and Maple Street is an alternative to Broadway
where right-of-way is constrained as described above. Marshall Street’s ROW in this stretch
ranges from 60 feet at Maple Street to 80 feet at Walnut Street, with the majority of the ROW
widths west of Walnut at 75 feet. Roadway widths vary between 40 feet at Main Street and 60
feet at Middlefield Road (see Figure 3).

5
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Figure 3 Right-of-way and Roadway Widths along Marshall Street

Main Street
Main Street between Broadway Street and Middlefield Road is considered as a potential turnaround street at the western end of the corridor. The ROW along this stretch of Main Street
ranges from 65 feet at Broadway Street to 75 feet at Middlefield Road, and roadway widths
varies between 35 feet (located at the pedestrian crossings) and 55 feet (see Figure 4).
Figure 4 Right-of-way and Roadway Widths along Main Street

Other Streets
The study area includes several other street corridors for which physical attributes are
identified in this study: Arguello Street between Brewster Avenue and Broadway/Marshall
Street, Winslow Street between Broadway and Jefferson Avenue, Hamilton Street between
Marshall Street and Winslow Street, Middlefield Road between Marshall Street and Winslow
Street, and Second Avenue between Bay Road and Rolison Road for which physical attributes
are identified in this study.

The ROW width ranges from 60 feet to 85 feet for these street corridors. The widest segment
is on Arguello Street between Bradford Street and Marshall Street with a ROW width of 85
feet, and the narrowest segment is Second Avenue between Broadway and Bay Road (55 feet).
In general, the roadway is relatively narrow in the Downtown area and the width ranges
approximately between 24 feet and 60 feet for all segments except Middlefield Road between
Broadway and Winslow Street. This segment of Middlefield Road has a roadway width of 30
feet; however, the roadway portion of the street is used for non-transportation amenities and
the remaining usable width for vehicles is only 10 feet. Table 1 provides the ROW and
roadway widths for these additional street segments.
6
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Table 1 Right-of-way and Roadway Widths along Other Streets
ROW Width
Arguello Street
Winslow Street

Hamilton Street
Middlefield Road
Second Avenue

Roadway Width

south of Brewster

75' - 80'

60'

south of Bradford

85'

60'

south of Broadway

75'

60'

south of Hamilton

60'

40'

south of Middlefield

60'

40'

south of Marshall

80'

24' - 55'

south of Broadway

70' - 75'

24' - 55'

south of Marshall

75' - 80'

24' - 55'

south of Broadway

60’

10' - 30’

south of Rolison

60'

40'

south of Broadway

55'

35'

1.2.2 Street Features and Cross Sections
The streets in the study area have varying numbers of lanes, lane widths, parking availability,
bicycle lanes, and other features, as discussed below. Typical cross sections for the streets in
the study area are included in Appendix B (Redwood City Streetcar Feasibility Study – Typical
Cross Sections).

Broadway

The number of travel lanes along Broadway varies from two (one in each direction) at its
narrowest locations (Downtown area) to four or five at its wider 85-foot-wide ROW locations
(east of Maple Street). Travel lanes are generally 11 to 12 feet wide, narrowing to as narrow
as 10 feet in the eastbound direction between Middlefield Road and Jefferson Avenue.
Between Walnut Street and Spring Street, the one westbound Broadway travel lane widens to
20 feet.
There is on-street parking on both sides of Broadway for the majority of the study area.
Exceptions are segments between Main Street and Maple Street, between Chestnut Street and
Woodside Road, and between Douglas Avenue and Second Avenue. Separate bicycle lanes
exist between Chestnut Street and Charter Street, and on the west side of Second Avenue (for
about 350 feet). Sidewalks are available along the entire study segment and the widths range
between 5 feet and 25 feet.
Road medians are present on segments between Middlefield Road and Jefferson Avenue,
between Walnut Street and Cassia Street, and on the west side of Woodside Road. In the
Downtown area, existing curb extensions narrow the roadway at the end of the sidewalks for
most of the street segments.
Cross sections 1 through 7 in Appendix B illustrate the various features along Broadway,
progressing from west to east.

Marshall Street

Marshall Street has two travel lanes and one turning lane between Arguello Street and Maple
Street. Along this stretch, Marshall Street generally has 10-foot travel lanes and 10-foot leftturn lane, some of which widen to 11 feet at intersections.
7
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There is on-street parking and a bicycle lane along most of Marshall Street, and the sidewalks
are generally 8 to 9 feet wide. Cross-section 8 in Appendix B provides a snapshot of a typical
Marshall Street cross section, between Middlefield Road and Jefferson Avenue.

Main Street

Main Street has two travel lanes and one turning lane between Broadway Street and
Middlefield Road. Lane widths along Main Street are generally 12 feet closer to Broadway
Street and narrow to 10 feet at Middlefield Road.

There is on-street parking on both sides of the street, and the sidewalks are generally 8 to 10
feet wide. Cross-section 9 in Attachment B provides a snapshot of a typical Main Street cross
section between Stambaugh Street and Middlefield Road.

Other Streets

The additional street segments in the study area generally have between two and three lanes.
Arguello Street has two travel lanes, widening to three with a right-turning lane at the
Broadway/Marshall Street intersection (see cross section 10 in Appendix B). Arguello Street
generally has travel lanes between 12 feet (eastbound) and 14 feet (westbound) wide.
Winslow Street, south of Broadway, also has two travel lanes, widening to three with a
northbound left-turning lane at Broadway (see cross section 11 in Appendix B). The travel
lanes along this portion of Winslow Street are 12 feet wide. Along narrow Middlefield Road
south of Broadway, where only one 10-foot-wide travel lane is available, the roadway is used
for outdoor dining and includes several trees within the roadway.

There is street parking on the majority of these additional street corridors except a segment
on Winslow Street between Broadway and Hamilton Street, and Arguello and Winslow Streets
have bicycle lanes. All of these street corridors have sidewalks with widths varying from 5 to
25 feet. Curb extensions exist at the end of the sidewalks on these streets, especially near the
Redwood City Caltrain Station.

1.2.3 Utilities

Appendix C (Redwood City Streetcar Feasibility Study – Utility Map Book) provides the
locations where various underground storm drain, sanitary sewer, and water infrastructure
elements are located, including inlets, manholes, fire hydrants, and main and lateral pipes.
Knowledge of these utility locations would help inform the siting of transit system features
such as stations, poles, and other components that require construction below street level.
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1.3 Traffic Operations Analysis
As part of understanding the existing conditions of the corridor and surroundings, current
traffic operation characteristics of the area was examined. This is particular of interest as
introduction of a streetcar or light rail facility along existing roadways in Redwood City would
result in potential changes in roadway width, laneage, turning movement availability, traffic
diversion, travel time, and intersection delay.

In the analysis below, signalized intersections identified to be along potential streetcar
corridors were analyzed based on vehicular level of service (LOS) calculations. LOS criteria is
a grading system which qualitatively characterizes traffic conditions associated with varying
levels of vehicle traffic, ranging from LOS A to LOS F. Table 2 below describes the intersection
delay thresholds and letter grades that indicate how much delay is being incurred at an
intersection. The City of Redwood City in its General Plan 1 typically desires traffic operations
to perform at LOS D or better “for motor vehicles in all areas of the city, except the Downtown
area as defined by the Downtown Precise Plan”. Within that area, no minimum vehicular LOS
standard “will be maintained but vehicular LOS will be calculated and alternate LOS standards
for other travel modes will be established”. Finally, the City’s policy indicates that current LOS
standards are flexible and open to being reduced or eliminated entirely, particularly for areas
like gateway intersections or “along Transit Streets including the proposed streetcar
corridors”.
Table 2 LOS Criteria – Signalized Intersections
Level of
Service

Description of Operations

Average Control Delay
(seconds per vehicle)

A

Very Low Delays: Progression is extremely favorable, and most vehicles
arrive during the green phase. Most vehicles do not stop at all.

B

Minimal Delays: Generally good progression, short cycle lengths, or both.
More vehicles stop than with LOS A, causing higher levels of average delay.
Drivers begin to feel restricted.

10.1 – 20.0

C

Acceptable Delays: Fair progression, longer cycle lengths, or both.
Individual cycle failures may begin to appear, though many still pass through
the intersection without stopping. Most drivers feel somewhat restricted.

20.1 – 35.0

D

Tolerable Delays: The influence of congestion becomes more noticeable.
Longer delays may result from some combination of unfavorable
progression, long cycle lengths, or high v/c ratios. Many vehicles stop, and
the proportion of vehicles not stopping declines. Individual cycle failures
are noticeable. Queues may develop but dissipate rapidly, without
excessive delays.

35.1 –55.0

E

Significant Delays: Considered by many agencies to be the limit of
acceptable delay. These high delay values generally indicate poor
progression, long cycle lengths, and high v/c ratios. Individual cycle failures
are frequent occurrences. Vehicles may wait through several signal cycles
and long queues of vehicles form upstream.

55.1 – 80.0

F

Excessive Delays: Considered to be unacceptable to most drivers. Often
occurs with oversaturation, that is, when arrival flow rates exceed the
capacity of the intersection. Poor progression and long cycle lengths may
also be major contributing causes to such delay levels. Queues may block
upstream intersections.

≤ 10.0

≥ 80.1

Source: Highway Capacity Manual 2010.

1

Redwood City General Plan, Circulation Element. Adopted October 2010.
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As such, analysis of existing traffic conditions are illustrative and intended to provide a
background for understanding how traffic operates rather than highlight poorly performing
intersections, specifically since the City’s own General Plan indicates that intersections that
could be impacted by introduction of the proposed streetcar could have different LOS
standards applied to them vs. the remainder of the City.

Several of the potential street corridors was identified as roadways for possible streetcar
service from Downtown Redwood City eastward to Woodside Road along the Broadway
corridor; it was assumed that all streetcar alternatives would utilize Broadway to the east of
Woodside Road. These streets included Marshall Street, Broadway, and Middlefield Road. The
City of Redwood City identified several recent traffic impact analysis documents that reported
existing LOS conditions along these street corridors. These documents include the 601
Marshall Street Office Development, 2075 Broadway project, Redwood City Downtown Precise
Plan EIR, and Stanford in Redwood City Precise Plan EIR. From these documents, a total of 20
intersections were identified to lie along potential roadways that the Redwood City Streetcar
would traverse.
Figure 5 shows the 20 intersections along Marshall Street, Broadway, and Middlefield Road,
along with their respective intersection characteristics in terms of lane geometries, volumes,
and vehicular LOS during the AM and PM weekday peak hours. As figure 3 shows, based on
the City’s current LOS standards, 19 of the 20 intersections operate at LOS D or better. The
20th intersection, Broadway and Woodside Road, is located at a freeway off-ramp intersection
with US Highway 101, and operates during the AM and PM peak hours at LOS F. The City
identifies this type of intersection as a gateway intersection (due to it being adjacent to
highway ramps), which means that these areas typically experience higher traffic volumes
and should be expected to operate poorly.
Based on the available traffic intersection operations data, current conditions along potential
corridor intersections generally meet the City’s current LOS standards, with the exception of
the Woodside Road/Broadway intersection, which coincides with ramp traffic from US 101.
Improvements to this intersection are currently planned that would modify the on- and offramp configuration to improve traffic flow and increase safety.

Although LOS is currently used for measuring traffic impacts, this will likely be phased out in
the coming years. SB 743 has initiated a process for the State of California to re-evaluate the
way transportation impacts are measured under the California Environmental Quality Act
(CEQA). The most recent reports on the topic have identified vehicle miles traveled (VMT) as
the preferred method, and have noted that LOS, a measurement of delay, fails to capture total
traffic volumes, particularly when capacity changes.
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Figure 5A Existing Intersection Traffic Conditions
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Figure 5B Existing Intersection Traffic Conditions
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Figure 5C Existing Intersection Traffic Conditions
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Figure 5D Existing Intersection Traffic Conditions
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1.4 Public Parking
The majority of public parking facilities in the streetcar study area are in the Downtown, with
some on-street parking available on Broadway southeast of Downtown. In the downtown,
there are approximately 1,660 on-street parking spaces and 1,780 spaces in public off-street
facilities. Furthermore, Downtown parking supply expands on evenings (5PM-10PM) and
weekends (8AM -12AM) when The Crossing 900 parking garage’s 900 spaces are made open
to the public. Hourly fees currently range from $0.25 to $2.50 in these Downtown facilities. 2

In 2013, CDM Smith completed the Redwood City Downtown Parking Program – Operational
and Programmatic Review, which examined the parking inventory, occupancy, and
management program for public parking resources in the downtown district. This study found
that parking occupancy in the core commercial area is high during the midday and evening
peaks, and that on-street parking occupancy was slightly higher than off-street occupancy
during these times. Parking outside of the core commercial area has lower demand, and
occupancy does not get close to capacity at any point during the day.
The Stanford Medical Center on Broadway offers free 1-hour parking for patients, with an $8
fee for any stays longer than one hour. Free, reserved parking is available for employees.
Commercial locations along Broadway southeast of downtown tend to provide ample parking
resources for employees and visitors, with no apparent fees or regulations.

2 http://www.redwoodcity.org/departments/community-development-department/engineeringtransportation/transportation-parking/downtown-parking
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1.5 Transit, Bicycle, and Pedestrian Characteristics
1.5.1 Transit Service
Train Service
The Redwood City Streetcar corridor connects to Caltrain service at the Redwood City Station.
The station is served by 36 trains in each direction on weekdays and half this number on
weekends. Trains depart from the northbound platform of the station from about 5:00 AM to
11:00PM on weekdays, 7:45 AM to 11:00PM on Saturdays, and 8:45 AM to 9:45 PM on
Sundays. Southbound trains depart slightly later but with similar spans of service. While all
Caltrain local trips serve this station, it is skipped by certain limited stop trips and about half
the trips of the Baby Bullet express trains. In the evening, after passenger operations cease,
freight trains pass through the station without stopping.

Northbound travel time to the San Francisco 4th Street terminal is 52 minutes on local trains,
30-35 minutes on Baby Bullet express trips, and various times between these extremes on the
limiteds. Southbound travel time to the San Jose Diridon terminal is 39-44 minutes on local
trains, 27-30 minutes on Baby Bullet express trips, and various times between these extremes
on the limiteds.

Fares on Caltrain are charged on a distance-based zone system. Redwood City Station is
located in Zone 2. The standard one-way fare is $5.75 to San Francisco and $7.75 to San Jose
Diridon. Fares at other stations depend upon the zone in which they’re located. Discounts are
offered to those using Clipper cards, day passes, 8-ride tickets, and monthly passes;
senior/disabled discounts are also available.

Bus Service

Several SamTrans bus routes travel within the proposed streetcar corridor. Two routes (270
and 276) travel from the transit center to Veterans Boulevard and continue on Broadway
south of downtown, and three routes (296, 297, and 397) travel along Middefield Road. Most
of these routes offer 60-minute headways, except Route 296, which provides service every 30
minutes. One school route (79) travels from Middlefield Road to Bay Road near the
southernmost end of the corridor. In addition to these routes serving the streetcar corridor,
the Redwood City Transit Center provides connections to 9 other bus routes. The route
serving the streetcar corridor are shown on a map in Figure 6.
The local adult fare on SamTrans buses is $2.25. As with Caltrain, discounts are available to
passengers using Clipper cards, day passes and monthly passes. Discounts are also offered to
senior/disabled riders, youth riders, and those buying tokens.
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Figure 6

SamTrans Routes Serving Streetcar Corridor
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Shuttle Service
Three publicly-operated shuttle routes serve the shuttle service area using cutaway vehicles
smaller than standard buses. One of these routes, sponsored by Caltrain, connects the transit
center with the Pacific Shores business park. The two other shuttle routes are sponsored by
Commute.org, San Mateo County’s transportation demand agency. One serves the Midpoint
Technology business park; the other serves the Seaport Centre business park. These three
public shuttles offer service during weekday morning and afternoon commute periods; no
fares are charged. The shuttles serve the Redwood City Transit Center by stopping along
Winslow Street. Each weekday, 34 shuttle trips and approximately 270 passenger boardings
to shuttles take place here.

In addition to the public shuttles, private companies provide unadvertised transportation
services to and from the Transit Center. These services are generally restricted to employees
of the companies sponsoring them and are not available to the general public. Information on
such shuttles is difficult to obtain, as most of the vehicles employed are not marked, and their
sponsors are reluctant to provide information about them. The vehicles used include
passenger vans, cutaways, and full-size buses.

1.5.2 Bicycle and Pedestrian Facilities

Although a full inventory of bicycle and pedestrian facilities is beyond the scope of this study,
existing data and resources provide some insights into the supply of pedestrian and bicycle
facilities in the streetcar corridor. The City’s sidewalk inventory, which shows whether each
street segment has a sidewalk, shows that almost all of the streets in the streetcar corridor
have sidewalks on both sides. The exception is Woodside Road, which does not have
sidewalks on either side. This data does not provide more detail about the width or condition
of these sidewalks. An inventory of bicycle parking racks, also provided by the City, shows
that bicycle racks are common within downtown. There is at least one rack on every block on
Broadway within downtown, and approximately one per intersection on other streets in
downtown. However, the inventory shows no bike racks outside of the downtown area.

The Stanford in Redwood City Precise Plan Draft Environmental Impact Report3 includes
some pedestrian facility analysis, and encompasses the area between Bay Road and US-101
from Woodside Road to Fifth Avenue. The EIR found that the pedestrian network in the
Stanford in Redwood City Precise Plan area was good, with extensive sidewalk networks and
many signalized intersections. The EIR did however identify a number of intersections and
crossings along Woodside and Bay Road with missing crosswalks and long wait times. This
includes but is not limited to:






Woodside Road/Broadway,
Woodside Road/Bay Road,

Hurlingame Ave/Bay Road,
Barron Ave/Bay Road

The Woodside Road/US-101 Interchange Improvement Project Existing Conditions,
completed in August 2014, inventoried pedestrian facilities within the study area. The
facilities that are also in the streetcar corridor are summarized in Table 3 below by existence
3

http://www.redwoodcity.org/home/showdocument?id=2858
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of sidewalks. The report also notes that many of the pedestrian and bicycle facilities in the
vicinity are discontinuous and vary in visibility and type, impeding safe and easy use by
cyclists and pedestrians.
Table 3: Selection of Woodside/101 Study Area Pedestrian Facilities
Street

From

To

Sidewalks Provided with Buffer to Traffic and/or Minimal Barriers
Maple Street (South Side)

Marshall Street

Veterans Boulevard

Chestnut Street (South Side)

Broadway

Veterans Boulevard

Broadway (West Side)

Chestnut Street

Woodside Road

Woodside Road

Charter Street

Broadway (East Side)

Sidewalks in Poor Condition or with Barriers
Maple Street (North Side)

Marshall Street

N. of Veterans Boulevard

Chestnut Street (North Side)

Broadway

Veterans Boulevard

Broadway (East Side)

Maple Street

Woodside Road

Broadway (West Side)

Maple Street

Chestnut Street

Broadway (West Side)

Woodside Road

Charter Street

No Sidewalk
Woodside Road (Both Sides)

Blomquist Street

Bay Road

Source: US 101/SR 84 (Woodside Road) Interchange Improvement Project Existing Conditions Report, August
2014.

The Woodside/101 Existing Conditions report also included bicycle and pedestrian counts in
the vicinity of the interchange. They found that both volumes were low near the interchange,
likely due to poor walking and cycling conditions. Bicycle counts were the highest on Maple
street, which is used to cross US-101 and access the Bay Trail despite its lack of adequate
designated bicycle facilities. The largest pedestrian counts in the interchange vicinity were at
the Veterans/Maple and Broadway/Chestnut intersection, near retail shopping centers.
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1.6 Demographics
1.6.1 Travel Characteristics
The commute mode shares for the streetcar corridor, along with comparisons to the city,
county, and region, are shown in Table 4. A majority of residents in the streetcar corridor
vicinity drive to work, however, at 60 percent mode share, relatively fewer residents drive to
work than in San Mateo or the Bay Area as a whole. The public transit mode share is similar to
that in the surrounding areas, but walking to work is much more common in the streetcar
corridor than in the city, county, or region.
Table 4 Commute Mode Share
Geography

Drive
Alone

Carpool

Public
Transit

Walk

Bike

TeleOther commute

Streetcar Corridor Area

60%

13%

11%

12%

3%

0%

1%

Redwood City

61%

18%

13%

2%

1%

1%

3%

San Mateo County

69%

10%

10%

2%

2%

1%

5%

Bay Area Average

66%

10%

12%

4%

2%

1%

6%

Note: The commute mode streetcar corridor area includes the Census Tracts which contain the streetcar corridor
Source: US Census American Community Survey, 2014 1 and 5 year averages.

Figure 7 shows the transit commute mode share by Census block group in the corridor area.
Taking transit to work is most common in the downtown area, and a large portion of the
remaining area has 10-15 percent transit mode share, matching city average. Much of the area
surrounding the corridor, however, has a lower transit mode share.
Figure 7 Commuting by Transit

Vehicle ownership by household is shown for Census block groups in the study area in Figure
8. Households without vehicles are more likely to use transit, and often rely on transit for long
trips. More than 15 percent of households in the downtown area do not have a vehicle
available. In the remainder of the corridor, under 2 percent of households do not have a
vehicle.

20

Redwood City Streetcar • Existing Conditions

Figure 8 Zero-Vehicle Households

1.6.2 Population Characteristics
A summary of demographic characteristics of the population along the study corridor is
shown in Table 5. Approximately half (52 percent) of the streetcar area population have
household incomes under $50,000, with 20 percent exceeding $100,000 annually. Almost
three quarters (74 percent) of the population is Hispanic or Latino, with the second largest
racial group, white, at 16 percent. The largest age group is 20 to 45 years, and only 8 percent
of the population is over 65 years of age.
Table 5 Streetcar Area Demographics

Demographics

Income

Race

Under $20,000

20%

$20,000 to $50,000

32%

$50,000 to $100,000

29%

over $100,000

19%

White

16%

Black

3%

Asian

6%

Hispanic/Latino
Other

Age

Percent of
households or
population in the
streetcar area

74%
2%

Under 20 years

29%

20 to 45 years

40%

45 to 65 years

22%

Over 65 years

8%

Note: The demographics streetcar area includes the Census block
groups that are within or intersected by the study area.
Source: US Census American Community Survey 2014 5 year estimates
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Figure 9 and Figure 10 show graphically the distribution of two demographic characteristics
in the streetcar corridor area. Throughout the area, 75 to 90 percent of the population earns
under $100,000, approximately 120% of the citywide median income. Nearby are pockets of
lower or higher concentrations of low- to middle- income households. As was indicated by the
large percentage of Hispanic and Latino residents overall in the area, non-white residents
make up a large percentage of the population throughout the study area. The downtown area
has a lower concentration of minority residents than the surrounding area.
Figure 9 Low Income Households

Figure 10 Minority Population
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1.7 Land Use and Economic Development
1.7.1 Background
This section discusses the existing and planned land uses and urban form characteristics of
the area surrounding the Broadway corridor and parallel streets (Study Area), which are
being considered for a streetcar line. The Study Area is shown below in Figure 11. While the
Study Area boundary as mapped cuts through several parcels, the entirety of these parcels is
included in the land use analysis below.

As discussed in detail below, this land use analysis found that the Study Area is composed of a
diverse mix of land uses. Specifically, of the Study Area’s 259 acres, excluding ROW,
approximately 35 percent is occupied by commercial land uses, 25 percent by public and
community facilities, and 20 percent by residential land uses, and 15 percent by industrial
land uses. The most prominent individual use within these larger categories is the office land
use.

The General Plan envisions Broadway as developing to allow greater mobility between
Downtown, on one end, and the industrial and the Stanford in Redwood City Precise Plan Area
employment centers east of Woodside Road, on the other. The General Plan also contemplates
there being more opportunities to live and open a business on Broadway, in the future. A
streetcar is one facet of realizing this vision. Another are the development regulations that
apply to the Study Area.

Currently, as Broadway runs through Downtown, it is narrow roadway that travels through a
well-developed, urban environment. It may prove difficult to accommodate a streetcar in this
narrow roadway, although a streetcar would complement the existing vibrant street life. East
of Downtown, the buildings that line the wider roadway are, for the most part, one-story, and
may presently to lack the density and intensity to support a streetcar. However, the applicable
development regulations allow for substantial redevelopment of the area, and include
provisions that require new development to be more walkable and pedestrian-oriented. This
is most prominent in the Stanford in Redwood City Precise Plan, which was drafted with a
potential streetcar along Broadway in mind. Thus, it is possible for the urban form of the
Broadway Corridor to develop in fashion that is more supportive of transit.

1.7.2 Existing Land Use and Urban Form
Existing Land Use

Existing on the ground land uses were identified from City and County data and aerial
photography. This analysis revealed that there are approximately 347 acres of land within the
Study Area, or 259 acres excluding ROW. Table 6 shows the breakdown of existing land uses
and Figure 12 shows the pattern of existing land uses. Figure 13 shows the existing land uses
in a pie chart, excluding ROW.
As shown in the Figures and Table, office uses (which are included in the “Commercial”
category) constitute the most prominent existing land use, occupying approximately 54 acres
or 15 percent of the Study Area. These uses are scattered throughout the Study Area, and
include the workplaces situated in the Stanford in Redwood City Precise Plan Area, several
offices in the Downtown Precise Plan Area including the new Box headquarters, as well as the
Woodside Technology Center at Bay Road and Woodside Road.
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General Industrial uses account for the next largest use with substantial frontage along
Broadway, with 39 acres, or 11 percent of the Study Area. These industrial sites are generally
located along Broadway Street between Woodside Road and Warrington Avenue, and are
primarily light manufacturing facilities and warehouses.

Public facilities constitute approximately 10 percent or 34 acres of the Study Area. These
include the Transit Center, City Hall, the San Mateo County Superior Court, the San Mateo
County History Museum, City and County buildings, a post office, and two fire stations.
Table 6 Existing Land Use

Acres

Percentage of
Study Area

Residential

53.5

15%

Single Family Residential

19.6

6%

9.4

3%

24.4

7%

Mixed Use

7.9

2%

Mixed Use Commercial

4.7

1%

Mixed Use Residential

3.3

1%

Commercial

87.1

25%

General/Retail Commercial

26.6

8%

Commercial Recreation

1.5

0.4%

Auto Commercial

3.1

1%

Service Station

1.3

0.4%

Hotel/Motel/Lodging Commercial

1.0

0.3%

Office

53.6

15%

Industrial

38.9

11%

General Industrial

38.9

11%

Public and Community Facilities

65.4

19%

Public

33.9

10%

Parks & Open Space

14.1

4%

Religious/Educational/Institutional

17.4

5%

Other

93.6

27%

4.7

1%

87.9

25%

Railroad ROW

1.0

0.3%

Vacant

0.8

0.2%

347.3

100%

Land Use

Duplex/Two Family Residential
Multi-Family Residential

Public Parking
Street Right of Way (ROW)

Total

Note: Railroad ROW acreage only includes parcels where railroad is the
singular use.
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Figure 13 Existing Land Uses Pie Chart
Parking
2%
Public and
Community
Facilities
25%
Industrial
15%

Vacant
0.3%
Residential
21%

Mixed Use
3%

Commercial
34%

Note: Chart does not include ROW.

General/Retail Commercial accounts for approximately 27 acres or eight percent of the Study
Area. Many of the General/Retail Commercial uses are small shops and cafes lining Broadway
Street on the western side of the Study Area. A large retail plaza also resides on Broadway
between Chestnut Street and Woodside Street. This plaza includes large retail establishments
such as Big Lots and a CVS Pharmacy, as well as smaller restaurants and shops.

Lastly, although most land uses within the Residential category do not front Broadway, they
do comprise a significant portion – 15 percent or 54 acres – of the Study Area. The majority of
Residential land uses in the Study Area can be found south of Broadway Street between Maple
Street and Chestnut Street. There are also a few blocks of residential development located
south of Spring Street between Chestnut Street and Woodside Road, and east of Second
Avenue along Broadway. The residential uses on the western side of the Study Area
encompass a diverse mix of single-family and multi-family residential development, while the
stretch of housing on the east end of Broadway is primarily single family or duplex with one
large multifamily residential development on the corner of Second Avenue and Broadway.

Development Scale

For residential uses, density is expressed as the number of housing units per acre (dwelling
units/acre or du/ac). As Figure 14 indicates, a majority of residential acreage within the
Study Area, approximately 31 acres, is composed of medium-density development between
seven and 20 dwelling units per acre. Medium-high- to high-density development accounts for
approximately 27 acres within the Study Area. This includes almost 10 acres of multifamily
housing with a residential density of over 60 dwelling units per acre located within one block
of Broadway. The density of existing residential development in the Study Area is shown in
Figure 15.
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Figure 14 Residential Density Pie Chart
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Urban Form of the Broadway Corridor
The Broadway Corridor’s urban form varies considerably throughout the Study Area. It is best
understood by breaking up the Corridor into individual segments that share similar physical
characteristics. Accordingly, the discussion below divides the Corridor into six segments,
shown on Figure 16, and analyzes each of them, in turn.

Segment One - Downtown

Broadway is a street that defines Redwood City. It begins its route through the Study Area at
the Transit Center and runs east through the heart of Downtown, along Courthouse Square, a
lively public square and gathering space that hosts numerous events for the community.
Broadway also passes by large-scale Downtown entertainment venues, Fox Theater and the
Century 20 movie theaters, and a variety of historic and pedestrian-scale buildings that offer
dining, shopping, and entertainment experiences. There are many opportunities for outdoor
seating along Broadway, both on public benches and at outdoor dining facilities provided by
restaurants. The roadway width is at its narrowest in this section of the Broadway corridor.
Street trees are plentiful. Street lights are scaled for pedestrians, and there are numerous
public garbage cans. Pedestrian crossings are well-marked, in some instances by attractive
pavers. Two gateway signs mark the boundaries of Downtown on Broadway, one near the
intersection with Arguello Street and the other near Spring Street.

Lively and active frontages can be found on the Downtown stretch of Broadway, which is marked by
gateway signs. (Source Google Maps)
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Figure 15 Residential
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Figure 16 Figure Ground
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Figure 16 is a figure ground diagram, which represents the buildings and the spaces between
them in the Study Area. This illustrates that as Broadway passes through Downtown, the
street is fronted by buildings that come up to the sidewalk, with the exception of a few surface
parking lots between Main and Maple Streets and where Broadway intersects with Spring
Street. It also shows that as Broadway exits Downtown (east of Spring Street), residential,
industrial, and commercial buildings come right up to the sidewalk. This continues almost to
Chestnut Street, where the form changes to accommodate Auto Commercial land uses,
including a gas station and a car dealership.

Segment Two

Between Maple and Chestnut streets, the sidewalk is narrower and the roadway widens to
four lanes. The roadway maintains this width until it reaches Charter Street. The typical
buildings in this section of the Broadway corridor are one story in height, although there are a
few two- and three-story buildings. The relatively short buildings heights in comparison to the
wide roadway has a significant impact on the streetscape and the pedestrian experience, as it
makes the Corridor in this segment appear spread out, contributing to a scale that is
uncomfortable to pedestrians and discourages walking. Furthermore, although pedestrianscale lighting is still common, other street furnishings present in the Downtown are no longer
provided. Street trees are also not as numerous. In other words, while both the Downtown
extent and the central section of Broadway have continuous sidewalks and buildings that
meet the sidewalk with little or no setback, other factors contribute to the distinct shift in
urban form that characterizes the corridor at this point: sidewalk width, street width, building
heights, and the ratios between these dimensions.

The section of Broadway just outside of Downtown possesses less pedestrian-oriented sidewalks and
street trees. (Source Google Maps)

Segment Three
East of Chestnut to Woodside Road, Broadway is typified by one-story buildings that are set
back a distance from the street by surface parking lots, although buffered by trees and shrubs.
On the north side of Broadway, one-story buildings with blank walls are also set back from the
street by landscaping. The building heights and design, setbacks, and road width contribute to
determination that this section of the Broadway Corridor is oriented to and more comfortable
for automobile traffic rather than pedestrians. In addition, street lighting is scaled for
automobiles. This block lacks a mid-block crossing, street trees on the north side of the street,
and sufficient street furniture.

Segment Four

Continuing further past Woodside Road, Broadway becomes lined with one-story buildings
occupied by light industrial uses. Many come right up to the relatively narrow sidewalk, with
their surface parking lots located adjacent to the building. Some surface lots and open work
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and storage spaces front the street. Broadway begins to narrow here; that, coupled with the
segment’s building placement, helps to create an urban form that feels more comfortable to
the pedestrian than the segment of the Broadway Corridor directly to its west. However, this
segment is still more oriented to automobile traffic: sidewalks are narrow, the roadway
accommodates four lanes of vehicular traffic, surface parking lots front the sidewalk, and
building are one-story. Moreover, street trees are inconsistently planted, and there are no
street furnishings or mid-block crossings in the area.

Auto-oriented design abuts Broadway between Chestnut St. and Woodside Rd. (Left). Light industrial
uses line Broadway between Woodside Rd. and Douglas Ave. (Right). (Source Google Maps)

Segment Five – Stanford in Redwood City Precise Plan Area
At Douglas Avenue until just west of Second Avenue, Broadway runs through the Stanford in
Redwood City Precise Plan Area. As the figure ground diagram indicates, buildings are
interspersed with surface parking lots. There are many London Plane street trees in this area,
and landscaping fills front setbacks. This is an area that is expected to see much change, in a
form discussed further below.

Broadway runs through the center of the Stanford in Redwood City Precise Plan Area, which
currently consists of discrete buildings separated by surface parking lots. (Source Google Maps)

Segment Six
In the Study Area’s easternmost stretch of Broadway, the street becomes residential. It
consists of a tree-lined street with single-family and two-family houses that are set back from
the street with front yards, with the exception of one multi-family residential development on
the corner of Broadway and Second Avenue.
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The eastern edge of the Study Area is residential, with one multifamily development (Left) and
mixture of single family and duplex housing (Right). (Source Google Maps)

1.7.3 General Plan
Redwood City’s General Plan, approved by the City Council in October 2010, is a long-range
planning document that establishes key goals, policies, and programs for the City’s physical
development. Key General Plan policies applicable to the Study Area are discussed below.

Land Use Designations

Among many things, the General Plan prescribes how land may be used and the general form
and density/intensity that structures may take in Redwood City. Below, each designation that
constitutes a large portion of the Study Area is discussed, in turn, and is shown in Figure 17
and Table 7.
Table 7 General Plan Land Use

Acres

Percentage of
Study Area

59.5

23%

Residential - Medium Density (MDR)

6.3

2%

Residential - Medium High Density (MHDR)

2.9

1%

Residential - High Density (HDR)

50.2

19%

Mixed Use

94.1

36%

Mixed Use - Corridor (MU-C)

29.0

11%

Mixed Use - Downtown (MU-D)

55.5

21%

Mixed Use - Live/Work (MU-LW)

6.5

2%

Mixed Use - Neighborhood (MU-N)

3.2

1%

39.3

15%

0.3

0%

Office Professional/Technology (O)

39.0

15%

Industrial

28.6

11%

Light Industrial - Incubator Overlay (LI-IO)

28.6

11%

Public/Quasi Public

38.4

15%

Hospitals (H)

24.6

9%

Parks (P)

12.0

5%

1.8

1%

259.8

100%

General Plan Land Use
Residential

Commercial
Neighborhood Commercial (NC)

Public Facility (PF)

T

Total
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As shown in Table 7 and Figure 17, the Mixed-Use Corridor designation applies to 55 acres
or 21 percent of the Study Area. This portion of the Study Area is centered east of Downtown,
along Broadway between Maple Street and Woodside Road. This designation is intended to
“allow for the reinvention of key corridors to support major transit and complementary
commercial and residential uses, encouraging transit use, bicycle use, and pedestrian activity.”
In particular, it is intended to aid the transition of this portion of the Study Area from being
automobile-oriented to complementing Downtown, with offices, higher density housing, and
commercial uses. Single-use residential and commercial buildings are limited to four stories in
height. Mixed-use buildings may be built up to six stories. Parking structures, while allowed,
may not directly front Broadway.

The Commercial – Office Professional/Technology designation applies to 39 acres or 15
percent of the Study Area. Notably, this designation applies to the Stanford in Redwood City
Precise Plan Area. The designation is intended to encourage businesses that complement the
adjacent Stanford Medical Complex and the nearby light industrial uses. Building heights are
limited to five stories, unless there is a coordinated master plan, in which case building
heights may reach eight stories. Non-residential intensity is limited to a floor area ratio (FAR)
of 1.0.

Twenty-nine acres or 11 percent of the Study Area is designated as Study Area as Mixed Use –
Downtown. This designation applies to all of Redwood City’s Downtown core, and it was
established to create a vibrant city center with a variety of land uses. These land uses include
office, retail, restaurants, entertainment, and residential. Certain uses are prohibited in the
area due to their incompatibility with a pedestrian oriented mixed-use area, including vehicle
sales and repair, industrial and manufacturing, and wholesaling activities. The General Plan
provides that maximum building height in land designated as Mixed Use -Downtown may
range from three to 12 stories in the Study Area. The General Plan does not restrict the
nonresidential intensity or residential density in the Study Area.

The last designation that constitutes a significant portion of the Study Area along Broadway is
the Light Industrial-Incubator Overlay, which is centered around Broadway, between
Woodside Road and Douglas Avenue. This designation comprises 27 acres or 11 percent of the
Study Area. It is intended to promote new start-ups and development related to innovative
light industrial and research and development businesses. Buildings are limited to three
stories in height, and non-residential intensity is limited to a FAR of 1.0.

Although the Residential – High Density designation does not front Broadway, it also
constitutes a large portion – 19 percent and 50 acres – of the Study Area. As illustrated in
Figure 17, this designation generally applies to the portion of Study Area south of Broadway,
east of Maple Street, and west of Woodside Road. This designation is intended to provide for
higher‐density, multi‐story residential development and, as is the case in the Study Area, is
generally located within walking distance to transit, employment centers, and commercial
services. The General Plan provides that the maximum building heights are four stories, and
that the allowable residential densities are 30.1 to 40 dwelling units per acre.
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Figure 17 General Plan Land Use
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The Broadway Corridor
The General Plan identifies neighborhoods, corridors, and centers that comprise the essential
elements of Redwood City’s urban form. Of relevance to the Study Area, Broadway is
designated a Corridor, which is a street that connects centers and neighborhoods, and has its
own identity, function and form. Broadway is the defining street in Redwood City. It also
connects two employment centers – Downtown and the Broadway/North Fair Oaks area
located in the eastern portion of the Study Area, and designated as Commercial – Office
Professional/Technology and Light Industrial Incubator Overlay.

The General Plan envisions Broadway as allowing greater mobility, making it easier for
pedestrians, cyclists, transit riders, and drivers to move between these employment centers.
The General Plan also envisions enhancing opportunities to reside and open businesses along
the Broadway Corridor. One of the main components to implementing this vision is the
development of a streetcar line linking the two employment centers.

Street Typologies

The Redwood City General Plan shifts away from the classification used by the State highway
departments to a system of typologies that consider the context and prioritize different travel
modes for each street.

Broadway Street is designated as a Transit Street within the Study Area. The General Plan
classifies Transit Streets as the primary routes for a future streetcar system. Other travel
modes are to be accommodated, but if conflicts exist, transit is prioritized. Broadway Street is
also designated as a “Proposed Class II or III ‐ Bike Lane or Route,” as well as a truck route
south of Chestnut Street.

The General Plan classifies Hamilton Street, Middlefield Road (Downtown section), Jefferson
Avenue, Main Street, Walnut Street, and Marshall Streets as Pedestrian Streets. These are as
streets on which high volumes of pedestrian traffic are encouraged. Sidewalks are to be wider,
building frontages are to provide a high level of pedestrian interest, and pedestrian crossings
have a high priority at intersections. These streets are to discourage high volume and highspeed vehicular traffic. In the event of conflicts, pedestrians have priority.
The remaining streets within the Study Area are classified in the General Plan as Local Streets.
This means that automobiles, bicycles, and pedestrians are to be accommodated equally on
them. Transit use, if any, is incidental. These streets are intended to accommodate low
volumes of local traffic and primarily provide access to abutting property. Through‐traffic is
discouraged. The General Plan indicates that neighborhood traffic management strategies to
slow and discourage through traffic may be appropriate.

Minimizing Vehicle Trips and Vehicle Miles Traveled

The General Plan also puts forth several policies that promote the safety and comfort of
pedestrians, transit users, and cyclists, as well as minimize vehicle trips and vehicle miles
traveled. They include the following.



Develop a new Level of Service (LOS) policy for Downtown that includes the following
components:
•

•

Emphasis on pedestrian and bicycle access and circulation

Maintenance of appropriate emergency vehicle access and response time
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•
•









Support for reduced vehicle miles traveled

Considers, but does not deem, auto congestion Downtown to be an impact (Policy
BE-29.6).

Explore alternative techniques and requirements as they pertain to various
transportation modes including parking, land use, and traffic mitigation that would
encourage the use of alternative transportation modes (Policy BE-31.1).
Support implementation of a citywide or areawide Transportation Demand
Management (TDM) program (Policy BE-31.5).

Consider reducing parking requirements for mixed‐use developments and for
developments providing shared parking or a comprehensive TDM program, or
developments located near major transit hubs (Policy BE-31.9).

Encourage private property owners to share their underutilized parking with the
general public and/or other adjacent private developments (Policy BE-31.10).

Pedestrian Enhanced Design (PED) Criteria. Establish criteria to identify roadways for
implementing pedestrian enhanced design. Conduct engineering studies to determine
feasibility of implementing PEDs that provide multi‐modal amenities within the public
right‐of‐way by reducing the number and/or width of travel lanes on the following
streets that are projected to have excess vehicle capacity:
•

Broadway between Maple Street and a quarter‐mile east of Douglas Avenue—where
Broadway already provides a three lane cross‐section (from 4 lanes to 3 lanes)
(Program BE-57).

1.7.4 Zoning

This section discusses the development standards applicable to the Study Area. Figure 18 is a
zoning map of the Study Area, and Table 8 provides a breakdown of the applicable zoning
districts and their development standards. Appendix D provides a summary of the applicable
parking requirements.

Downtown Precise Plan

As illustrated in Figure 18 and Table 8, Redwood City’s Downtown Precise Plan provides the
development standards that apply to the Downtown portion of the Study Area (see Section
1.4.2, Urban Form of the Broadway Corridor – Segment 1, above). Notably, this zones fronts
2,700 feet of Broadway.

The Downtown Precise Plan (DTPP) was adopted in January 2011 (and amended in 2013) to
regulate land use and development in Downtown Redwood City. The DTPP establishes a goal
of creating a more memorable, walkable urban district with a variety of entertainment
choices, a strong employment center, and great public spaces. The DTPP implements this
vision for Downtown through regulations regarding historic resources, permitted and
prohibited uses, the provision of new streets, public frontages, building placement and
landscaping, parking, building height, façade composition, architectural character, and signs.
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Figure 18 Existing Zoning
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The DTPP, in conjunction with the accompanying Program EIR, has been very successful in
spurring development in Downtown Redwood City, as is evidenced by the number of
development projects breaking ground since the Plan’s adoption. The applicable development
standards are shown Table 8 and, in some instances, discussed in further detail below.

Building Heights

The DTPP provides that within the Study Area, there are several applicable height zones. In
the area bounded by Bedford Street, Winslow Street, Middlefield Road, and Jefferson Avenue,
a 12-story maximum building height applies. In the area bounded by Main Street, Broadway,
and the southeastern boundary of the Study Area, a five-story maximum building height
applies. Elsewhere in the Study Area, an eight-story maximum building height applies.

Heights are required to step down to three floors at Broadway and Main Streets, as well as on
Middlefield Road and Hamilton Street between Marshall Street and Broadway. In addition,
where new development is built adjacent to an existing single-family home, the maximum
building height must be relational to that single-family home. The DTPP also provides that the
minimum building height in the Study Area is 35 feet or three floors.

Sidewalks and Setbacks

The DTPP contains standards regarding the distance that a building must be set back from the
property line as well as the width of the sidewalks that must be constructed in front of them.
These standards are determined by Corridor Type.

On Broadway Street, no setbacks are required. Sidewalks are required to be a minimum of 12
feet wide. These standards are applicable to Downtown Core Streets. The DTPP explains, “This
Corridor Type was created to ensure that the most significant retail and civic areas are treated
in a way that places the utmost priority on pedestrian comfort, convenience and safety, as
well as community building.” These standards also apply to Hamilton Street and Middlefield
Road between Marshall Street and Broadway Street, as well to Main Street between Broadway
Street and Middlefield Road.

Elsewhere in the Study Area, there are no minimum front setbacks from vehicular streets.
Buildings may be set back a maximum of 10 feet from the front lot line and 20 feet from the
side lot line. Sidewalks are required to be a minimum of 12 feet wide. These standards apply
to those buildings located along City Streets; “This Corridor Type was created to ensure that
the typical Downtown street is attractive and comfortable, while allowing enough flexibility in
setbacks and other treatments to accommodate a wide variety of treatments and conditions.”

New Streets

Upon redevelopment of the area, the DTPP requires that two new streets be created in the
Study Area to improve the pedestrian and cyclist experience, and it contains provisions
regarding the streets’ required form, configuration, and design. These new streets must be
dedicated and constructed by developers when they are constructing a sufficiently large
project adjacent to the location where new streets are required.

First, a new City Street is required to be constructed that extends Walnut from Broadway
Marshall. Second, a new Lane is required to be constructed between Broadway and Marshall,
east of the new City Street.
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Table 8 Existing Zoning
Existing Zoning
District

Maximum Height

Minimum
Height

Maximum
Density
(DU/AC)

Maximum
Intensity (FAR)

Setbacks (Minimum unless specified)

Sidewalks

Residential
R-2 - Residential Duplex

28 ft./2.5 stories

R-3 - Multi-Family-Low
Density

35 ft. (28 ft. for SF
homes and duplexes)

R-4 - Multi-FamilyMedium Density

45 ft. (28 ft. for SF
homes and duplexes)

R-5 - Multi-Family High
Density

75 ft. (28 ft. for SF
homes + duplexes)1

N/A

N/A

N/A

N/A

17

20

25

37

N/A

Front: 15 ft.
Side: 10% of lot width (Interior); 25% lot width (Corner)
Rear: 20 ft.

N/A

N/A

Front: 15 ft.
Side: 10% of lot width (Interior); 25% lot width (Corner)
Rear: 20 ft.

N/A

N/A

Front: 15 ft.
Side: 10% of lot width (Interior); 25% lot width (Corner)
Rear: 20 ft.

N/A

N/A

Front: 15 ft.
Side:10% of lot width (Interior); 25% lot width (Corner)
Rear: 20 ft.

N/A

MU: 1.0 FAR
Comm.: 0.5 FAR

Front:
Res.: 8 ft. (Min)/18 ft. (Max)
Comm./Vert. MU (Min): 4 ft. (Min)/8 ft. (Max)
Side:
Res. or Adj. to Res.: 5 ft.
Comm,/MU Adj. to Res.: 10 ft.
Comm. Adj. to Comm.: 0 ft.
Rear:
Res.: 5 ft.
MU: 5 ft.
Comm. Adj. to Res.: Dist./Use 15 ft.
Comm. Adj. to NonRes. Use: 0 ft.

Primary: 12 ft.
Secondary:
case-by-base
basis2

MU: 1.0 FAR
Comm.: 0.5 FAR

Front:
Res.: 6 ft. (Min)/16 ft. (Max)
Comm./Vert. MU: 0 ft. (Min)/ 6 ft. (Max)
Side:
Res. or Adj. to Res.: 5 ft.
Comm./MU Adj. to Res.: 5 ft.

Primary: 12 ft.
Secondary:
case-by-base
basis2

Mixed Use

MUC-GB - Mixed Use
Corridor - Gateway
Broadway

MUC - SB - Mixed Use
Corridor - Streetcar
Broadway
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Commercial: 4 stories/
60 ft.
Residential: 4 stories/
50 ft.
Bonus: 6 stories/85 ft.
Commercial: 4
stories/60 ft.
Res.: 4 stories/50 ft.
Bonus: 6 stories/85 ft

2 stories/
20 ft.

2 stories/
20 ft.

60
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Table 8 Existing Zoning
Existing Zoning
District

Maximum Height

Minimum
Height

Maximum
Density
(DU/AC)

Maximum
Intensity (FAR)

Setbacks (Minimum unless specified)

Sidewalks

Comm. Adj. to Comm.: 0 ft.
Rear:
Res.: 5 ft.
MU: 5 ft.
Comm. Adj. to Res. Dist/Use: 15 ft.
Comm. Adj. to NonRes.Use: 0 ft.

MULW - Mixed Use
Live/Work

MUN - Mixed Use
Neighborhood

3 stories/40 ft.

Mixed Use: 4 stories/
50 ft.
Commercial: 2
stories/35 ft.
Residential: 3
stories/40 ft.

N/A

2 stories/
20 ft.

20

40

2.0 FAR

Front:
Min: 0 ft.
Max: 6 ft.
Side:
Live/Work: 0 ft.
Non-Live/Work Adj. to Res.: 10 ft.
Non-Live/Work Adj. to Industrial or Comm.: 0 ft.
Rear:
Adj. to Res.: 15 ft.
Adj. to NonRes.: 0 ft.

N/A

MU: 0.80 FAR
Comm.: 0.60 FAR
Bonus: 1.0 FAR

Front:
Res.: 6 ft. (Min)/16 ft. (Max)
Comm. or Vert. MU: 0 ft. (Min)/6 ft. (Max)
Side:
Res.: 5 ft
Comm. or Vert. MU Adj. to Res.: 10 ft.
Comm. Adj. to Comm.: 0 ft.
Rear:
Res. (Min): 5 ft
Comm. or Vert. MU Adj. to Res. Dist/Use: 15 ft.
Comm. or Vert. MU When Adj. to NonRes. Use: 0 ft.

12 ft.

70% FAR

Front:
In General: 0 ft.
Within 25 ft. of any Res. Dist.: 1/2 the minimum front yard
depth required in R Dist.
Side:
In General: 0 ft.
Abutting any Res. Dist. on Either side: 15 ft.

N/A

Commercial

CG - General
Commercial

75 ft.

N/A

N/A
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Table 8 Existing Zoning
Existing Zoning
District

Maximum Height

Minimum
Height

Maximum
Density
(DU/AC)

Maximum
Intensity (FAR)

Setbacks (Minimum unless specified)

Sidewalks

Rear:
In General: 0 ft.
Abutting any Res. Dist. to the rear: 15 ft.

CO - Commercial Office

75 ft.

N/A

N/A

0.8 FAR

Front: 0 ft.
Side: 10 ft.
Rear: 0 ft. (15 ft. if abutting Res. Dist.)

N/A

1.0 FAR

Front: 10 ft.
Side: 0 ft.
Rear: 0 ft.

N/A

0.4 FAR

Front: 25 ft.
Side: 30 ft. combined for both sides, and no side: <10 ft. For
every 1 ft. the building exceeds 35 ft., an additional foot of
Side: yard is required on each side.
Rear: 15 ft.; 10 ft. for corner lots

N/A

Most Conditional
Uses: 0.3 FAR

Front:
Area of front yard must be ≥5x building length
Where lot abuts any Res. Dist. on either side: 1/2 the required
front yard of Res. Dist.
Side: 0 (in general); 5 ft. (abutting any Res. Dist. on either side)
Rear: 0 ft. (in general); 15 ft. (abutting any Res. Dist. in the
rear)

N/A

N/A

Front: 15 ft.
Side: 5 ft. (Interior); 15 ft. (Corner)
Rear: 5 ft.; 15 ft. (abutting any Res. Dist.)

N/A

Industrial
LII - S - Light Industrial
Incubator Emergency
Shelter Combining
District

IP-10 - Industrial Park

50 ft./3 stories

50 ft.

N/A

N/A

N/A

N/A

Permitted and
Some Conditional
Uses: 0.7 FAR
IR - Industrial Restricted

75 ft.

N/A

N/A

Office

PO - Professional Office

44

35 ft.
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N/A

Redwood City Streetcar • Existing Conditions

Table 8 Existing Zoning
Existing Zoning
District

Maximum Height

Minimum
Height

Maximum
Density
(DU/AC)

Maximum
Intensity (FAR)

Setbacks (Minimum unless specified)

Sidewalks

Planned Communities

Downtown Precise Plan

Stanford in Redwood
City
Abbreviations Used:
Adj.
Adjacent
Dist.
District
Res.
Residential
MU
Mixed-Use
Comm. Commercial
Vert.
Vertical

12 floors/136 ft.
8 Floors/92 ft.
5 floors/59 ft.
3 Story Stepdown at
Broadway, Main St.,
Courthouse Sq.
Relational height limit
in Stepdown zone
where new
development Adj. to
Existing SF Homes

60-75 ft. average/4-5
stories

3 floors/35
ft.

25 ft.
along
street
frontages

N/A

N/A

N/A

Downtown Core Street
Front: 0 ft. (Min), 0 ft. (Max)
Side: 0 ft. (Min), 0 ft. (Max)
Rear: 0 ft. (Min)
City Street
Front: 0 ft. (Min), 10 ft. (Max)
Side: 0 ft. (Min), 20 ft. (Max)
Rear: 0 ft. (Min)

1.0 FAR3

Broadway
North Frontage: 10 ft. (Min), 20 ft. (Max)
South Frontage: 20 ft. (Min), 30 ft. (Max)
Bay Rd., Douglas Ave.
Occupied buildings: 4 ft. (Min), 12 ft. (Max)
Parking structures: 14 ft. (Min)
Warrington
Occupied buildings: 6 ft. (Min), 16 ft. (Max
Parking structures: 14 ft. (Min)
Hurlingame Ave., Barron Ave.
Occupied buildings: 0 ft. (Min), 10 ft. (Max)
Parking structures: 8 ft. (Min)

12 ft.
Broadway:
19.5 ft. min. if
no curbside
parking
12 ft. min if
curbside
parking

Notes:
1 Taller height restrictions apply for larger parcels.
2 Primary street shall mean the street after which a sub-district is named. A secondary street shall mean any other street.
3 Different maximum FARs are established for individual blocks, up to 2.0 FAR.
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Parking
The DTPP also provides parking regulations and guidelines with respect to the creation of new
parking facilities in the Study Area. The number of required parking spaces is detailed in
Appendix D. In general, the DTPP requires that new residential development provide, at
minimum, between 0.75 and 1.5 parking spaces, and at maximum, between 1.5 and 3 parking
spaces, per dwelling unit. The number of parking spaces required depends on the number of
bedrooms in the dwelling unit.

New office, retail, and mixed-use developments are required to provide six parking spaces per
1,000 square feet of gross floor area. This requirement is reduced if the development shares its
parking with the general public during certain times; all shared parking spaces count as two
parking spaces toward the fulfillment of the minimum requirement.

The DTPP also provides that off-street parking requirements may be satisfied, in part or in full,
through the payment of an In-Lieu Parking Fee if one or more of the following conditions apply:
(1) it is infeasible to provide the required parking spaces due to the size, shape or topography of
the site, or other special circumstances; (2) providing the required parking spaces on-site is
detrimental to the pedestrian nature of Downtown; (3) the proposed land use does not require
on-site parking; (4) encouraging users of the project site to walk from off-site parking would be
beneficial to Downtown; or (5) the existing parking supply is adequate (Article 30.3 of Redwood
City Zoning Ordinance). This in-lieu parking fee was designed to provide developers flexibility, as
well as to provide the City funds to build public parking spaces as the need for them arises.

Mixed Use Corridor – Streetcar Broadway

The Mixed Use Corridor – Streetcar Broadway zoning district fronts Broadway for 1,480 feet, on
the north side of Broadway from Maple Street to Chestnut Street (see Section 1.4.2, Urban Form
of the Broadway Corridor – Segment 2, above). Its applicable development standards are
provided in Table 8 and its applicable parking requirements are in Appendix D. This zoning
district also provides supplemental development standards to make the area more oriented to
pedestrians and transit-users. For instance, the regulations require that that with respect to
building orientation, Broadway must be treated as the primary street. Parking areas are required
to be located on the interior side or rear of development sites, and, wherever feasible, placed
behind buildings. On parcels fronting Broadway, at least one primary entrance must face
Broadway, and interior spaces must be oriented toward the primary entrance. In addition,
ground-floor entrances must be located at least once every 100 feet, with the exception of retailrelated uses, which must be located at least once every 50 feet.

All Mixed-Use zoning districts, which include Mixed Use Corridor – Streetcar Broadway, Mixed
Use – Neighborhood, and Mixed Use – Gateway Broadway, have the same parking requirements.
Two spaces must be provided per dwelling unit for residences that are two bedrooms are larger.
One and one-half parking spaces must be provided for studios or one bedroom units. In addition,
one guest space must be provided for every four units. The number of guest spaces may be
reduced if certain requirements are met. With respect to live/work units, one space must be
provided for each unit, and one space for clients must be provided for every 1,000 square feet of
nonresidential floor area. With respect to all other uses, such as commercial, industrial, and
46

Redwood City Streetcar • Existing Conditions

public facilities, the number of spaces required varies considerably dependent on the use and
factors such as the number of square feet and employees (see Appendix D).

Mixed Use – Neighborhood

The Mixed Use – Neighborhood zoning district fronts Broadway for 1,480 feet, on the south side
of Broadway from Maple Street to Chestnut Street (see Section 1.4.2, Urban Form of the
Broadway Corridor – Segment 2, above). In addition to the development standards provided in
Table 8, the zoning district requires the design of new projects to promote walkability and
connectivity, such as by enhancing streets with streetscape elements including benches,
pedestrian-scaled lighting, trash enclosures, bicycle storage, and landscaping. Parking lots are
required to be located to the rear or interior of the development sites and placed behind buildings
where feasible. New projects are also required to provide street trees along public streets, spaced
at no more than 40 feet apart. And, in general, building facades may be no longer than 200 feet.

Mixed Use Corridor – Gateway Broadway

The Mixed Use Corridor – Streetcar Broadway zoning district fronts Broadway for 1,080 feet,
from Chestnut Street to Woodside Road (see Section 1.4.2, Urban Form of the Broadway Corridor
– Segment 3, above). In addition to the development standards provided in Table 8, the
regulations require that parking areas are required to be located on the interior side or rear of
development sites, and, wherever feasible, placed behind buildings. In addition, parking and
loading areas in this zoning district may not be accessed from Broadway. Parcels at the
intersection of Broadway and Woodside Road are required to provide entry statements in the
form of significant architectural features and signage. As is required in the Mixed Use CorridorStreetcar Broadway zone, for parcels facing Broadway, at least one primary entrance to a ground
floor use should face Broadway. And, ground-floor entrances must be located at least once every
100 feet, with the exception of retail-related uses, which must be located at least once every 50
feet.

Light Industrial Incubator

The Light Industrial Incubator zoning district accounts for 1,990 feet of frontage along Broadway,
from Woodside Road to Douglas Avenue (see Section 1.4.2, Urban Form of the Broadway Corridor
– Segment 4, above). Like the Mixed Use Corridor zoning districts, it requires parcels with
property frontage along Broadway to have a primary entrance facing Broadway, as well as
signage or some other means of directing people towards the entrance. In addition, regulations
require that connections be provided between on-site walkways and the public sidewalk on
Broadway, as well as require that walkways connect primary building entrances and the public
sidewalk. Moreover, street frontage walls along Broadways are prohibited from running in a
continuous plane for more than 20 feet without an opening. The number of parking spaces
required is dependent on the land use, and varies based on the number of employees, square
footage, and the like (See Appendix D).

Stanford in Redwood City Precise Plan

Stanford in Redwood City Precise Plan (Precise Plan) is a zoning document that provides
development standards and guidelines for the site of the former Mid-Point Technology Park, from
Douglas Avenue to Fire Station 11 (just west of Second Avenue). Broadway travels through the
center of the Precise Plan Area; the Precise Plan Area accounts for 1,900 feet of frontage along
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Broadway (see Section 1.4.2, Urban Form of the Broadway Corridor – Segment 5, above). The
Precise Plan standards and guidelines (see Table 8) are intended to guide the transition of what
is currently a low-rise, surface parking lot-oriented office complex into a campus that is denser,
sensitive to the neighborhoods around it, and supportive of alternative modes of transportation.

Broadway Corridor

One of the key focuses of the Precise Plan is the treatment of the Broadway Corridor, which is
regarded as the public face of the campus, a gateway to the rest of Redwood City, and a future
transit corridor. The Precise Plan provides that, “A gracious campus character is desired for the
Precise Plan Area, and buildings should be located near streets to encourage pedestrian activity
and to frame streets as public spaces. Minimum/build-to setbacks…are intended to reinforce this
character. Maximum setbacks are intended to allow segments of façades to be recessed from the
frontage for entrance courts, variations in building mass, and other design approaches that add
visual interest.” Moreover, as shown in Table 8, setbacks on the south side of Broadway are
larger, to accommodate ROW widening, if needed to accommodate a streetcar.

Site Development Standards

The Precise Plan also provides standards for the development of sites along Broadway. Buildings
along Broadway may have a frontage no greater than 250 feet. Attractive main building entrances
are required to be located on street-facing building facades. Ground level building entrances are
required to be located at regular intervals.

Street Frontage Improvements

Street frontage improvements are also planned for Broadway. If curbside parking is established
along Broadway’s frontage, sidewalks would include a 12-foot sidewalk; if no curbside parking is
established, a 19.5-foot sidewalk is required. The back of curb area is required to include street
trees planted 40 feet on center as well as a back of wall planting area. In addition, parking
facilities are prohibited on Broadway. Three potential new roadway configurations are provided
in the Precise Plan; one includes bike lanes, two vehicle lanes and a streetcar line. The Precise Plan
provides that these configurations and their proposed dimensions are approximate and that the
City reserves the right to accommodate the potential streetcar and related facilities.

Urban Design Guidelines

The Precise Plan’s urban design guidelines pertaining to the Broadway streetscape provide that,
“Large street trees, generous sidewalks, pedestrian-oriented lighting, street furniture, and
multiple pedestrian crossings should be established to create a gracious campus character.
Existing London Plane street trees should remain, and additional infill trees should be planted to
create a continuous canopy. Significant parking edge trees should be retained and incorporated
into the required frontage setback area” (Precise Plan, II(IV)(B)).

Transportation Demand Management (TDM)

The Precise Plan includes a TDM program that is intended to reduce automobile trips overall. The
Precise Plan contemplates implementing this vision through a few different potential
mechanisms. The Precise Plan provides that a Campus Transportation Coordinator will
implement the TDM and mode share monitoring programs. This will include participation in a
shuttle service to the Downtown Redwood City Caltrain station. The Precise Plan development
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may implement a car share program. Improvements to bus stops near and bike linkages from the
Precise Plan Area will be funded. Parking requirements in the Precise Plan Area are decreased
from the Zoning Ordinance’s parking standards (see Appendix D). And, a Transit Hub is to be
provided in the Precise Plan Area, on Broadway and/or Warrington, to accommodate shuttles,
bus stops, and transfers.

Parking

The Precise Plan includes specific parking requirements. Administrative, business, and
professional offices as well as research and development must provide three parking stalls per
1,000 square feet of gross floor area. Medical professional offices and clinics must provide five
stalls per 5,000 square feet of gross floor area. All other uses are as specified in the zoning
ordinance, which, as previously mentioned, has different requirements dependent on the use a
building is put to and other factors (see Appendix D).

Professional Office, Multi-Family High Density, Residential-Duplex

The Multifamily High Density zoning district fronts the north side of Broadway between the
Precise Plan Area and Second Avenue for 160 feet. The Professional Office zoning district fronts
the south side of Broadway between the Precise Plan Area and Second Avenue for 110 feet. The
Residential-Duplex district fronts Broadway, between Second Avenue and the eastern boundary
of the Study Area for 1,070 feet. The urban form of this area is discussed above (see Section 1.4.2,
Urban Form of the Broadway Corridor – Segment 6). The applicable development standards of
these zoning districts are provided in Table 8. The number of parking spaces required is
provided in Appendix D; it indicates that the number of parking spaces required in these zoning
districts varies considerably depending on the land use, and varies based on the number of
employees, square footage, and the like (See Appendix D).

Summary

In general, existing zoning provides for taller buildings than the one-story buildings that
currently predominate the Corridor, as well as greater non-residential intensities. They also allow
for high density housing, up to 40 or 60 dwelling units per acre depending on the zone, to
continue to be developed along the Corridor. In addition, the majority of the Broadway Corridor is
fronted by zoning districts that require new development to be more walkable and pedestrianoriented than what currently is situated along the Corridor east of Downtown. A significant
portion of the applicable regulations require the installation of sidewalks of a minimum width,
building entrances to face the primary street, a limitation on the length of building frontages, and
amenities like street trees be installed. In addition, while surface parking lots currently front
certain stretches of Broadway, certain zoning districts require that parking facilities be located on
the interior or rear of development sites, and some require that parking not be accessed from
Broadway.

1.7.5 Conclusion

In the Downtown segment of the Broadway Corridor, the general intensity and pedestrian
orientation of development is highly supportive of alternative modes of transportation such as a
streetcar. Moreover, a streetcar could contribute to the vibrant street life that already exists.
However, because Downtown is already densely developed and the ROW is quite narrow,
integrating the streetcar has the potential to be the most disruptive in this area. Care needs to be
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taken to introduce the streetcar in such a way that it positively contributes to the high quality
urban environment that exists there now. Moreover, while there is relatively good off-street
parking capacity in the area, merchants may protest if street parking is removed to allow for the
streetcar.

In Segments Two through Four of the Corridor, which spans from Downtown to Douglas Avenue,
there are fewer constraints from a ROW perspective. However, the existing buildings have
density and intensity that are less supportive of a streetcar. In addition, the urban form of this
area is less pedestrian oriented, and thus less supportive of streetcar stops. At the same time, the
area has greater potential for redevelopment and may, over time, grow to be more transitsupportive, both in terms of development intensity and general streetscape. The applicable
zoning districts facilitate redevelopment by permitting greater building heights than the onestory buildings that are most prominent here, as well as greater non-residential intensities. Also,
the zoning districts require new development to be more oriented to pedestrians than they
currently are. In addition, there are many residences within close walking distance to Segments
Two of the Corridor; as a result, this segment may in the shorter term be more oriented to serving
nearby residences rather than businesses.

With respect to the Segment Five of the Corridor, which runs through the Stanford in Redwood
City Precise Plan Area, the Corridor is advantaged by wider ROW and a Precise Plan that has taken
transit orientation into account. As a result, there is a greater likelihood that the streetcar and the
new development can be integrated from the start. The challenge will be to ensure quality
buildout of the public realm in accordance with the plans, such that a successful, pedestrian and
transit-oriented environment is created to balance such great building mass.
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1.8 Real Estate Market Conditions
This section explores market conditions related to the proposed Broadway Streetcar/Urban
Circulator serving the downtown area Redwood City. It has been prepared by Economic &
Planning Systems, Inc. (EPS) as part of a multi-disciplinary consulting team led by CDM Smith
retained by the City of Redwood City.

The Broadway Streetcar/Urban Circulator will likely have a variety of market and economic
impacts on the residents, business, customers and employees along the service corridor. These
same affected groups will also serve as the primary ridership base for the transit service. To
better understand these potential relationships, this memo documents real estate market
conditions and trends, profiles recent projects, and considers future development potential along
the Broadway Corridor that would be served by a Streetcar/Urban Circulator.

The economic and market conclusions presented here are based on EPS review of readily
available public and private data sources (including information from the City), visual inspection
of the Study Area, and in-house professional expertise. It also builds on an EPS market analysis
recently completed for the City as part of a parallel study effort being conduct for the El Camino
Real Corridor.
This analysis does not address the specific development challenges that may exist on specific
parcels. Regulatory constraints, environmental factors, traffic impacts, infrastructure
requirements, development cost considerations, and other potential limitations on development
may be addressed in future phases of the planning process.

Study Area Boundaries

While this analysis considers market conditions citywide and in the greater Bay Area, it focuses
on the sub-market area that will be the most directly impacted by the proposed streetcar/urban
circulator. As illustrated in Figure 19, the identified Study Area is bounded by Highway 101 to
the North, Second Avenue to the East, Spring, Middlefield, and El Camino Real to the South, and
Brewster Avenue to the West.

The Study Area boundaries includes neighborhoods with convenient accessibility to the proposed
streetcar/urban circulator and that contain a high concentration of higher density, commercial
and in many case visitor serving land uses that will likely generate a substantial proportion of
future streetcar ridership. The boundaries also assume a maximum walkable distance from the
various alignments being considered of no more than 0.5 miles.

Note that the Study Area may also be relevant to a consideration of local financing opportunities
and capacities, an issue addressed in subsequent phases of this study. Accordingly, the Study Area
is by no means set in stone and may be modified based on subsequent planning and analysis.
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Figure 19: Redwood City Streetcar Real Estate Market Analysis Study Area
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1.8.1 Study Area Overview
This section describes the overall socio-economic and land use context affecting the proposed
Streetcar/Urban Circulator Study Area, as defined above. It is designed to provide critical
background for the real estate market dynamics in subsequent sections.

Economic Context

Now solidly established as a Silicon Valley city, Redwood City has experienced substantial
development in recent years. While Oracle and Electronic Arts are longtime employers in the City,
Google and other tech companies have been investing in local real estate. At the end of 2014,
growing cloud-storage company Box Inc. signed a long-term lease for the entire spec-built
334,000 square foot Crossing/900 project in downtown Redwood City, one block south of
Broadway. In addition, residential developers have been vying to meet surging demand for
housing, owing much to tech industry growth throughout Silicon Valley.
Recent trends in the Bay Area and Nationwide have pointed to a revived interest in redeveloping
dense, walkable, and transit friendly downtown commercial corridors, and Redwood City is no
exception to this. Much of the new development that has occurred in Redwood City in recent
years has been downtown, where a revitalized Fox Theater and Courthouse Square have
enlivened the City’s urban core, and a 2011 Downtown Precise Plan set the stage for significant
real estate investments. The preponderance of planned, approved, and proposed projects in the
Downtown is further evidence that this trend is likely to continue.

Land Use and Development Profile

Table 9 summarizes population, housing, employment, and land use in the Study Area, as
compared with Redwood City overall. As shown, retail comprises the largest share of built space
within the Study Area, at over 3 million square feet. The retail space in the Study Area constitutes
roughly 74 percent of the citywide total. The Study Area also includes about 1,470 residential
units 4, 1 million square feet of office, about 1.6 million square feet of industrial space, and
approximately 53 hotel rooms. 5 Despite housing a considerable portion of the citywide jobs, the
Broadway Study Area only accounts for approximately 6 percent of Redwood City’s total
population and housing units, suggesting that it currently serves primarily as a concentrated
commercial and job center.

4
5

United States Census, American Community Survey 2014.
Hotel room data acquired through Smith Travel Research.
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Table 9 Population and Land Use Comparison – Citywide vs. Study Area
Item
Population Factors
Population
Employed Residents
Jobs
Housing Units1
Households
Land Use
Retail Inventory (Sq. Ft.)
Office Inventory (Sq. Ft.)
Industrial Inventory
Hotel Inventory (rooms)2

Redwood
City

Study Area

Share of City
Total

79,736
32,435
53,007
29,360
28,129

4,678
1,691
15,607
1,477
1,370

6%
5%
29%
5%
5%

4,139,120
12,125,908
4,729,707
1,203

3,071,405
1,090,808
1,698,961
53

74%
9%
36%
4%

[1] Housing Units data taken from 2014 Census estimates, does not include recently
completed or proposed projects.
[2] El Camino Real acts as a boundary for the Southwest side of the Study Area,
therefore hotels located on the South side of El Camino Real (even numbered
addresses) are not considered to be in the Study Area
Source: ESRI BAO, ACS Housing Survey, U.S. Census LEHD 2014, CoStar, STR,
Economic & Planning Systems, Inc.

Since 2008, the roughly 1.8-mile Broadway Study Area has seen eight new commercial real estate
developments, and five multifamily residential buildings. Multifamily residential construction
has accounted for the vast majority of building square footage coming online during this time,
with the majority of this product type orienting towards rental. Table 10 summarizes the
recently built properties in the identified Study Area.

54

Redwood City Streetcar • Existing Conditions

Table 10 Broadway Streetcar Study Area Newly Built Commercial Properties
Building Address
Residential
810 Marshall St
525 Middlefield Rd
488 Winslow St
201 Marshall St
Subtotal
Retail
1050 Broadway St
2114 Broadway St
2420 Broadway St
2411 Broadway St
837-839 Main St
Subtotal
Office
701 El Camino Real
900 Middlefield Ave
900 Jefferson Ave
871 5th Ave
Subtotal
Total

Year
Built

Land Use Type

Rentable
Building Area

% Share
of Total

Units

2016
2016
2016
2014

Multifamily
Multifamily
Multifamily
Multifamily

336,119
450,000
107,000
205,595
1,098,714

21.8%
29.1%
6.9%
13.3%
71.1%

196
463
133
144

2015
2014
2009
2008
2008

General Retail
General Retail
General Retail
General Retail
General Retail

47,152
11,142
1,254
4,800
11,125
75,473

3.1%
0.7%
0.1%
0.3%
0.7%
4.9%

-

2015
2015
2015
2009

Office
Office
Office
Office

7,521
121,012
231,972
9,597
370,102
1,544,289

0.5%
7.8%
15.0%
0.6%
24.0%
100%

-

Source: CoStar, newly constructed (2008-2016) commercial properties within Study Area.

As mentioned above, Redwood City’s downtown core is experiencing significant revitalization
and reinvestment. According to data obtained from the City of Redwood City, real estate
development interests downtown and particularly along the Study Area are accelerating. There
are currently 19 projects in the Study Area that are either under construction, proposed, or
approved for development (see Table 11). While residential projects represent the largest share
of pipeline development in the Study Area, many other products are planned to enter the market.
The fact that the private sector has proposed and is constructing a wide range of land use types
within the Study Area suggest that it has become a relatively diverse and successful mixed-use
district. A streetcar/urban circulator would certainly benefit from and contribute to this type of
environment. 6

The extent to which a public transit investment would benefit the local real estate market will be
examined through case studies in a subsequent phase of this project.

6
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Table 11 Broadway Study Area Real Estate Development Pipeline
Address
Residential/Mixed Use
488 Winslow
735 Brewster Ave
801 Brewster
849 Veterans Blvd
353 Main St
601 Main St.
603 Jefferson Ave.
612 Jefferson Ave.
707 Bradford St
525 Middlefield
1401 Broadway
Total
Commercial
425 Broadway
601 Marshall St.
550 Allerton St
815 Hamilton St.
2075 Broadway
851 Main St.
Total1
Lodging
1690 Broadway
Total

Status

Office Sq. Ft.

Amount
Retail Sq. Ft.

Under Constructiuon
Under Constructiuon
Application Submitted
Approved
Design Review
Under Construction
Approval Appealed
Application Incomplete
Design Review
Under Constructiuon
Design Review

420,000

10,000
19,000

Application Incomplete
Under Construction
Under Construction
Under Construction
Approved
Application Complete

580,000
124,220
69,478
60,241
66,786
86,910

7,176
26,729
6,910

1,407,635

74,315

Application Incomplete

4,500

Units
133
18
250
90
125
166
91
20
117
471
400
1,881

92
92

[1] Total square footage for commercial uses is inclusive of commercial square feet in mixed use buildings
above.
Source: City of Redwood City

1.8.2 Residential Market Assessment

The following section reviews residential real estate market conditions affecting prospects for
increased value and development within the Broadway streetcar/urban circulator Study Area.
The research focuses on multifamily product types as this is the most prevalent and relevant to
future growth.

City-wide and Study Area Supply Trends

For most of its history Redwood City has served as a suburban, pre-dominantly single-family
community. However, regional population growth in the Bay Area and robust job growth have
increased demand for higher density product types. Accordingly multifamily development,
particularly buildings with 5 or more units, have dominated more recent development in
Redwood City in recent years. As illustrated in Table 12, of the 1,484 units that have been added
to the housing supply since 2010, almost all of them (1,420), are part of a 5 or more unit
residential product type. The table below does not include the recently completed Marston
Apartments located at 810 Marshall Street which added 196 units to the market.
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Table 12 Redwood City Residential Units by Housing Type
Item

2010

Single Family1
No. of Units
Percent of Total
2-4 Unit Dwellings
No. of Units
Percent of Total
5+ Unit Dwellings
No. of Units
Percent of Total
Mobile Homes
No. of Units
Percent of Total
Total Dwelling Units

Growth
Percent

2016

Total

18,019
62%

18,068
59%

49

0.3%

1,863
6%

1,878
6%

15

0.8%

8,653
30%

10,073
33%

1,420

16.4%

632
2%
29,167

632
2%
30,651

0

0.0%

1,484

5%

Source: California Department of Finance
[1] Includes both attached and detached dwelling types

Multifamily Residential Market Performance
Despite an increasing supply of dwelling units in Redwood City in recent years, median sales
prices have continued to rise. Since 2011, median condominium sales prices in the City have
increased from under $500,000 to approximately $900,000, an increase of 70 percent over the
last five years. Prices in Redwood City are notably higher than in the greater Bay Area, as shown
in Figure 20, highlighting the City’s competitiveness as a residential location.
Figure 20 Multifamily (Condo) Median For-Sale Price 7
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Median for sale prices are provided by Zillow Data.
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The Redwood City multifamily rental housing market is made up of 588 residential buildings that
combine to offer more than 10,000 housing units. Regional housing constraints and the growing
employment base of Silicon Valley have resulted in a very competitive housing market in
Redwood City, where vacancy rates have remained under 3.5 percent since 2008 and average
monthly rents have increased by approximately 100 percent. 8 Figure 21 illustrates the growth in
multifamily residential rental rates in the Bay Area, Redwood City, and the Broadway Streetcar
Study Area.
Figure 21 Average Multifamily Residential Rent per Unit
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From 2008 to 2015, one new project entered the multifamily rental market within the Study
Area. 9 This project, developed by Raintree Partners and located at 201 Marshall Street, offers 114
modern, boutique-style apartments, ranging from studios to two-bedroom units. Currently, onebedroom units in this newly built complex are renting for over $3,000 a month. These favorable
market conditions have created pent-up demand for residential development, resulting in a
number of proposed projects along the Study Area. As shown in Table 13, there are over 1,900
additional housing units in the development pipeline along this Study Area. If built, these new
projects will more than double the existing multifamily housing stock along the Broadway
Streetcar Study Area.

8
9

Data provided by CoStart Property Analytics
The Marston Apartments was completed in 2016 and houses 196 residential units.
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Table 13 Broadway Streetcar Study Area Residential Pipeline
Address
488 Winslow
735 Brewster Ave
801 Brewster
849 Veterans Blvd
353 Main St
525 Middlefield
707 Bradford St
1401 Broadway
601 Main St.
603 Jefferson
612 Jefferson
Total

Status
Under Construction
Under Construction
Application Submitted
Approved
Design Review
Under Construction
Design Review
Design Review
Under Construction
Approval Appealed
Application Incomplete

Units
133
18
250
90
125
471
117
400
196
91
20
1,911

Source: City of Redwood City

Residential Market Conclusion
Redwood City is experiencing substantial growth in both residential rental rates as well as forsale prices. In response to these market forces, the City has seen a spike in new development,
particularly multifamily rental products. As a city that is largely characterized by single family
residences, there are limited areas within Redwood City that are appropriate for multifamily
residential development. That being said, downtown Redwood City and much of the Broadway
Streetcar Study Area are poised to absorb a significant portion of future multifamily residential
development. The addition of a Streetcar to this Study Area would only strengthen its appeal for
real estate development, including that of denser multifamily products.

1.8.3 Office Market Assessment

This section evaluates the local and regional market trends affecting the long-term viability of
office uses along the Broadway Streetcar Study Area.

Redwood City Office Market

Situated in Silicon Valley, one of the most competitive office markets in the Bay Area, Redwood
City is home to several large employers that require large blocks of office space within the city.
Like many of its Silicon Valley neighbors, the mix of major office tenants in Redwood City is
largely made up of technology, biotechnology, and health oriented sectors. Public administration
(government) also is a significant source of jobs downtown. A complete list of the largest
employers in Redwood City is provided in Table 14. Large employers in the city act as major
anchors by providing stability to the office market and attracting additional corporate tenants to
the area, four of the largest employers in Redwood City are headquartered within the Study Area,
while all of the others are within a 5-mile radius.
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Table 14 Largest Private Employers Redwood City
Company

Employees

Oracle America, Inc.
Electronic Arts, Inc.
The Permenente Medical Group
Kaiser Foundatoin Hospitals
Stanford Hospitals & Clinics
Silver Springs Networks, Inc.1
Equinox, LLC
Shutterfly.com, Inc.
Genomic Health, Inc.

6,750
2,367
911
773
750
602
532
481
479

Distance from
Study Area
4.3 miles
3.3 miles
In Study Area
In Study Area
In Study Area
In Study Area
3.7 miles
4.4 miles
1.5 miles

Source: Redwood City Economic Development, Top Private Employers
[1] Silver Springs Networks Acquires Greenbox Technologies which is
located in Redwood City in the Study Area
*Note: Includes all private employers with over 400 employees,
distances shown are driving distances to closest point of the Study
Area

Redwood City’s office market is made up of over 12 million square feet of office space, the
majority of which is designated as Class A (53 percent), followed by Class B (33 percent), and
Class C (15 percent), as illustrated in Figure 22. The distribution of office class in the City
suggests the market is currently oriented to high-value business tenants. This finding is
corroborated by comparing office lease rates in Redwood City to those in the greater Bay Area. On
average, office lease rates in Redwood City are more than 30 percent greater than the Bay Area as
a whole.
Figure 22 Redwood City Office Space Class Distribution
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The Redwood City office market has experienced relatively negligible growth over the last eight
years, with the exception of one major project in 2015. This relatively small increase in supply
has corresponded to a gradual decline in vacancy rates, from a high of about 13 percent in 2009
following the “Great Recession” to about 5 percent in 2014 prior to introduction of new space.
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Lease rates have followed a similar trajectory, with the highest annual average rate experienced
in 2015. Both office occupancy and lease rates in Redwood City consistently exceed the Bay Area
average. These trends are illustrated in Table 15 and Figure 23.
Table 15 Redwood City Office Market Trends

Inventory
No. of
Buildings
365
364
359
359
358
354
351
349

Year
2008
2009
2010
2011
2012
2013
2014
2015

Square
Feet
11,944,459
11,910,056
11,878,468
11,878,468
11,863,708
11,817,866
11,805,245
12,125,908

Vacancy
Change in
Inventory
(34,403)
(31,588)
(14,760)
(45,842)
(12,621)
320,663

Square
Feet
1,058,416
1,544,235
1,469,409
1,220,153
955,063
1,009,869
578,862
739,001

Vacancy
Rate
8.9%
13.0%
12.4%
10.3%
8.1%
8.5%
4.9%
6.1%

Net
Absorption
14,324
(520,222)
43,238
249,256
250,330
(100,648)
418,386
160,524

Average
Lease
Rate
$28.07
$22.61
$21.82
$28.96
$31.51
$34.91
$38.81
$44.50

Source: CoStar; Economic & Planning Systems, Inc.
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Figure 23 Average Annual Office Lease and Occupancy Rates
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The office market trends within the Streetcar/Urban Circulator Study Area parallel those in the
City, with slightly more favorable occupancy rates and lease rate growth. In the decade prior to
2015 the Study Area experienced minimal new office development with the exception of the
Stanford Medicine Outpatient Center, a large-scale medical office development in 2007. This
changed in 2015 with a 334,000 square foot building speculatively completed and subsequently
leased by cloud storage company, Box.
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Table 16 Broadway Streetcar Office Market Trends
Inventory
Year
2008
2009
2010
2011
2012
2013
2014
2015

No. of
Buildings
108
108
105
105
104
103
100
98

Square
Feet
2,787,837
2,793,434
2,779,846
2,779,846
2,765,086
2,763,363
2,750,742
3,071,405

Vacancy
Change in
Inventory
5,597
(13,588)
(14,760)
(1,723)
(12,621)
320,663

Square
Feet
123,684
69,187
215,937
107,365
79,503
84,088
48,175
97,564

Vacancy
Rate
4.4%
2.5%
7.8%
3.9%
2.9%
3.0%
1.8%
3.2%

Net
Absorption
(22,808)
60,094
(169,058)
117,292
(32,764)
37,158
24,512
236,477

Average
Lease
Rate
$27.61
$25.22
$21.44
$22.84
$27.55
$31.62
$35.06
$44.05

Source: CoStar; Economic & Planning Systems, Inc.

The recent addition and leasing of the Box headquarters as a large, speculative Class A office
space illustrates the opportunities of office development within Redwood City’s downtown and
our Study Area. Development applications received by the City indicate that a considerable influx
of office space is planned within this Study Area. Table 17 provides a list of the seven office
projects in the pipeline as well as the associated square footage for each project. If built, these
new projects will increase the Study Area’s office inventory by nearly 50 percent.
Table 17 Broadway Streetcar Corridor Office Pipeline
Address
1401 Broadway
425 Broadway
601 Marshall St.
815 Hamilton St.
2075 Broadway
851 Main St.
550 Allerton St
Total

Status
Design Review
Application Incomplete
Under Construction
Under Construction
Approved
Application Complete
Under Construction

Office Sq. Ft.
420,000
580,000
124,220
68,583
66,786
86,910
69,478
1,415,977

Note: This table only shows office square footage, several of the
above listed projects are part of a mixed use format and include
residential and/or retail space as well.
Source: City of Redwood City

Office Market Conclusions
As a highly amenitized and transit friendly environment, Downtown Redwood City is rapidly
becoming a highly sought after office location. The leasing of the Box project may signal a
watershed of sorts, which will be reinforced by the completion of other planned office projects. It
is evident that office uses are capable of driving new real estate development along the Study
Area which will help generate further demand for other land use types such as retail and
potentially residential. These trends will only be reinforced by a well-functioning
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streetcar/urban circulator that more effectively links the downtown to the Caltrain transit center
and office cluster to the east, including the Stanford complex.

1.8.4 Retail and Lodging Market Assessment

This section assesses the market prospects for retail and lodging uses in the identified Broadway
Streetcar Study Area. This assessment considers market trends, supply and demand levels for
specific retail types, and recent projects.

Supply Trends

Redwood City has a healthy retail sector driven by strong resident and worker demographic
characteristics as well as regional accessibility. The total number of retail buildings in Redwood
City has fallen from 493 in 2008 to 486 in 2015. Despite the reduction in overall retail structures
in Redwood City, there has been an increase in total square footage over the same time period.
These data support the notion that retailers in Redwood City are shifting to larger format
buildings which is generally consistent with national retailing trends, especially in auto-oriented
environments.
Table 18 Redwood City Retail Market Trends – Citywide
Inventory
Year
2008
2009
2010
2011
2012
2013
2014
2015

No. of
Buildings
493
495
490
490
491
489
487
486

Square
Feet
4,086,256
4,205,986
4,146,587
4,146,587
4,148,844
4,103,146
4,104,425
4,139,120

Vacancy
Change in
Inventory
119,730
(59,399)
2,257
(45,698)
1,279
34,695

Square
Feet
183,873
171,681
188,722
173,306
188,978
71,719
54,541
51,890

Vacancy
Rate
4.5%
4.1%
4.6%
4.2%
4.6%
1.7%
1.3%
1.3%

Net
Absorption
(23,333)
131,922
(76,440)
15,416
(13,415)
71,561
18,457
37,346

Average
Lease
Rate
$28.89
$24.81
$25.13
$25.25
$26.33
$29.95
$33.22
$32.14

Source: CoStar; Economic & Planning Systems, Inc.

This Study Area is home to a relatively diverse mix of retail offerings, from small-scale boutiques
and eating and drinking establishments downtown to larger-format and even strip retail centers
as you move east along the Study Area. As shown in Table 19 below, there has been little change
in retail inventory along the Study Area since 2008. The marginal increase that has been seen is
largely attributable to two properties; one at 1050 Broadway which is now tenanted by a 24 Hour
Fitness and the other at 2114 Broadway which is tenanted primarily by a Philz Coffee.
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Table 19 Streetcar Study Area Retail Market Trends
Inventory
Year
2008
2009
2010
2011
2012
2013
2014
2015

No. of
Buildings
115
116
115
115
115
114
115
114

Square
Feet
1,047,307
1,048,561
1,047,241
1,047,241
1,047,241
1,044,971
1,056,113
1,090,808

Vacancy
Change in
Inventory
1,254
(1,320)
(2,270)
11,142
34,695

Square
Feet
64,870
72,767
76,039
76,183
40,035
7,760
19,075
16,555

Vacancy
Rate
6.2%
6.9%
7.3%
7.3%
3.8%
0.7%
1.8%
1.5%

Net
Absorption
3,136
(6,643)
(4,592)
(144)
36,148
30,005
(173)
37,215

Average
Lease Rate
$33.40
$28.26
$28.42
$28.83
$31.84
$34.07
$40.10
$37.81

Source: CoStar; Economic & Planning Systems, Inc.

Lease and Occupancy Trends
Figure 24 depicts the historical retail rent and occupancy rates for the Broadway Streetcar Study
Area, the City of Redwood City, and the broader nine-county Bay Area. As shown, Redwood City’s
retail market is performing well when compared to the nine-county Bay Area in based on both
occupancy and lease rates. Overall, this suggests a relatively healthy retail sector with
opportunity for future expansion for well positioned properties.

As shown, changes in occupancy rates along the Study Area are much more volatile than what is
experienced citywide or within the larger Bay Area Region. This may be due to the retail
offerings in the Study Area relying on the sales of non-essential goods which tend to struggle
during economic recessions but bounce back during recoveries (e.g., after 2008-09). Additionally,
market fluctuations are more visible along the Study Area due to its smaller sample size of retail
establishments.
Volatility not-withstanding, lease and occupancy rates suggest that the Downtown in particular
appears to be positioned as a highly attractive position for retailers. As referenced earlier, recent
trends in consumer preference and local planning, coupled with strong regional economic
growth, have supported significant investment in mixed-use, transit friendly downtown
environments. With retail lease and occupancy rates that exceed City and regional averages, the
Study Area retail space appears to be benefiting from this trend. But despite these strong market
indicators, high land costs, competition for other land uses, and changing nature of retail itself,
have inhibited significant development of new space.
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Figure 24 Average Annual Retail Rent and Occupancy Rates
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Retail Sales Flow
The top three sales tax producing retail sectors in Redwood City are (1) Motor Vehicles and Parts,
(2) General Merchandise, and (3) Food Services and Drinking Places. By comparison, the three
retail sectors that make up the smallest share of retail sales value are (1) Clothing and
Accessories, (2) Building Material, Garden and Supplies, and (3) Home Furnishings and
Appliances. Figure 25 illustrates the distribution of taxable retail sales by sector in the City of
Redwood City. These data are from the State of California’s Board of Equalization.
Figure 25 Redwood City Retail Sales Distribution - Citywide

8%
Motor Vehicles & Parts
12%

33%

Home Furnishings & Appliances
Bldg. Matrl, Garden, & Supplies
Food & Beverage
Gasoline Stations

16%

Clothing and Accessories
General Merchandise
7%

3%
10%

6%

5%

Food Services & Drinking Places
Other Retail Group

Source: State of California, Board of Equalization

A common method for evaluating the retail performance and potential of a local market is to
calculate its retail sales leakage. Retail leakage occurs when local retail offerings are
undersupplied relative to local demand, and is identified analytically when local per-capita retail
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sales fall short of regional per-capita retail sales averages. Since Redwood City is an employmentrich area, this analysis estimates retail leakage using a resident plus worker consumer basis, as
well as the more traditional calculation of retail sales per resident. Redwood City retail sales
exceed the regional population-adjusted benchmark by between about $180 million and $352,
though the analysis identifies leakage in five retail categories. Table 20 provides the results of
the EPS leakage analysis.
Table 20 Redwood City Retail Leakage

Retail Category
Retail and Food Services
Motor Vehicles & Parts
Home Furnishings & Appliances
Bldg. Matrl, Garden, & Supplies
Food & Beverage
Gasoline Stations
Clothing and Accessories
General Merchandise
Food Services & Drinking Places
Other Retail Group
Total Retail and Food Services

Actual
Supply
($000)
$447,358
$89,705
$66,994
$84,401
$142,074
$44,488
$216,847
$158,285
$113,606
$1,363,758

Residents Only
Approach
Estimated
Supply
Demand
Surplus/
($000)
Defecit

Residents + Workers
Approach
Estimated
Supply
Demand
Surplus/
($000)
Defecit

$178,737
$85,793
$75,539
$52,950
$120,244
$94,956
$115,271
$164,986
$122,405
$1,010,880

$208,667
$100,160
$88,188
$61,817
$140,380
$110,858
$134,574
$192,614
$142,902
$1,180,159

$268,621
$3,911
-$8,544
$31,451
$21,830
-$50,469
$101,576
-$6,701
-$8,798
$352,878

$238,690
-$10,455
-$21,194
$22,584
$1,694
-$66,370
$82,273
-$34,329
-$29,296
$183,599

Source: California Board of Equalization, US Census Bureau

According to the findings above, Redwood City is particularly specialized in the Motor Vehicles
and Parts and the General Merchandise sectors. Redwood City’s actual sales in the Motor Vehicles
and Parts sector exceed the regional benchmark by over $200 million annually, regardless of
approach. In contrast, Redwood City is experiencing retail sales deficit in a number of retail
categories, including Clothing and Accessories sector and Food Services & Drinking Places.
Leakage in the Clothing and Accessories category likely is attributable to the nearby Stanford
Shopping Center and Hillsdale Shopping Center, large-scale regional shopping malls. Despite the
malls, Clothing and Accessories as well as food and dining may present opportunities for new
businesses to capture sales demand that currently is leaving the City.

Lodging Market Assessment

As a centrally located community in the Silicon Valley, and with recent growth in the office sector,
Redwood City is becoming a relatively strong hospitality destination particularly for business
travel. The existing local lodging facilities cover a broad spectrum of market orientation, ranging
from the luxury accommodations of the Sofitel San Francisco Bay to various economy providers
such as Days Inn and Good Nite Inn. This hotel market also features a strong number of
independent hotel operators. Table 21 details the existing inventory of hotel operators in
Redwood City.
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Table 21 Redwood City Hotel Inventory
Property Name
Redwood Creek Inn
Sequoia Inn
Deluxe Inn
Best Western Inn Redwood City
Comfort Inn Redwood City
Holiday Inn Express Redwood City
Capri Motel
Budget Inn
Pacific Inn
Days Inn Redwood City
Atherton Park Inn
Pacific Euro Hotel
Good Nite Inn Redwood City
Best Western Plus Executive Suites
TownePlace Suites
Sofitel San Francisco Bay
Citywide Total

Rooms
38
22
26
31
51
62
30
40
75
68
38
53
124
29
95
421
1203

Chain Scale
Indep
Indep
Indep
Midscale
Upper Midscale
Upper Midscale
Indep
Indep
Indep
Economy
Indep
Indep
Economy
Upper Midscale
Upper Midscale
Luxury

Open Date
Jun-90
Jun-60
Jun-40
Jun-63
Jan-92
Sep-01
UA
UA
Jun-84
Jun-55
Jun-89
UA
Jun-67
Apr-89
Sep-02
Sep-87

Address
1090 El Camino Real
526 El Camino Real
1402 Stafford Street
316 El Camino Real
1818 El Camino Real
1836 El Camino Real
2380 El Camino Real
2526 El Camino Real
2610 El Camino Real
2650 El Camino Real
2834 El Camino Real
868 Main Street
485 Veterans Boulevard
25 Fifth Avenue
1000 Twin Dolphin Drive
223 Twin Dolphin Drive

Source: Smith Travel Research, Economic & Planning Systems, Inc.

There currently are 16 hotels operating in Redwood City, with only one, the Pacific Euro Hotel,
being located in the Study Area. The Redwood City market appears to have a shortage of upscale
hotel operators, though a new Courtyard by Marriot hotel with 177 rooms in the One Marina
development will at least partially address this. Meanwhile, the Study Area relevant to the
proposed Broadway Streetcar/Urban Circulator provides a strategic location for additional future
hotels that can serve the city’s employment center and offer easy access to downtown points of
interest and the Caltrain station. Recent job growth and new residential and commercial
development increases the likelihood of new hotel development in Redwood City.

Retail and Lodging Conclusions

Much of the Broadway Streetcar Study Area is already well positioned within the retail sector in
Redwood City, particularly the segment located within downtown core. Moreover, substantial
real estate projects identified in the City’s pipeline may dramatically increase the amount of office
and housing uses in the years to come, bringing more residents and workers (more than 1.4
million square feet of office space and over 1,800 residential units are proposed in the Study
Area). 10

If and when this increase development occurs, it will present an opportunity for City to recapture
sales in certain retail categories that are currently being leaked out to other jurisdictions. In
particular, retail demand for Food Services and Drinking Places will be bolstered by the influx of
workers in the area, a population group that contributes sizably to retail sales of this category.
The presence of a Streetcar connecting existing and proposed residential and office development
10

A full list of pipeline projects in the Study Area is provided in Table 3 of this report.
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to Redwood City’s downtown retail and entertainment district could reinforce this trend. Given
land costs, new retail projects are likely to take the form of mixed-use projects as well as creative
re-tenanting of existing space.

Future growth within the office sector will likely result in additional demand for hotel room
nights, especially for lodging establishments oriented towards business travel. Much of the Study
Area, particularly the downtown segment, is well situated to capture new demand for hotel room
nights due to its proximity to major office projects as well as other points of interest such as the
downtown Caltrain station. A modern Streetcar/urban circulator will indirectly benefit hotel uses
by contributing to an overall mixed-use environment, even if it is not a major draw for hotel
guests.
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