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1.5. Document Overview

Redwood City’s Bayfront has an eclectic mix of wetlands, creeks
and sloughs, marinas, maritime and heavy industry, office and
research and development campuses, commercial uses, and
housing. These uses have evolved over the last half-century,
resulting in a widely diverse area, particularly in a portion of the
Bayfront referred to as Inner Harbor. Recognizing the
opportunity presented by the Inner Harbor as a truly great place
for residents and visitors, the City Council adopted general plan
policies encouraging a mix of uses while enhancing the waterfront
environment. The Inner Harbor area has both visual and physical
connections to the water in a variety of locations and
opportunities for residential and employment uses, along with
public recreational amenities such as boating areas and trail
connections.
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1.1. PLAN VISION AND
OBJECTIVES
The vision for the Inner Harbor Area is:
“to create a unique and vibrant
neighborhood and destination on the Bay,
and to connect Redwood City to its water’s
edge in a manner that values and enhances
the natural environment, serves as a
regional model for waterfront communities
and adaptation to sea level rise, and
celebrates and preserves Redwood City’s
heritage.”
The Inner Harbor Specific Plan improves
the public and private realms along
Redwood City’s waterfront. Proposed land
use, circulation, and infrastructure
investments preserve aspects of Inner
Harbor’s historic past while promoting a
new, vibrant waterfront community with
thriving businesses, pedestrian-friendly
infrastructure, and enhanced connections
with the natural ecosystem.

More specifically, the Plan will create new
residential and employment areas,
including a new floating home
community. Priorities are placed on
enhancing and restoring wetlands area and
creating new open space and boating
activities along the water’s edge. New
connections, including an improved
Blomquist Street, bicycle lanes and
facilities, as well as pedestrian walkways
and bridges will link these areas together
into a cohesive neighborhood.

known as the Bayshore Freeway or US
101) on the south-southwest; two large
outdoor construction-related businesses Graniterock and Peninsula Building
Materials -to the east; and Seaport Centre,
a high tech business park, to the north.
Steinberger Slough bisects the area,
separating the main land mass from an
undeveloped property in the northern part
of the planning area. Road access to the
area is provided by Maple Street and
Blomquist Street.

1.2. REGIONAL CONTEXT
AND PLANNING AREA

1.3.

Redwood City is located on the San
Francisco Peninsula between San Francisco
(26 miles to the north) and San Jose (24
miles to the south) within San Mateo
County (Figure 1.1). The Inner Harbor
Specific Plan area consists of 99.7 acres
located on Redwood City’s Inner Bayfront
Area (Figure 1.2). More specifically, the
area is bounded by Redwood Creek on the
west-northwest, US Highway 101 (also
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PLANNING CONTEXT

RO L E AND F UNCT I O N O F
S PECI F I C PL ANS

A specific plan is a regulatory document
used to implement the Redwood City
General Plan. A specific plan effectively
establishes a link between implementing
polices of the General Plan and an
individual development proposal within a
defined area.
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A specific plan may be as general as setting
forth broad policy concepts or it may
provide detail for every facet of a
development: the type, location, and
intensity of uses; the design and capacity of
infrastructure; the resources used to finance
public improvements; and design standards
and guidelines.

As with a general plan, the authority for
adoption of the specific plan is vested with
the local legislative body—the Redwood
City Council—pursuant to Government
Code Section 65453(a). However, unlike
the General Plan, which is required to be
adopted by resolution, a specific plan can
be adopted by resolution or ordinance.

AUTHO RI TY FO R SPECI FI C
PL ANS

REQUI RED SPECI FI C PL AN
CO NT ENT

California Government Code, Title 8,
Division 1, Chapter 3, Article 8, Sections
65450 through 65457 establishes the
authority for specific plans. These
provisions require that a specific plan be
consistent with the adopted general plan of
the jurisdiction within which it is located.
In turn, all subsequent subdivision,
development, public works projects, and
zoning regulations for the defined area
must be consistent with the adopted
specific plan.

All specific plans, per Section 65451 of the
Government Code, must address the
following:
A) a text and a diagram(s) that specify all
of the following in detail:
(1)

(2)

The distribution, location, and
extent of the uses of land,
including open space, within the
area covered by the plan.
The proposed distribution,
location, and extent and intensity
of major components of public
and private transportation,
sewage, water, drainage, solid

waste disposal, energy, and other
essential facilities proposed to be
located within the area covered
by the plan and needed to
support the land uses described
in the plan.
(3) Standards and criteria by which
development will proceed, and
standards for the conservation,
development, and utilization of
natural resources, where
applicable.
(4) A program of implementation
measures including regulations,
programs, public works projects,
and financing measures necessary
to carry out paragraphs (1), (2),
and (3).
B) The specific plan shall include a
statement of the relationship of the
specific plan to the general plan.
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Figure 1.1 Context Map
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Figure 1.2 Project Boundary
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Figure 1.3 Aerial View of Inner Harbor Project Area
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THE PURPO S E O F T HI S
SPECI FI C PL AN

The Inner Harbor Specific Plan has been
prepared to implement Redwood City’s
2010 General Plan. This Specific Plan
establishes detailed land use, urban design,
circulation, and infrastructure for the Inner
Harbor planning area. It is tailored to
address the needs of the Inner Harbor and
will guide future development consistent
with the City’s General Plan by balancing
new growth and development with
conservation and environmental
sustainability goals.
1.4. PLANNING PROCESS
AND COMMUNITY
ENGAGEMENT
Redwood City led a multiphase planning
process focused on the active engagement
of local community members, stakeholder
agencies, business and property owners,
City staff, and elected and appointed
officials. A multidisciplinary consultant

team conducted the necessary technical
analyses for the Specific Plan effort.
In order to get input from a wide range of
stakeholders, the community outreach and
engagement process was broad in its
approach. Beginning mid-2013, the City
held public meetings with the Inner
Harbor Task Force and one citywide
community workshop. The year-long
community engagement process provided
both high tech (website, email lists, and
other social media) and high touch (oneon-one engagement, small group meetings,
large group workshops, and public
hearings) opportunities for all interested
parties to be informed and involved in
development of the Inner Harbor Specific
Plan.
The process began with an evaluation of
the existing physical and economic
conditions affecting the Inner Harbor area.
Technical experts conducted a background
analysis, drawing upon field observations

and evaluations and supplemented by
studies and data. This technical work was
reviewed by City, regional, and state
agencies, as well as the Inner Harbor Task
Force and community members. A
summary of the analysis is highlighted in
Chapter 2.
Informed by the technical analysis, the
Task Force established a series of guiding
principles to bring forth the vision for the
Inner Harbor Specific Plan. The Guiding
Principles and Vision are highlighted in
Chapter 3.
With the Guiding Principles and Vision
clearly established, the Inner Harbor Task
Force, community members, City staff,
and consultant team developed a series of
preferred land use and mobility scenarios.
The Task Force provided clear, concise
direction to the technical team to refine the
scenarios, resulting in a preferred plan
approved by the City Council.
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The following discussion summarizes the
community’s input opportunities during
the existing conditions evaluation,
visioning, alternatives generation, and
preferred plan phases. More detailed
information on these sessions is available in
the City of Redwood City Community
Development Department.
TASK FO RCE MEET I NG S

Redwood City formed the Inner Harbor
Task Force to serve as the primary advisory
body through the initial planning process.
The 15 members included public and
private property owners, local residents,
State agency representatives and
environmental and business
representatives. The Task Force members’
varied backgrounds brought a depth of
knowledge to all aspects of the Specific
Plan planning process.

included opportunities for community
input. The Task Force was assigned to
provide ongoing community-based input
to the project team (City staff and
consultants), and to provide a
recommendation to the City Council.
CO MMUNI TY WO RKSHO P

More than 50 community members
participated in a broadly advertised
citywide Community Workshop at the
Veterans Memorial Senior Center’s
Redwood Room on February 11, 2014.

The Task Force conducted 11 meetings at
key intervals throughout the process. All
sessions were open to the public and
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Following a short presentation that set the
framework for the Inner Harbor Specific
Plan and workshop, participants visited
exhibits at the open-house style workshop.
Participants participated at four stations 1)
draft guiding principles; 2) possible land
use priorities, 3) pedestrian and vehicular
access points and mobility, 4) and land use
alternatives. The intimate involvement of
the community in the planning process
was fundamental to preparing the Inner
Harbor Specific Plan.
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1.5.

DOCUMENT OVERVIEW

The Inner Harbor Specific Plan consists of
eight chapters outlined in Table 1.1.

Table 1.1 Contents of the Inner Harbor Specific Plan
Chapter

Contents

1: Introduction

This chapter explains the role and function of specific plans, the
purpose of the Inner Harbor Specific Plan, planning process and
community engagement, and planning context.

2: Baseline
Conditions

This chapter summarizes the Inner Harbor’s baseline land use,
circulation, infrastructure, environment, and market conditions.

3: Vision

This chapter describes Redwood City’s vision for the Plan Area
and Guiding Principles for the Specific Plan.

4: Land Use and
Zoning

This chapter provides the land use, location, and density/intensity
framework for future development within the Inner Harbor
Specific Plan Area.

5: Design
Guidelines and
Standards

This chapter provides urban design and landscape guidelines to
illustrate the desired character of development in the Inner
Harbor Specific Plan Area.

6: Circulation and
Transportation
Demand
Management

This chapter describes the proposed circulation for all
transportation modes, including walking and biking, and
transportation demand strategies.

7: Utilities

This chapter reviews infrastructure conditions within the Inner
Harbor Specific Plan Area (water, sanitary sewer, stormwater, and
dry utilities) and describes the implications of future development
of utility systems.

8: Administration
and
Implementation

This chapter describes the implementation strategy to achieve
the Specific Plan’s objectives. It outlines specific actions, funding
mechanisms, funding sources, and timelines, as well as
responsible parties to achieve those objectives.
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chapter 2

BASELINE CONDITIONS
I N T H I S C H AP T ER
2.1. Land Use
2.2. Circulation
2.3. Infrastructure
2.4. Environmental Issues

The Inner Harbor area boasts a rich history that dates back to the
mid-1800s. Access to Redwood Creek and the San Francisco Bay
provided a unique advantage for businesses along the water’s edge
at Steinberger Slough and Redwood Creek waters’ edge. The
waterfront bustled with activity, from lumber yards and the ship
building industry. Today, the Inner Harbor area comprises a
range of industrial, recreational, and institutional uses; it is ripe
with opportunity to evolve into a vibrant, mixed-use waterfront
neighborhood.
This chapter overviews baseline conditions of the Inner Harbor
area. These influenced development of the Vision, Guiding
Principles, and recommendations by the Inner Harbor Task
Force. Technical memoranda supporting this chapter are available
for review at City Hall.
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2.1.

LAND USE

L AND USES AND G ENERAL
PL AN DESI G NATI ONS

In 2015, the Inner Harbor supported a
broad range of uses: industrial, waterfront
residential, marina, recreational, open
space, marshlands, civic and institutional
(homeless shelter, police station, women’s
jail and work furlough center, and the
Maple Street Correctional Facility) (Figure
2.1). The Inner Harbor area is also home
of the Docktown Marina, containing
approximately 70 liveaboard floating
homes and 17 recreational boating berths.
The California State Lands Commission
has oversight of all Tidelands Trust
property in the state. According to
California State Lands Commission,
private residential use violates the terms of
the City’s granting statutes and is
inconsistent with Public Trust Doctrine.
Therefore, the marina is considered
nonconforming. The General Plan
designations are Mixed-use Waterfront
Neighborhood, Public Facility, Light

Industrial, Industrial Port Related, Open
Space – Preservation, and Open Space –
San Francisco Bay. The General Plan
maximum buildout potential for this area
is 630 residential units, 858,900 square
feet of light industrial uses, 272,000 square
feet of commercial, and 33 acres of open
space (land and water).
ZO NI NG

The Specific Plan will replace the zone
districts of: Tidal Plain (TP), General
Industrial (GI), and Industrial Restricted
(IR). The Tidal Plain zone includes the
watercraft area, marina, shelter, women’s
jail, work furlough facility, and a vacant
parcel commonly known as the “Ferrari
Property.” The parcel located at the
northeast corner of Maple Street and
Blomquist Street is zoned General
Industrial; all remaining parcels in the
Inner Harbor area are zoned Industrial
Restricted.
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JURI SDI CTIO NAL OVERS I G HT

In addition to the City of Redwood City,
three agencies have jurisdictional oversight
of portions of the Inner Harbor planning
area. These agencies are the U.S. Army
Corps of Engineers, the California State
Lands Commission, and the San Francisco
Bay Regional Water Quality Control
Board. In addition, the City/County
Association of Governments of San Mateo
County (C/CAG) Airport Land Use
Commission will review the Inner Harbor
Specific Plan for compliance with the
Airport Land Use Compatibility Plan
(ALUC) for San Carlos airport. The State
of California Department of Toxic
Substance Control (DTSC) may have
jurisdictional oversight of any development
in the Inner Harbor area. While the
County of San Mateo is a property owner
within the Inner Harbor area, its
jurisdictional responsibility is limited to
properties in County ownership.
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Figure 2.1 Land Use
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Figure 2.2 Views of Inner Harbor (2013)

View Direction &
Image Number
Project Boundary
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2.2.

CIRCULATION

The Inner Harbor Specific Plan area is
bordered by US 101 to the south,
Redwood Creek to the west and north, and
Seaport Boulevard to the east. The Inner
Harbor Specific Plan area is regionally
accessed via US 101 and State Route 84
(Woodside Road).
The two roads within the Inner Harbor
Specific Plan area are Blomquist Street,
and Maple Street. Seaport Boulevard, a
four-lane divided road, extends between its
interchange with the US 101/SR 84 to the
Port of Redwood City and Pacific Shores
business park. A rail line runs parallel to
the street. The signalized intersection at
Blomquist Street and Seaport Boulevard
provides access to the Plan area from the
east. Blomquist Street is a two-lane road
(one travel lane in each direction) with
unmetered, on-street parallel parking on
the south side of the street. Maple Street
meanders through the Plan area as a twolane undivided road. The street lacks lane

striping and designated shoulders. It
provides access to the Redwood City Police
Department and the San Mateo County
Women’s Jail and Work Furlough Facility,
as well as the Maple Street Shelter. Maple
Street crosses US 101 and provides a
connection to Downtown. Access to
Redwood Creek and Docktown Marina is
through private property adjacent to Maple
Street.
Pedestrian and bicycle access to the Inner
Harbor Specific Plan area is via the Maple
Street overcrossing, the San Francisco Bay
Trail, and an east-west pedestrian/bicycle
bridge across Redwood Creek. Within the
Inner Harbor area, sidewalks are limited to
the south side of Blomquist Street between
Seaport Boulevard and Maple Street, as
shown in Figure 2.3. A Class II bike lane,
runs east-west along Blomquist Street and
links to the San Francisco Bay Trail along
Seaport Boulevard (Figure 2.4). Bicyclists
and pedestrians use the Redwood Creek

bridge to cross private property and access
the Class II bike lane.
SamTrans provides bus service throughout
San Mateo County. Route 270 travels
along both Maple Street and Blomquist
Street and provides connection to the
Redwood City Caltrain commuter rail
station, as shown in Figure 2.5. The
Caltrain Shuttle runs along Blomquist
Street and Seaport Boulevard and provides
transit service from Pacific Shores to the
Redwood City Caltrain Station.
2.3.

INFRASTRUCTURE

The Inner Harbor Specific Plan area is
served potable water, recycled water, storm
water, sanitary sewer, and dry utilities
(power, gas, cable) infrastructure.
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Figure 2.3 Pedestrian Facilities (2015)
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Figure 2.4 Bicycle Facilities (2015)
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Figure 2.5 Transit Facilities (2015)
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D O MESTI C PO T AB LE WATER

The Redwood City Public Works Services
Division manages the local water supply.
Facilities include pipelines, pump stations,
pressure-reducing stations, and water
storage facilities. The Inner Harbor
Specific Plan area is located within the
“Main City” water zone and is served by
two water mains (Figure 2.6). The first
main extends from Walnut Street and
connects to a pipe in Seaport Boulevard.
The second main runs under Blomquist

Street and ties into another pipe in Seaport
Boulevard. No water lines/mains service
the Ferrari Property. The tank would be
constructed at grade and include a 10
million gallon booster pump.
RECYCL ED WAT ER

Redwood City owns and operates a
recycled water system. Within the Inner
Harbor Specific Plan area, a recycled water
line exists along the north side of US 101
and enters the Inner Harbor Specific Plan

area at two locations: Maple Street and
Blomquist Street (Figure 2.7).
S T O RM WAT ER AN D S T O RM
WAT ER QU AL I T Y MANAG EMENT

The Inner Harbor Specific Plan area is
located within the Redwood Creek
watershed, one of the four major
watersheds in Redwood City. Redwood
Creek, which flows from the north side of
the City under US 101 and combines with
Steinberger Slough before entering the San

View from “Ferrari Property” across Steinberger Slough to inland Inner Harbor Specific Plan area, 2014
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Figure 2.6 Water and Recycled Water Systems (2015)
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Figure 2.7 Drainage Area Map (2015)
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Francisco Bay, has the capacity to handle a
30-year storm event (Figure 2.8). Three
storm collection systems are within the
Inner Harbor Specific Plan area; each
discharges into Steinberger Slough. To
assist with discharge into the Bay, the
system includes gravity mains, force mains,
and pump stations (Figure 2.9). Pumping
is required because of tidal action and low
elevation. Localized flooding occurs when
rainfall greater than the 30-year storm
event occurs and overwhelms the capacity
of the storm drains and pumps. The
capacity of the stormwater infrastructure
within the Inner Harbor Specific Plan area
is unknown. Planned studies will include
consideration of extending and upgrading
storm system facilities to accommodate
buildout of the Inner Harbor pursuant to
this Specific Plan.
SANI TARY SEWER

Redwood City’s sewer collection system
consists of gravity and force mains. Located
beneath Maple Street are two gravity

mains. One gravity main connects through
a force main to the Maple Street Pump
Station. The second main connects to a
Blomquist Street main. A private sewer
lateral connects four watercraft, the
Peninsula Yacht Club, and the Marina’s
laundry facility to the City’s main in
Maple Street. As part of the Maple Street
Correctional Facility construction project,
the County has upgraded the sewer mains
to include a force main extending from the
Maple Street Pump Station, along Maple
Street to the Docktown Marina, and
underneath Redwood Creek to Inner Bair
Island.
The Maple Street Pump Station is under
the jurisdiction of the Silicon Valley Clean
Water (SVCW), which pumps from the
Maple Street Pump Station to the
Wastewater Treatment Plant located in
Redwood Shores. Once treated, effluent is
discharged into a deep-water channel of
the San Francisco Bay. SVCW plans to
replace all four of its pump stations. The
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new pump stations combined with the new
force main will be designed to
accommodate the projected year 2040
wastewater volumes (Figures 2.9).
DRY UT I L I T I ES

Electric power and natural gas are provided
by Pacific Gas & Electric Company
(PG&E). Electrical transmission lines are
generally located in the public right-ofway. Within the Inner Harbor Specific
Plan area, overhead power lines are located
along the north and west portions of
Maple Street (Figure 2.10). The remainder
of the Inner Harbor Specific Plan area is
serviced by underground facilities. Natural
gas is supplied by three main pipelines, one
of which runs parallel to US 101. Gas lines
in the Inner Harbor Specific Plan area are
limited to Maple Street and Blomquist
Street (Figure 2.10). Comcast provides
broadband service to the City. Fiber optic
cable is not located within the Inner
Harbor Specific Plan area.

Figure 2.8 Storm Drainage System (2015)
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Figure 2.9 Sewer System and Planned Improvements (2015)
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Figure 2.10 Gas and Electrical System (2015)
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2.4. ENVIRONMENTAL
ISSUES
Existing environmental conditions that
have a bearing on planning within the
Inner Harbor include: cultural resources,
air quality, noise, biological habitats and
government agency jurisdiction, projected
sea level rise, and hazardous materials.
CUL TURAL RESO URCES

The Inner Harbor Specific Plan area is
predominately made up of fill materials.
Consequently, known subsurface deposits
are limited to the historical period, such as
processed wood bark related to the former
Franks Tannery. No buildings within the
Inner Harbor Specific Plan area are old
enough to meet the minimum age
threshold (50 years) for listing on the
national, State, or local historical resources.
No archaeological resources have been
identified within the Inner Harbor Specific
Plan area. A former water tank, now home
the Peninsula Yacht Club, is an iconic

structure slated for preservation within the
plan.
AI R QUALI TY

Air pollutants associated with health risks
are referred to as “toxic air contaminants”
(TACs), TACs include diesel particulate
matter emitted by diesel engines and
benzene and carbon monoxide emitted by
gasoline engines. Three sources of TACs
have been identified in and near the Inner
Harbor Specific Plan area: emissions from
vehicles traveling on US 101,
manufacturing facilities in the Seaport
Centre on Galveston Drive and Penobscot
Drive, and dust and particulates associated
with Graniterock operation. Populations
most affected by TACs and other airborne
pollutants include the elderly, infants, and
people with respiratory ailments;
collectively, these populations are referred
to as “sensitive receptors.” BAAQMD and
the City of Redwood City have policies
requiring special considerations for
sensitive receptors within 500 feet of the
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freeways and other TAC generators. Given
that the predominate wind patterns do not
flow south from the Seaport Centre nor
west/southwest from Graniterock, these
uses are not of concern. However, the
proximity of US 101 influences the
placement of residential structures.
NO I S E

Vehicle traffic on US 101 is a constant
noise source. Also, the Graniterock facility
generates noise as part of its regular
operation; loading of rail cars on the
plant’s western boundary and nighttime
operation of freight trains. Noise is
measured in decibels (dBA) and mapped as
community noise exposure level (CNEL)
contours. Figure 2.11 presents the 70 and
75 CNEL noise contour locations within
the Inner Harbor Specific Plan area.
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Figure 2.11 Noise Levels (2015)
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B I O LO GI CAL RES OURCES

The majority of the Inner Harbor Specific
Plan area is composed of former tidal
wetlands that were converted to upland
uses. The predominate habitat within the
Inner Harbor Specific Plan area include
riparian vegetation along the drainage

channels, pickleweed marsh along the
outboard levees and low-lying portion of
the site’s interior, and small isolated
patches of pickleweed along the southern
edge of Redwood Creek just above the
tidal line.

Redwood Creek, 2013
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Waters, wetlands, and areas that receive
tidal inundation within the Inner Harbor
area are under the regulation of the Clean
Water Act, the federal and State
Endangered Species Acts, the Rivers and
Harbors Act, the State Porter-Cologne
Water Quality Act, the Public Trust
Doctrine, and the California Fish and
Wildlife Code. Open water areas are
primarily located on the north side of the
Inner Harbor area, and include creeks and
sloughs that link to the San Francisco Bay
estuary. These exist in the vicinity of Bair
Island and the Don Edwards National
Wildlife Refuge. Redwood Creek is within
the jurisdiction of the U.S. Army Corps of
Engineers, which is mandated to maintain
the creek as a “navigable waterway”. Two
incised channels carry stormwater through
riparian vegetation from Inner Harbor into
Redwood Creek. These channels support
an assemblage of riparian vegetation.
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Figure 2.12 Sea Level Rise Projections (2015)

SLR = Sea Level Rise
MHHW = Mean Higher High Water (the average of the higher high water
height of each tidal day)
NAVD = North American Vertical Datum
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These channels are under the jurisdiction
of the California Department of Fish and
Wildlife (CDFW); any proposed changes
would be subject to CDFW’s Streambed
Alteration Program.
SEA L EVEL RI S E

One of the most pressing issues facing the
next generation pertains to global climate
change. Warmer temperatures will cause
sea level to rise, primarily due to thermal
expansion of the oceans and melting of ice
sheets.
The Inner Harbor Specific Plan area is at
risk of inundation from the highest water
levels that can occur in San Francisco Bay.
As water levels in San Francisco Bay
increase with sea level rise and coincide
with high creek discharge, an increased
potential for flooding exists due to back
water effects along Redwood Creek. As a
result, areas adjacent to Redwood Creek
may see more flooding from the creek in
the future. Sea level rise would also impair

stormwater that drains to the creek and
Bay by gravity.
HAZARDO US MATE RI AL S

Hazardous materials are known to have
been present within the Inner Harbor
Specific Plan area as part of the current
uses or previous site operations. Sites with
hazardous materials are clustered to the
south where industrial uses predominate.
During the construction of the Maple
Street Correctional Facility, the State
Department of Toxic Substance Control
(DTSC) required a residual risk
management plan to be prepared and
implemented to meet residential
occupancy standards. Additional
requirements were imposed after
construction began as additional
information surfaced to achieve clean-up
levels. Any proposed development within
the Inner Harbor Specific Plan area is
subject to oversight by the DTSC. Site
records of contamination are available
spanning the years 1990 to 2012; however,
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activities prior to those dates may not have
been recorded. No significant constraints
to site development have been detected
based on recorded observations and cleanup records.
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Figure 4.5 Conceptual Water-Dependent Development-1 Promenade
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chapter 5

DESIGN GUIDELINES AND
STANDARDS
I N T H I S C H AP T ER
5.1. Design Considerations and Assumptions
5.2. Urban Design Guidelines and Standards
5.3. Landscape Design Guidelines and Standards

These design guidelines and standards provide for cohesive design
and ensure compatibility with the unique waterfront
environment. These provisions guide the Inner Harbor’s
reinvention as a “Harbor Center,” as envisioned in the Redwood
City General Plan. The design guidelines and standards assist
architects, engineers, landscape architects, contractors, and
Redwood City staff in maintaining a cohesive public realm design
within the Inner Harbor Specific Plan area. Design approaches
embrace clean, simple design details that complement the
environment and keep the focus of the water. All proposed
buildings, plazas, and grounds will need to address these urban
and landscape guidelines. Doing so will create sustainable
buildings and landscapes that contribute to the overall uniqueness.
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5.1. DESIGN
C ONSIDERATIONS AND
ASSUMPTIONS

5.2. URBAN DESIGN
GUIDELINES AND
STANDARDS

The standards and guidelines have been
developed with the following objectives:

Urban design guidelines and standards
ensure that development is scaled
appropriately in the Inner Harbor context.
Buildings help shape the street and other
outdoor spaces with their massing, form,
and orientation. When these elements are
combined, they can frame views and give
human scale to the environment. This
“human scale” results in a comfortable,
inviting environment – it is neither too
monumental nor too confining. In
addition to building size and arrangement,
materials and architectural details are
critical for creating a distinctive design
theme that defines the Inner Harbor as a
“place”.

o Provide a design framework that
establishes consistent aesthetics and
quality from project to project
o Focus on visual and physical access to
the water's edge
Sustainable design increases energy and
water efficiency, promotes resource
conservation and recycling, reduces
building operating and maintenance costs,
and promotes a healthier indoor
environment. Buildings shall be designed
to encourage solar energy and use. San
Mateo County has codified many aspects
of sustainable design through its Green
Building Program. This and other
applicable codes are incorporated by
reference in the Inner Harbor Specific
Plan’s Design Guidelines and Standards.

All photographs in Chapter 5 illustrate
desired building approaches.
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5.2. 1 B UI LDI NG RELAT I O NS HI P
T O PUB L I C S PACE

A critical component of spatial definition is
the relationship between buildings and
public open spaces and the road right-ofway. In both cases, buildings provide a
solid edge that can enclose the space. The
treatment of this edge in terms of height,
massing, and building proximity
contributes to how people perceive the
space. In addition, the transition between
the private outdoor space (associated with
the building) and public space is affected
by how large the transition is and how the
transition is treated with components such
as plants, furnishings, infrastructure
elements, and art. The relationship is
pronounced when buildings front a
significant open space resource such as
Redwood Creek and Steinberger Slough.
Here, buildings not only help create the
quality of the space, their design must be
especially sensitive to the natural
environment.

chapter 5: design guidelines and standards

Upper-floor stepbacks with balconies

Buildings arranged to create open spaces such as plazas and pathways

Lower-rise building height and massing

Nonresidential building height and massing
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5.2. 2 B UI L D I NG HEI G HT ,
MASSI NG AND SI TING

Building siting and height shall maintain
and enhance views to the water and
foothills, while also maximizing building
energy efficiency. Buildings shall be sited
to allow for multiple points of access to the
water’s edge, open space, bikeways, and
trails. In particular, the Inner Harbor-1
district shall include an illuminated paved
pathway through the site allowing public
access between Blomquist Street and
Redwood Creek. This pathway shall
accommodate both pedestrians and
bicyclists and have a minimum clear width
of 12 feet, in addition to space needed for
lighting, seating, etc. The City may
establish specific design standards for the
pathway.
Multiple buildings within single parcels
shall be grouped to provide a variety of
human-scaled open spaces with seating,
landscaping and shade trees, lighting, and
art or interpretive features. Connections

shall link building entries and open spaces
to the adjacent streets, multipurpose trails,
and open space of the Inner Harbor
neighborhood. For the Inner Harbor-2
area, at least one of these spaces shall be
accessible to the public.

Upper-floor units and spaces shall be
accessed by common entries along street
frontage. Building entries shall be clearly
defined by building indentation, change in
building materials, signage, and lighting.

5.2. 3 S T REET F AC A DES ,
ENT RI ES , AND F EN ENS T RATI O N

The ground floors of all buildings shall
provide a pedestrian-friendly focus,
including building articulation, use of
appropriate materials, signage, and
lighting. Canopies and other features
providing protection from the elements
shall be provided at all points of public
entry. Ground-floor façade treatments such
as trimwork, accents, or veneers shall
extend to the base of the building at
ground level or be terminated by a
complementary ornamental base treatment
that transitions to the ground plane.

Buildings shall provide a strong entry and
attractive façades, with the primary façades
and entries facing major streets or plazas.
Water-facing façades shall have a
comparable level of design attention.
Public seating near entries is encouraged.
For nonresidential buildings, the front and
side yard façades shall have a minimum
transparency of 50% at the ground floor
and 25% of the upper floors (ratio of
unblocked transparent glass to opaque
building materials). All glass shall permit
80% visible transparency and a reflectance
of no greater than 10% visibility.
Buildings along public and private streets
shall have individual points of entry.
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5.2. 4 G RO UND F L O O R

Service entries and other non-public entries
shall be provided on side and rear building
façades, and not be with public entry
points.

chapter 5: design guidelines and standards

Figure 5.1 Buildings Define Public Spaces Diagram

Buildings help define public spaces in the built environment, as shown in these exhibits. For the right-of-way (left), as well as public open space (right),
building massing and the transition between private and public space contributes to the spatial quality of the public spaces.
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Figure 5.2 Relationship Between Inner Harbor-1 and Redwood Creek

Relationship between new development and Redwood Creek, showing proposed buffer.
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Ground-floor parking within a building
shall be screened from external view and
shall be designed to visually complement
adjacent buildings. Screening can be
accomplished through careful building
design, as well as external ground floor
landscaping, vine covered screen, and/or
public art.
5.2. 5 B UI L D I NG MAT ERI AL S

Building materials and wall cladding shall
provide a solid appearance and visual
interest, and shall be durable for
permanence. Materials shall be used
attractively and appear authentic.
Simulated materials shall closely match the
color, finish, and proportions of the
materials they simulate. Veneers shall be
formed and detailed to reflect traditional
methods of construction. Trimwork and
metalwork shall complement building
architecture.
Primary building materials shall be smooth
or light textured, and shall be durable and

easily maintained. Highly reflective
surfaces that can create sun glare shall be
discouraged. Recommended colors include
muted cool tones such as pale gray, grayblue, and sage green. Beige tones are
prohibited as a prominent building color.
Limited use of dark or more saturated
colors may be considered for architectural
accents such as entries, window frames,
and building bases.
Recommended building materials
include:
o Cast-in-place concrete
o Pre-cast concrete panels
o GFRC (glass fiber reinforced concrete)
panels
o Glass curtain wall (including
transparent and opaque glass)
o Metal panels and metal mesh
(nonreflective), formed and installed to
resist dents and protect edges
o Wood siding such as horizontal
clapboard or shingles

o Natural stone/stone veneer/cast stone
o Brick or brick veneer (red or yellow)
may be used in small quantities for
architectural accents
In addition, building materials specific to
the proposed land uses are recommended.
Recommended building materials for
Water Dependent Development-1 and
Water Dependent Development-2:
o Wood siding such as horizontal
clapboard or shingles
o GFRC (glass fiber reinforced concrete)
panels
o Metal panels and metal mesh
(nonreflective), formed and installed to
resist dents and protect edges
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This entry welcomes people with glass façades and landscaping.

An overhang provides shelter at this entry.

Articulated façade and rhythmic entries provide visual interest.

Open façade and outdoor seating relate to the pathway and open space beyond.
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Vines and planters help to screen this parking structure.

A commercial entry with awning signage attractively identifies a business.

This human scaled ground floor features glass facades, lighting, and signage.

The recessed entry works well with the building’s corner.
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Recommended building materials for
Inner Harbor-1:
o Natural stone/stone veneer/cast stone
Brick or brick veneer (red or yellow)
may be used in small quantities for
architectural accents
o Cast-in-place concrete
Recommended building materials for
Inner Harbor-2:
o Pre-cast concrete panels
o GFRC (glass fiber reinforced concrete)
panels
o Glass curtain wall (including
transparent and opaque glass)
o Metal panels and metal mesh
(nonreflective), formed and installed to
resist dents and protect edges
Prohibited materials include:
o Highly reflective glass

o EIFS (exterior insulation finishing
system)
o Wood siding substitutes, such as T1-11
panels
5.2. 6 ARCHI TECTURAL DET AI LS

Building façades shall be designed with
articulation in form and details. Examples
include projecting or recessed elements
(e.g., balconies, awnings, and varied wall
planes), rhythmic use of windows and trim
elements, and changes in materials or
colors. Any blank wall (without doors or
windows) shall not exceed 50 feet in length
along a sidewalk or other public open
space, unless the wall provides space for
public art installations.
If a building is oriented toward a corner of
two public streets, the building, including
the ground floor, must have detailing and
building form that is unique to that corner
and assists in the overall design of the
public realm of the intersection.
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5.2. 7 EXT ERN AL B UI L D I NG
L I G HTI NG

External lighting shall illuminate building
entries, courtyards, and adjacent sidewalks.
Lighting shall follow requirements for
California Energy Commission Title 24,
California Green Building Standards, IES
(Illuminating Engineering Society), and
other applicable policies. Lighting shall
have a downward focus with glare cut-offs
to minimize lighting glare into passersby,
automobiles, nearby windows, and onto
adjacent parcels, especially when natural
habitat areas are present.
Building-mounted lighting shall
complement the architecture and maximize
energy efficiency (e.g., LED lighting).
Lamps shall have consistent CRI (Color
Rendering Index) values for each building.
Exterior sconce lighting should be used at
building entries on the ground floor.
Additional ground-floor exterior lighting
can be accomplished with flush-mounted

chapter 5: design guidelines and standards

This building features light concrete and glass.

Transparent glass walls are contemporary and elegant.

This concrete and glass building relates well to its waterfront setting.

Glass louvers add visual complexitty to this stone façade.
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This building features warm wooden cladding.

Wood strips and metal I-beams help define and screen a parking area.

Light-colored stone is a classic and durable material.

Muted colors and textures allow the articulated façade to take precedence.

5 - 12 | redwood city inner harbor specific plan | october 2015

chapter 5: design guidelines and standards

building lights. No lighting above the first
floor should be used other than to
selectively highlight upper story features or
building identification signage.
Lighting should be selected to be specific
and unique to the various land use area
within the Inner Harbor neighborhood.
Lighting recommendations for Water
Dependent Development-1 and Water
Dependent Development-2 buildings:
o Contemporary, clean expression of
form and function
o Design that references traditional
coastal and maritime lighting
o Constructed with highly durable and
weather-resistant materials and finishes
o LED lights, induction lamps, and/or
other City-approved lighting
technologies that maximize efficiency
and durability

o Inclusion of glare cut-offs and other
techniques that minimize light spillage
onto water bodies and areas of habitat
Lighting recommendations for Inner
Harbor-1 buildings:
o Contemporary, clean expression of
form and function
o Design that references traditional
coastal and maritime lighting
o Constructed with highly durable and
weather-resistant materials and finishes
o LED lights, induction lamps, and/or
other City-approved lighting
technologies that maximize efficiency
and durability
o Inclusion of glare cut-offs and other
techniques that minimize light spillage
onto water bodies, areas of habitat,
open space, and adjacent properties

Lighting recommendations for Inner
Harbor-2 buildings:
o Contemporary lighting with clean
architectural profiles
o Medium to darker colored fixtures that
correlate to the colors and building
materials of the architecture
o LED lights, induction lamps, and/or
other City-approved lighting
technologies that maximize efficiency
and durability
o Inclusion of glare cut-offs and other
techniques that minimize light spillage
onto adjacent properties
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This sequence of street trees and residential entries is nicely scaled.

A recessed balcony and multiple materials add architectural complexity.

Visual interest is created by varied wall planes and changes in color.

Building projections and landscaped retaining walls create a layered effect.
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5.2. 8 B UI L D I NG S IG NAG E AND
I DENTI FI CATI O N

Building signage shall complement the
building design and contribute to a
consistent theme. Signage location, size,
and quantity shall follow the Redwood
City Sign Ordinance (Chapter 3, Article II
of the Municipal Code). As the Inner
Harbor location presents the opportunity
for water-serving commercial and
recreation uses that could be viewed from
the water, building signs may also face the
water for these uses.
Signage materials shall be durable and
easily maintained. Synthetic materials such
as plastic and Lexan are prohibited.
Materials can include wood, metal, glass,
and other natural materials. Lighting of
signs can be accomplished through
backlighting as well as directed mini-spot
lights.

5.3. LANDSCAPING DESIGN
GUIDELINES AND
STANDARDS
A well-designed outdoor environment can
integrate a site within its broader context,
create inviting spaces for people, and
enhance views. The Inner Harbor
neighborhood’s designed landscapes shall
let the water be the focus, with plant
materials chosen and placed appropriately.
In addition, other materials and
furnishings should play a supporting role
to the water, with soft colors, subtle
finishes, and simple design details.
This section includes recommendations for
streetscape design, paving and planting
materials, outdoor furnishings, and
lighting. The recommendations apply to
development sites as well as the proposed
open space and recreation areas.

transportation. The following guidelines
and standards pertain to the landscaped
areas associated with the street:
o Sidewalks shall be minimum 10 feet
wide on streets and minimum 8 feet
wide on lanes (see Chapter 6 for rightof-way dimensions), with a 30-inch by
30-inch score pattern and City
standard gray color.
o Street trees that are not planted in
landscaped buffers shall be planted in
tree wells that are at least 5 feet square.
Tree wells shall have grates and guards
approved by City.
o Curb ramps shall follow Redwood City
design standards with gray color
truncated domes.
o The Blomquist-Maple roundabout (see
Chapter 6) shall have a center island
landscaped with drought-tolerant

5.3 .1 S T REET S CAPE

Inner Harbor streets shall be designed to
accommodate multiple modes of
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Direct mini-spot lights and a contemporary metal sign correlate with the colors
of the building and architectural materials.

Traditional marintime lighting

5 - 16 | redwood city inner harbor specific plan | october 2015

This storefront features integrated blade signs, awnings, and lighting.

Building-mounted sconces define this entry and help illuminate the sidewalk.
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groundcover plants and/or signature
tree, and could accommodate a
sculptural gateway element.
o Landscape furnishings and materials
shall be in a color palette of muted cool
tones such as dark gray, pale gray, grayblue, and sage green. Wood, with some
metal if needed for framing, is a
recommended material for bench
seating.
5.3. 2 G ATEWAYS

Specialty gateway elements identify the
Inner Harbor area to visitors and
contribute to the Inner Harbor
neighborhood’s identity.
o Maple Street, at the entrance to the
Inner Harbor neighborhood from the
US 101 bridge, is the Primary Gateway
because of its connection to downtown
Redwood City and its elevation that
allows views to the water.
o Two secondary gateways occur on
Blomquist Street: at Redwood

Creek/Inner Harbor–1, and
immediately east of Inner Harbor–2.
Primary Gateway Guidelines
The Primary Gateway Guidelines provide a
series of suggestions to the gateway
monument designers.
o The primary gateway form should be a
full span arch-type structure crossing
over Maple Street, framing the views to
the water. The gateway’s character
should be a contemporary design that
evokes a maritime industrial feel and be
relatively airy (with openings) rather
than appear massive.
o The primary gateway materials should
be dark blue-gray painted steel arch
with lettering (“Inner Harbor” or
“Redwood City Inner Harbor”);
supporting poles shall consist of either
painted steel (to match arch) or dark
gray concrete.

o The gateway lighting shall have
internal illumination for nighttime
visibility.
Secondary Gateway Guidelines
The Secondary Gateway Guidelines
provide a series of suggestions to the
gateway monument designers.
o Secondary gateways form should be a
either partial span arch-type structure
or vertical pylon (approximately 8-10
feet in height) flanking Blomquist
Street. It should be of a contemporary
design consistent with primary gateway
in terms of character, materials, and
lettering.
o Secondary gateways materials should
consist of a dark blue-gray painted steel
arch with supporting poles of either
painted steel (to match arch) or dark
gray concrete. Vertical pylons should
be of either dark blue-gray painted steel
or mix of dark blue-gray steel and
concrete.
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Well-designed streetscapes can be active, people-oriented places.

The pedestrian bridge in this photo exemplifies simplicity with a clean metal
railing design.
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Carefully chosen native plants can save water and contribute to a sense of place.

Subtle, cool colors for site furnishing will help keep the focus on the water.
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o If used, lettering/signage shall have
internal illumination for nighttime
visibility. If lettering is not used,
secondary gateways shall have onstructure illumination (lighting on top
for pylon) or be up-lit with lighting
located near the base.
5.3. 3 L AND S CA PE
SUSTAI NAB I L I TY

Major selection criteria for landscaping and
landscape location emphasizes
sustainability and durability.
o Plant material shall be lowmaintenance native or drought-tolerant
non-invasive species (per the California
Invasive Plant Council) that are
suitable for Inner Harbor soils and
microclimates.
o Landscape planting and irrigation
design and maintenance shall follow
existing local water use restrictions that
may be in place.

o Turfgrass (irrigated with recycled
water) or synthetic turf shall be used
for active recreation areas.
o The use of turf in passive recreation
areas shall be minimized.
o The use of turf for decorative purposes
only shall be prohibited.
o Plants shall be selected for the space
available; avoid planting species that
will require excessive pruning to
maintain a smaller size.
o Planting areas shall be designed to
minimize maintenance and allow for
keeping plant debris on-site.
o Plants shall be used to help shade
buildings and minimize the heat island
effect.
o The use of quick-release fertilizers and
chemical pesticides is discouraged.
o At initial planting and for ongoing
maintenance, plants shall be provided
with compost-amended, aerated topsoil
conditions that promote healthy
growth.

o All landscaping irrigation shall comply
with Municipal Code requirements.
o The site and landscapes shall be
designed to capture and treat
stormwater runoff.
o Permeable accent paving shall be used
where soil and groundwater conditions
allow infiltration.
o The use of salvaged and recycledcontent materials and furnishings are
encouraged where possible.
o Landscapes shall be maintained using
Integrated Pest Management (IPM).
5.3. 4 P AVI NG MAT ERI AL S

Major selection criteria for paving materials
emphasize sustainability, flexibility, and
durability.
o Sidewalks shall be made of gray
concrete with recycled content;
sidewalks shall feature City standard
30-inch by 30-inch score pattern.
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Landscaped buffer areas shall include planting beds, street strees, and seating.

This small roundabout greens the intersection with landscape plantings.
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Landscaped buffer features can include planting beds separated by finely scored
paving.

chapter 5: design guidelines and standards

Gateways create a sense of entry into a place.

Gateways design and lettering styles reflect the use and architecture.
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o The San Francisco Bay Trail shall be
surfaced with asphalt and/or stabilized
decomposed granite.
o Wood and synthetic wood (wood
plastic composites) planks shall be used
for boardwalk paving, particularly in
areas where the walkways and trails are
adjacent or overlapping with areas of
habitat sensitivity, areas affected by
tidal actions, and areas of high water.
Boardwalks can also be used on firm
ground for desired aesthetic affect.
Natural materials are preferred;
alternative materials may be considered
by City.
o Proposed pedestrian-bicycle bridges
shall be paved using gray concrete with
recycled content.
o Unit pavers shall be used for other
hard-paved pedestrian areas, such as
plazas and entry courts; these should
have recycled content and shall be in a
range of gray colors or muted earth
tones. Unit paver patterns shall respect

the City standard 30-inch by 30-inch
score pattern.
o Where unit pavers are used and
infiltration of stormwater runoff is
feasible, permeable pavers shall be
installed.
o Asphalt and/or stabilized decomposed
granite shall be used for secondary
pedestrian paths.
5.3. 5 PL ANT MATE RI AL S

Landscape plants shall be compatible with
the waterfront environment, local soils,
and microclimates. Plants also shall be
selected for efficient water use and ease of
maintenance. Use of California native
species is strongly encouraged.
Trees
A mix of deciduous and evergreen trees
(based on the City’s Master List of Trees)
is recommended for several different uses
and areas within the Inner Harbor
neighborhood. These uses include the
following (Figure 5.3):
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o Street/Right-of-Way Trees – Mediumor large-canopy trees suitable for use in
right-of-way conditions, with a range
of choices in terms of texture, floral
display, and fall leaf color. Street trees
shall be a minimum 24-inch box,
planted every 35 feet; tree grates and
guards shall be City standard.
o Buffer Trees – Generally medium- or
large-canopy trees, including California
native species, that can help screen
developed areas from adjacent highway
and industrial conditions.
o Inner Harbor-1 Site and Open Space
Trees – Small- to medium-canopy trees
with a range of choices in terms of
color, texture, and showiness
depending on specific planting
conditions and context.
o Inner Harbor-2 Site Trees – Mediumto large-canopy trees with a range of
choices in terms of color, texture, and
showiness depending on specific
planting conditions and context.
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This planting area features native bunchgrass and permeable mulch.

Rotary spray irrigation is an efficient alternative to standard pop-up spreay
heads.

Simple gray concrete sidewalks allow other elements to stand out.

Permeable paver installation allows for runoff capture and infiltration.
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o Parking Lot Trees – Small-canopy trees
having either showy floral displays or
fall leaf color.
Trees should frame, rather than obstruct,
views to the water. Therefore, the use of
trees in Water Dependent Development-1
and -2 areas should be limited. The types
of trees recommended for the Inner
Harbor areas are summarized in Table 5.1.
This listing is relatively limited and
includes trees not often planted in other
parts of Redwood City, thus bringing a
more unique look to the Inner Harbor
area. If a recommended tree species is not
available, other City-approved species with
similar size and character may be used
instead. Understory plants, which are
discussed in the next section, are not
specific to certain land use areas and can be
utilized throughout the Inner Harbor
neighborhood.
Understory Plants
Numerous shrubs, groundcovers, and
perennials are available for general

landscape use that are drought tolerant,
low maintenance, and noninvasive. Many
of these are California and Bay area natives.
Recommended understory species are
presented in Tables 5.2 – 5.6. Plants shall
be selected that are suitable for particular
site conditions, including soil type,
drainage, and sun/wind exposure.
Additional plant species to consider are
found in lists provided by the Bay-Friendly
Landscaping & Gardening Coalition and
the San Francisco Department of Public
Works (San Francisco Sidewalk
Landscaping: Recommended Drought
Tolerant Plant List.
5.3. 6 STO RMWATER
MANAG EMENT

Stormwater policy recommendations are
discussed in Chapter 7, but these design
guidelines expect future development and
reconstruction of roads to integrate lowimpact development practices to reduce
stormwater impacts on the Bay.
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Paved areas, including new streets,
driveways, and surface parking lots, shall
include associated landscaped areas to help
intercept and treat stormwater runoff.
These treatment areas can include
bioretention areas and swales and flowthrough or infiltration planters. Infiltration
planters in the street tree zone of the rightof-way should be positioned to manage
stormwater runoff from the street as well as
the sidewalk. They also should be designed
and placed to avoid interference with
pedestrian circulation.
Integrated landscaped areas for stormwater
management should draw from the San
Mateo Countywide Water Pollution
Prevention Program, C.3 Stormwater
Technical Guidance and the San Mateo
County Sustainable Green Streets and
Parking Lots Design Guidebook.
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Recommended Trees

Quercus tomentella (Island Oak)

Pistacia chinensis (Chinese Pistache)

Calycanthus occidentalis (Spice Bush)

Eriogonum grande var. rubescens (Red Buckwheat)
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Figure 5.3 Tree Use
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Table 5.1 Permitted Trees
Scientific Name

Common Name

Street

Buffer

IH-1/OS-L

IH-2

Acer buergerianum

Trident Maple

x

Cercis canadensis
Chitalpa tashkensis 'Pink Dawn'

Eastern Redbud
Chitalpa

x
x

Crataegus viridis

Green Hawthorn

Fraxinus americana 'Autumn Purple'

Autumn Purple Ash

Geijera parviflora

Australian Willow

Jacaranda mimosifolia

Jacaranda

Magnolia grandiflora 'Little Gem'

Little Gem Southern Magnolia

Magnolia grandiflora 'Samuel Sommer'

Samuel Sommer Southern Magnolia

Metrosideros excelsa

New Zealand Christmas Tree

x

x

Nyssa sylvatica

Tupelo

x

x

Pinus pinea

Stone Pine

Platanus acerifolia ‘Columbia’

Plane Tree

x

x

x

x

Podocarpus gracilior

Fern Pine

x

x

x

x

Quercus agrifolia

Coast Live Oak

x

Quercus douglasii

Blue Oak

x

Quercus suber

Cork Oak

x

Quercus tomentella

Island Oak

x

Rhus lancea

African Sumac

Tilia cordata ‘Greenspire’

Little-leaf Linden

x

Zelkova serrata

Sawleaf Zelkova

x

x

x

x

x

Parking
x
x
x

x

x

x
x

x

x
x
x

x

x

x

x
x

x

x
x

x

x

x
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73

Baccharis pilularis ‘Twin Peaks’ (Dwarf Coyote Brush)

Aristida purpurea (Purple Three-awn)

Sisyrinchium bellum (Blue-eyed Grass)

Juncus patens (Gray Rush)
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Table 5. 2 Permitt ed Shrubs

Table 5. 3 Permitt ed Groundcov ers

Scientific Name

Common Name

Scientific Name

Common Name

Arctostaphylos spp.

Manzanita

Arctostaphylos spp.

Manzanita

Berberis spp.

Oregon grape

Baccharis pilularis 'Twin Peaks'

Dwarf coyote brush

Calycanthus occidentalis

Spice bush

Ceanothus spp.

California lilac

Ceanothus spp.

California lilac

Dymondia margaretae

Silver carpet

Cercocarpus betuloides

Mountain mahogany

Myoporum parvifolium

Myoporum

Eriogonum sp.

Wild buckwheat

Fremontodendron spp.

Flannel bush

Garrya elliptica

Silktassel

Heteromeles arbutifolia

Toyon

Scientific Name

Common Name

Lavatera assurgentifolia

Malva rosa

Aristida purpurea

Purple three-awn

Lupinus albifrons

Bush lupine

Calamagrostis foliosus

Reed grass

Phlomis fruticosa

Jerusalem sage

Carex tumicola

Dwarf sedge

Rhamnus californica

Coffeeberry

Festuca glauca

Blue fescue

Ribes sanguineum

Red flowering currant

Festuca idahoensis

Fescue bunchgrass

Rosa californica

California rose

Juncus effuses bruneus

Green rush

Rosmarinus officinalis

Rosemary

Juncus patens

Gray rush

Salvia spp.

Sage

Muhlenbergia rigens

Deer grass

Sambucus mexicana

Blue Elderberry

Nasella pulchra

Purple needlegrass

Table 5. 4 Permitt ed Grasses/Grass- like
Plants
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Table 5. 5 Permitt ed Vines
Scientific Name

Common Name

Clematis ligustifolia

Clematis

Hardenbergia violacea

Lilac vine

Vitis californica

California wild grape

Table 5. 6 Permitt ed Per ennials
Scientific Name

Common Name

Achillea millefolium

Yarrow

Armeria maritima

Sea thrift

Asclepias speciosa

Showy milkweed

Athyrium filix-femina

Lady fern

Epilobium canum

California fuchsia

Heuchera micrantha

Coral bells

Iris douglasiana

Douglas iris

Mimulus aurantiacus

Sticky monkeyflower

Mimulus guttatus

Seep monkeyflower

Penstemon spp.

Penstemon

Polystichum munitum

Western sword fern

Sisyrinchium bellum

Blue-eyed grass

Epilobium canum (California Fuchsia)

Polystichum munitum (Western Sword Fern)
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5.3. 7 W ETL AND S

The Inner Harbor Specific Plan identifies
areas for wetlands along Redwood Creek
and Steinberger Slough. The Redwood
Creek wetland area and the WD-2 wetland
area are expected to be created in the
future, and the Steinberger Slough wetland
area currently exists, although it may need
to be enhanced in the future.

Wetland design, creation, and management
are beyond the scope of these guidelines.
Wetland restoration projects vary greatly in
scale, baseline conditions, constraints, and
desired outcomes (e.g., flood protection
versus endangered species protection. The
City, in cooperation with other relevant
agencies and wetland restoration experts,
will define the goals for each wetland area.

Stormwater infiltration planters can improve Bay water quality while greening
the street.

These goals will guide the necessary
approach to wetland restoration projects in
the Inner Harbor neighborhood.

San Francisco Bay wetland (image from Your Wetlands
(http://www.yourwetlands.org/projects.php)
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5.3. 8 SI TE FURNI SH I NG S AND
O UTDOO R AREA L I G HT I NG

Major selection criteria for outdoor
furnishings materials emphasize durability
and compatibility with Redwood City
streetscape guidelines.

o Benches shall be simply detailed and
made of weather-resistant wood and/or
powder-coated metal. Recommended is
the Plainwell bench by Landscape
Forms having ipe wood slats and
“Stormcloud” color metal frame.
o Trash and recycling receptacles shall

Benchs serve as a respite area where pedestrian can relax and enjoy views of the
waterfont.
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Bike racks in mulched area

complement seating (recommended is
Landscape Forms Chase Park, with side
opening, in “Stormcloud” color).
o Bicycle racks shall be simple inverted-U
tubing, made of stainless steel.
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o Fences and railings, including new
pedestrian bridge railings, shall
maximize water views, with metal
finish and simple design that reinforce
the marina setting.
o Outdoor lighting in public spaces shall
be downward-oriented and include
glare cut-offs and other techniques to
minimize light spillage onto water
bodies and habitat areas.
o Pedestrian and street lights shall be
LED or other City-approved lighting
technology that maximizes efficiency
and durability, and shall be spaced per
City standards, with simple detailing
and color finish to match bench frames
and trash receptacles.
o Bollard lighting may be used to help
illuminate sidewalks and plazas.
o The recreation field nearest the
Graniterock site and Inner Harbor-2
area shall have lighting to meet City
standards for park and recreation
facilities; the recreation field nearest

Inner Harbor-1 shall not have lighting
for nighttime use. Any lighting of
recreation and open space areas should
be accomplished with lights that utilize
glare cut-off and minimize light
intrusion onto adjacent properties
including habitat and water bodies.

Example of simple inverted-U bicycle racks per City
standards

Chase Park receptacle (Landscape Forms)

Example of pedestrian light model per City standards

Plainwell bench (Landscape Forms) with wood slats and
metal frame
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Chapter 6
CIRCULATION AND TRANSPORATION
DEMAND MANAGEMENT
I N T H I S C H AP T E R
6.1. Circulation Considerations and Assumptions
6.2. Roadway System Improvements
6.3. Pedestrian and Bicycle Circulation Improvements

This chapter defines the circulation system improvements needed
to support safe and efficient movement within and to the Inner
Harbor neighborhood. These improvements emphasize
pedestrian-friendly complete streets that complement mixed-use
activity centers.

6.4. Transit
6.5. Water-based Transportation
6.6. Parking Management
6.7. Transportation Demand Management
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6.1. CIRCULATION
CONSIDERATIONS AND
ASSUMPTIONS
These principles shape the Inner Harbor
circulation plan.
 Enhance connectivity to Downtown
Redwood City and other nearby areas


Improve connectivity between the
Inner Harbor neighborhood and Bair
Island



Improve multimodal access for people
walking and riding bicycles



Implement bicycle facilities as
envisioned for the San Francisco Bay
Trail



Improve water access, and include a
trailhead for the San Francisco Bay
Area Water Trail

6.2. ROADWAY SYSTEM
IMPROVEMENTS
The existing roadway system will be
modified to enhance connectivity within
the neighborhood and to surrounding uses.

ROADWAY NETWORK

Figure 6.1 illustrates the four modifications
to the backbone roadway network.
Additional roadways, access lanes, and
driveways will be defined and constructed
in conjunction with individual
development projects.
To connect the Inner Harbor
neighborhood to Bair Island and the One
Marina neighborhood, Blomquist Street
will extended through the site and connect
with the Bair Island Road roundabout via a
new multimodal bridge crossing Redwood
Creek.
The Maple Street overcrossing will be the
primary link between Downtown and the
Inner Harbor neighborhood. The Maple
Street overcrossing is envisioned to be tree
lined and serve bicyclists, pedestrians, and
vehicles. Maple Street will be retained
within its existing right-of-way, which
varies from 172 feet wide at the US 101
overcrossing to 130 feet wide at the
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intersection with Blomquist Street. An
iconic roundabout at the Blomquist
Street/Maple Street intersection will help
calm traffic and provide a visual gateway to
the Inner Harbor neighborhood from the
Maple Street overcrossing. The
roundabout will be designed to safely
accommodate pedestrian, bicycle, and
vehicular traffic (Figure 6.2).
North of Blomquist Street, Maple Street
will continue as a smaller-width roadway
(“Lane A”) to allow access to the
waterfront area. The terminus location and
design will be determined with the detailed
planning/design required for the recreation
fields (Open Space-Land) and Water
Dependent Development-1. In that
planning/design process, automobile
passenger loading needs, watercraft loading
needs, and vehicle turn around wheelbase
will be considered. In the long term, the
segment of Maple Street that currently
allows access to the storage yards and San

chapter 6: circulation and transportation demand management

Figure 6.1 Backbone Roadway
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Figure 6.2 Example Design for a Roundabout

WB (wheelbase)
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Mateo County Women’s Jail will no longer
be used for vehicular public access. Access
to these parcels will be accommodated by
the Blomquist Street extension.
Long-term land use changes along
Redwood Creek will mean that vehicle
access is no longer needed through private
property. However, a segment of the Bay
Trail will provide public access along and
to Redwood Creek and Steinberger Slough.
North of Steinberger Slough, the proposed
Water Dependent Development-2 uses will
be accessed by a new roadway (“Lane B”)
via Seaport Boulevard. This new roadway
will intersect with Penobscot Drive to
allow an additional access point from the
north. If Water Dependent Development2 is not developed, Lane B is unnecessary
and should not be constructed.
STRE ET TYP O LOGI ES

Blomquist Street through the Inner
Harbor Specific Plan area is classified as a
Connector Street. The Redwood City

General Plan describes Connector Streets
as multimodal streets with higher traffic
volumes; one or more transit options may
be provided. Sidewalks are included, and
bicycle lanes can be provided. The
Connector classification will allow
continued industrial truck traffic on
Blomquist Street from the adjacent
Graniterock and Peninsula Building
Materials operation, and will support
future transit (bus) use.
The configuration of Blomquist Street will
vary in the Inner Harbor neighborhood.
Between Maple Street and Redwood
Creek, Blomquist Street will have two
vehicle lanes, bicycle facilities, sidewalks,
and on-street parking, as shown in the
conceptual cross section (Figure 6.3).
Where Blomquist Street crosses Redwood
Creek, the section will narrow, with no
parking provided (Figure 6.4), to reduce
the cost of the bridge. East of Maple Street,
Blomquist Street will accommodate a twoway left-turn lane in the center (Figure
6.5).

Maple Street is classified in the General
Plan as a Bicycle Boulevard between
Veterans Boulevard (south of US 101) and
the Police Station access driveway. Bicycle
Boulevards are through routes providing
connectivity with the area's bicycle route
network. These roadways accommodate
local vehicular traffic, but bicycles have
priority in the event of conflicts.
Pedestrians are also accommodated
(Figure 6.6).
Lane A and Lane B reflect the “lane”
definition presented in the Redwood City
Downtown Precise Plan. Lanes provide
critical linkages within a narrow area by
restricting the right-of-way to vehicles and
pedestrians (Figure 6.7); bicycles can also
use these roads as Class III bike routes. As a
result, Lane A and Lane B allow more land
area for much-needed open space, rather
than providing significant vehicle parking.
The configuration still provides access for
drop-off/pick-up, service, and deliveries.
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Figure 6.3 Blomquist Street Conceptual Section

6 - 6 | redwood city inner harbor specific plan | october 2015

chapter 6: circulation and parking

Figure 6.4 Blomquist Street Conceptual Section at Bridge
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Figure 6.5 Blomquist Street Conceptual Section Including Center Left Turn Lane
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Figure 6.6 Maple Street Conceptual Section
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Figure 6.7 Lane Conceptual Section
6.3.
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6.3. PEDESTRIAN AND
BICYCLE CIRCULATION
IMPROVEMENTS
Bicycling and walking promote healthy
lifestyles. With the Bay as the front door of
the Inner Harbor neighborhood, this plan
provides ample opportunity for people to
bike and walk to that front door and
experience the wonders the Bay offers.
ON - R O A D I M P R O VE ME N T S

All roadways within the Inner Harbor
Specific Plan area will include sidewalks
and planting areas in the public right-ofway, as illustrated in Figures 6.3 through
6.8. Overall sidewalk width (including
planting area) will vary from 10 to 12 feet
on streets and eight feet on the proposed
lanes. On all streets, the minimum clear
width for pedestrians will be four feet (not
including planting or other obstructed
areas). As discussed in Chapter 5, the
design guidelines include pedestrian-scale
lighting to illuminate sidewalks for safety
and a welcoming environment.

While not part of the Inner Harbor
Specific Plan, a Walnut Street pedestrian
and bicycle crossing over US 101 would
support and be compatible with this
Specific Plan, as it could provide an
additional link between Downtown,
Veterans Boulevard, and the Inner Harbor
neighborhood.
Bicyclists can use proposed Class II bike
lanes on Blomquist Street to access much
of the Inner Harbor neighborhood.
Although the Maple Street overcrossing
currently lacks bike lanes, the Inner
Harbor Specific Plan provides for Class II
bike lanes or other bicycle facilities to be
included with any future improvements of
the overcrossing. This could include
parallel facilities through a new bridge or
underpass to provide a similar connection
for bicyclists between the Inner Harbor
Specific Plan area and Downtown. Bicycle
lanes should be paved throughout the
Inner Harbor neighborhood.

O FF- R O A D I M P R O VE ME N T S

People walking and riding bicycles will use
the planned San Francisco Bay Trail
extension (multiuse trail) located adjacent
to Redwood Creek and extending to the
open space associated with the recreation
fields. This San Francisco Bay Trail
segment provides a link between Bair
Island Road and Seaport Boulevard. Per
the San Francisco Bay Trail guidelines, this
paved trail will be 12 feet wide, with two
feet of additional clear shoulder width on
both sides.
Bicycle parking is needed in addition to
bike lanes and trails. Bicycle parking is
expected to be provided with private
development. In addition, bicycle parking
will be provided in the public open space
areas.
A creekside trail with multiple access
points will be provided along the Redwood
Creek by development projects in the
Water Dependent Development-1 area.
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In addition, a pedestrian/bicycle bridge will
cross Redwood Creek and link the One
Marina neighborhood with Inner Harbor’s
Open Space–Land area. A second
pedestrian/bicycle bridge will cross
Steinberger Slough and link with the
Water Dependent Development–2 area
and Open Space–Land (Figure 6.8).
6.4.

TRANSIT

Implementation of this Specific Plan will
increase the potential number of regular
transit users to the Inner Harbor
neighborhood; these users may include
employees, residents, and visitors. The
SamTrans bus route and Caltrain shuttle
that serves the Inner Harbor Specific Plan
area historically has had long headways and
distances between stops. With an increased
population within the Inner Harbor, a
SamTrans bus stop and/or Caltrain shuttle
stop located on Blomquist Street near the
Inner Harbor–2 site is recommended in
addition to the proposed Maple

Street/Blomquist Street stop (near the
Maple Street Correctional Facility).
6.5. WATER-BASED
TRANSPORTATION
The Inner Harbor neighborhood allows
direct water access to Redwood Creek and
Steinberger Slough. These waterways
connect directly to the San Francisco Bay.
Today, people deploy watercraft from the
Inner Harbor area; the Specific Plan
emphatically supports the continuation of
this activity, especially for human-powered
watercraft such as kayaks, rowing skulls,
and paddleboards. The Inner Harbor
Specific Plan designates two areas
specifically for Water Dependent
Development, which allows launch.
Watercraft ramps and turn-around areas
will be designed in accordance to Layout,
Design and Construction Handbook for
Small Craft Boat Launching Facilities
(California Department of Boating and
Waterways Boating Facilities Division,
March 1991) or other similar reference
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document. A trailhead for the San
Francisco Bay Area Water Trail will be
designated to provide additional water
access to Steinberger Slough in the Water
Dependent Development-1 or Water
Dependent Development-2 areas. This will
help promote the Water Trail and invite
Water Trail users to Redwood City.
Signage and other public education
programs will be employed to alert
watercraft users that encroachment into the
sensitive wetlands and/or tidal marshes is
prohibited. (Figure 6.9)
6.6.

PARKING MANAGEMENT

Public parking within the Inner Harbor
Specific Plan area will be addressed
through an increased supply of on-street
and off-street parking. A portion of
Blomquist Street and both recreational
fields will include parking to serve
recreational uses. However given its limited
supply, the parking will likely be timeregulated to allow for increased turn over.
As subsequent planning for Lanes A and B
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Figure 6.8 Proposed Pedestrian and Bicycle Facilities
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Figure 6.9 Multi-Purpose Trail Crossing Steinberger Slough
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occur, loading areas, turn-around, and
parking needs for recreation field users,
bicycles, and watercraft will be considered.
In addition, some of the public/visitor
parking requirements will be met on each
development site. This could include onstreet parking along private streets internal
to the development sites, surface lots, or
parking structures within the development
sites.
Per the Redwood City General Plan, to
determine the needed parking supply for
large developments, a parking demand
analysis is required to account for shared
parking, Transportation Demand
Management Programs, and parking
pricing. Opportunities for shared parking
arrangements arise since different land uses
have peak parking demand at different
times of day. The Inner Harbor Specific
Plan endorses the shared parking concept.
In particular, public parking is required to
be included as a component of private

parking surface and structured parking lots,
(refer to Chapter 4).
6.7. TRANSPORTATION
DEMAND MANAGEMENT
A suite of Transportation Demand
Management (TDM) strategies can be used
to reduce peak single-occupancy vehicle
trips and encourage use of transit, walking,
and biking as transportation modes. These
strategies can significantly enhance
mobility for people accessing the Inner
Harbor Specific Plan area and will require
close coordination among multiple
agencies, including SamTrans, C/CAG,
San Mateo County, and Caltrans. These
TDM strategies will be most effective
when they are provided for all user groups
in the Inner Harbor neighborhood,
including residents, employees, and
visitors. A vehicle trip cap will monitor the
effectiveness of the TDM program and the
traffic generated from the Inner Harbor
Specific Plan area. All future private
development projects within the Inner

Harbor Specific Plan will be required to
participate in the proposed transportation
management association, which will
administer the TDM program and
monitor the vehicle trip cap.
TDM measures will be instituted by the
Inner Harbor’s various property owners
and managers to reduce vehicle use.
Examples include providing subsidized
transit passes, incentivizing non vehicle
transit modes and car-pooling, parking
pricing, car sharing, and participating in
car-sharing programs. The measures
discussed below are based on best practices
for TDM programs and are not an
exhaustive list of all the potential measures.
The Inner Harbor TDM program will be
regularly evaluated to ensure the widest
range of options is available to reduce the
number of single occupancy vehicle trips.
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PLAN AREA TDM
COORDINATOR

Private development projects will be
required to coordinate to create one
“shared” TDM coordinator for the entire
Inner Harbor neighborhood. The TDM
coordinator will manage and promote
TDM programs and oversee monitoring to
determine program effectiveness. The
TDM coordinator will provide
information via flyers, posters, e-mail, and
educational programs regarding non auto
access and circulation options. The TDM
coordinator’s role may also include actively
marketing alternative mode use,
administering a neighborhood
ridematching program, and overseeing a
Guaranteed Ride Home program (working
with a local taxi service or rental car
agency). A TDM coordinator could also
help implement or support the following
parking and vehicle management strategies
described in this section.

N E I GH B O R H O O D E C OP A S S

Provide a transit subsidy (“commuter
check” or “EcoPass”) to all residents and
employees. This program will reduce the
cost of using transit service to access the
Inner Harbor Specific Plan area.

GUARANTEED RIDE HOME
P R O G R A M /T A XI S E R VI CE

Provide a guaranteed ride home program.
One of the reasons many commuters
choose to drive to work and/or transit
stations, rather than being dropped off or
taking transit, is their inability to go home
unexpectedly or the fear of being stranded
if returning late without a car at the
station. Guaranteed Ride Home programs
are designed to allay these fears. With this
program, transit riders are able to use a
complimentary or reduced price taxi
service to get home. Adequate taxi service
or on-demand ride sharing is necessary for
the Guaranteed Ride Home program to be
successfully implemented.
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N E I GH B O R H O O D
RI DE MATCHI N G AND
RI DE SHA RIN G

Carpools consist of two or more people
riding in one vehicle for commute
purposes. A vanpool consists of seven to 15
passengers, including the driver, and the
vehicle is either owned by one of the
vanpoolers or their employer or leased by a
vanpool rental company. Carpools and
vanpool formations often require
ridematching assistance. Additionally, the
Guaranteed Ride Home program (see
above) will provide an insurance plan to
those hesitant to join carpools for concerns
of being unable to respond to an
emergency, sick child, or other issue. To
facilitate the formation of carpools, a
TDM coordinator will administer an onsite carpool and vanpool matching service
for commuters and maintain a list of
available vanpools that provide service
between the Plan Area and various
residential neighborhoods.
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The coordinator could also direct patrons
to the 511.org Rideshare website to access
additional ridematching services.

PR EFE R E N TI AL P A R KIN G F O R
VANPOOL OR CARPOOL

Convenient parking spaces for highoccupancy vehicles (HOVs) will be
reserved to encourage ridesharing.
Preferential spaces could be striped and
signed at a low cost. By implementing this
strategy, there will be minimal
enforcement costs. Complementary
strategies such as a Guaranteed Ride Home
program and a ridematching program will
further encourage ridesharing.

transportation in the area for individuals
who do not drive. Bay Area Bike Share
currently operates over 50 bike share
stations in San Francisco and throughout
the Bay Area Peninsula, including stations
in Redwood City. Should the system
continue in Redwood City, Bike Share
stations should be located adjacent to
major land uses and near proposed bicycle
and pedestrian connections across US 101.

B A Y A RE A B I KE S H A RE

As demand warrants and funds are
available, the Bay Area Bike Share will be
expanded to the Inner Harbor
neighborhood to provide bicycles for use
on a temporary basis. It would reduce
vehicle trips by providing a means of
redwood city inner harbor specific plan | october 2015 | 6 - 17
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Glossary
100-year return interval: A probability
of occurrence in any given year of 1 in
100 or 1%.
Base flood elevation: The elevation of
surface water resulting from a flood that
has a 1% chance of equaling or
exceeding that level in any given year.
Bar/Cocktail Lounge (land
use): Refer to Zoning Ordinance
Article 2 definition.
Bed and Breakfast Inn (land use):
Establishments offering lodging rooms
for less than thirty (30) days in a
dwelling unit, with incidental eating
and drinking service for lodgers only,
provided from a single kitchen.
Best Management Practices (BMP):
Any program, technology, process, or
engineered system, which controls,
removes, or reduces pollution.
Bike Facilities: These include Class I,
Class I and Class III Bike Facilities. A
Class I Facility, typically called a “bike
path” or “shared use path”, provides
bicycle travel on a paved right-of-way

completely separated from any street. A
Class II Facility, often referred to as a
“bike lane,” which provides a striped
and stenciled lane for one-way travel on
either side of a street or highway. A
Class III Facility, generally referred to as
a “bike route,” provides routes through
areas not served by Class I or II facilities
or to connect discontinuous segments
of a bikeway. Class III facilities can be
shared with either motorists on
roadways and is identiﬁed only by
signing.
Boat/Equipment Rental (land use):
Rental of boating equipment and
similar human-powered outdoor
recreation equipment, including on-site
storage and incidental maintenance that
does not require pneumatic lifts.
Boat/Equipment Repair (land use):
The repair of boats and other similar
outdoor recreation equipment,
including the sale, installation, and
servicing of related equipment and
parts. These uses exclude auto repair

shops, body and fender shops, and
vehicle dismantling or salvage.
Boathouse: A structure located on a lot
and used for protecting or storing boats,
marine motors, fishing, and boating
paraphernalia, and/or other water
related equipment. Also includes
buildings and accessory
accommodations necessary or desirable
for maritime-related education and
training.
Business Services (land use): Refer to
Zoning Ordinance Article 2 definition.
California Environmental Quality
Act (CEQA): Enacted in 1970 and
amended through 1983, established
state policy to maintain a high-quality
environment in California and set up
regulations to inhibit degradation of the
environment by instituting a statewide
policy of environmental protection.
Child Care Center (land use): Refer
to Zoning Ordinance Article 2 definition.
Cultural Institution (land use): Refer
to Zoning Ordinance Article 2 definition.
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Decibel (dB): A unit of measurement
used to express the relative intensity of
sound as heard by the human ear.
Density: The number of residential
dwelling units per acre of land.
Densities speciﬁed in the General Plan
are expressed in units per gross
developable acre. (See also Municipal
Code Section 17.06.030)
Design Guidelines: Discretionary and
qualitative, and are intended to serve as
criteria for reviewing projects during the
application and approval process.
Design guidelines address building
elements that cannot easily be measured
or quantiﬁed, but are important aspects
of the design and quality of a building
or development. The design guidelines
contain recommendations on design
aspects that are more open to
interpretation such as texture, materials,
style and overall design character.
Development Standards: The basic
building form or “envelope” that applies
to a given property. Development
standards consist of measurable building

elements such as setbacks, stepbacks,
building heights, ﬂoor area and
residential density. The standards are
considered prescriptive and quantitative,
and are applied to all properties in each
zoning district consistently. The
development standards are mandatory,
and projects may only be approved if
the proposed improvements are
consistent with the development
standards, unless otherwise provided by
a variance.
Dock: A waterborne floating platform
affixed to pilings, which may move in a
vertical direction for the purpose of
mooring boats.
Easement: A right given by the owner
of land to another party for speciﬁc
limited use of that land. An easement
may be acquired by a government
through dedication when the purchase
of an entire interest in the property may
be too expensive or unnecessary; usually
needed for utilities or shared parking.
Environmental Impact Report (EIR):
A document used to evaluate the
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potential environmental impacts of a
project, evaluate reasonable alternatives
to the project, and identify mitigation
measures necessary to minimize the
impacts. The California Environmental
Quality Act (CEQA) requires that the
agency with primary responsibility over
the approval of a project (the lead
agency) evaluate the project’s potential
impacts in an Environmental Impact
Report (EIR). Impacts analyzed include
air quality, noise levels, population,
traffic patterns, public services,
endangered species, archeological
artifacts, and community design.
Fairway: a navigable channel in a
marina, harbor, or river.
Family Child Care Home, Small
(land use): Refer to Zoning Ordinance
Article 2 definition.
Fill: Granular material, usually soil, that
is placed, shaped, and compacted
according to engineering specifications.

glossary

Financial Institutions and Related
Services (land use): Refer to Zoning
Ordinance Article 2 definition.
Floating Home (land use): Pursuant
to California Health and Safety Code
Section 18075.55, a floating home is a
floating structure that is all of the
following: (1) It is designed and built to
be used, or is modified to be used, as a
stationary waterborne residential
dwelling; (2) It has no mode of power
of its own; (3) It is dependent for
utilities upon a continuous utility
linkage to a source originating on shore;
and (4) it has a permanent continuous
hookup to a shoreside sewage system.
See also houseboat and live-aboard
watercraft.
Floodwall: A vertical barrier intended
to block or reduce the conveyance of
water during flood conditions. A
floodwall is typically set back from the
water’s edge and has water against it
only during flood conditions.

Floor Area Ratio (FAR): regulates the
intensity of non-residential
development, is the ratio of the total
ﬂoor area of a building to the size of the
land or parcel on which it sits.
Freeboard: A factor of safety above a
specified flood water level that is usually
expressed as vertical distance.
General Plan: A master or
comprehensive plan that lays out the
future of the city’s development in
general terms through a series of policy
statements (in text and map form).
Each city and county adopts and
updates their General Plan to guide the
growth and land development of their
community, for both the current period
and the long term. Napa’s General Plan
was adopted in 1998 and includes
amendments through 2010.
Green Building: A Green Building
generally refers to one that is
environmentally friendly in terms of
energy consumption, or the waste they
produce during its entire life-cycle.
Green buildings are scored by rating

systems, such as the Leadership in
Energy and Environmental Design
(LEED) rating system developed by the
U.S. Green Building Council, Green
Globes from GBI and other locally
developed rating systems.
Greenhouse gases: Gases in the Earth’s
atmosphere that absorb and emit
thermal radiation, thereby raising the
temperature of the Earth.
Health/Fitness Club, Small (land
use): Refer to Zoning Ordinance Article
2 definition.
Health/Fitness Club, Large (land
use): Refer to Zoning Ordinance Article
2 definition
Home Occupation (land use): Refer
to Zoning Ordinance Article 2 definition.
Houseboat (land use): Any watercraft
that is designed or fitted out as a place
of habitation and is not principally used
for transportation or active navigation,
but maintains an active mode of power
of its own. See also floating home and
live-aboard watercraft.
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Impervious Surface: Any material
which prevents absorption of water into
land.

which offers products or information
for display or given away. Does not
include Restaurant, kiosk.

Inﬁll: The development of new housing
or other buildings on scattered vacant
lots in a predominantly developed area
or on new building parcels created by
permitted lot splits.

Levee: An engineered embankment
designed to block or reduce the
conveyance of water.

Inﬁltration: Gradual ﬂow of runoff
through the soil to mix with
groundwater.
Intersection Capacity: The maximum
number of vehicles that has a reasonable
expectation of passing through an
intersection in one direction during a
given time period under prevailing
roadway and traffic conditions.
Infrastructure: Permanent utility
installations, including roads, water
supply lines, sewage collection pipes,
drainage pipes, and power and
communications lines.
Kiosk, Educational (land use): A freestanding unmanned structure intended
to provide instruction or knowledge,

Level of service (LOS): A qualitative
term describing operating conditions a
driver will experience while traveling on
a particular street or at an intersection
during a speciﬁc time interval. It ranges
from LOS A (very little delay) to LOS F
(long delays and congestion).
Liquor Store (land use): Refer to
Zoning Ordinance Article 2 definition.
Live-Aboard Watercraft (land use): A
vessel used as a primary, full-time
residence while moored at a marina.
Full-time residence is defined as being
when an individual resides on that
vessel for a period of time in excess of
one month. Live aboard watercraft
includes both floating homes and
houseboats.
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Live/Work (land use): Refer to Zoning
Ordinance Article 2 definition.
Managed retreat: An adapting to sea
level rise approach that allows for some
degree of flooding rather than
improving or augmenting flood
protection measures.
Marina (land use): A water-oriented
service establishment, including:
watercraft storage and launching
facilities; berths for live-aboard
watercraft; service docks; and other
marina-related activities, including but
not limited to fuel sales.
Mean Higher High Water: The
average of the higher high water height
of each tidal day.
Mitigation: A speciﬁc action taken to
reduce environmental impacts.
Mitigation measures are required as a
component of an environmental impact
report (EIR) if signiﬁcant measures are
identiﬁed.
Mixed-Use Development: A
development form in which a mix of

glossary

uses is located in close proximity to each
other, sometimes within the same
building. The land uses may be stacked
on top of each other (i.e., a retail land
use on the ground ﬂoor with multifamily residential units or offices above).
Alternately, the mix could be
“horizontal” in nature where, for
example, commercial or institutional
(school or civic) uses are placed directly
next to multi-family residential uses. In
all instances the intent of a mixed-use
designation is to allow a higher density
and intensity of uses that encourage
pedestrian activity by placing residents
within walking distance of daily needs,
reducing automobile dependence.
Multiple-Unit Dwelling (land use):
Refer to Zoning Ordinance Article 2
definition.
National Pollutant Discharge
Elimination System (NPDES): As
authorized by the Clean Water Act, the
National Pollutant Discharge
Elimination System (NPDES) permit
program controls water pollution.

Parking Management Plan: Parking
management is the strategic application
and use for existing and planned
parking spaces both on-street and at offstreet facilities in a given area. Parking
management is a system management
tool which addresses how vehicles access,
use (length of time) and egress from
parking spaces. These tools include: the
designation of long term and short term
parking; payment technologies; and
strategies to encourage shared use of
parking facilities.
Parking – Shared Parking: The
concept of using the same parking
spaces for two or more different land
uses at different times. For example,
many businesses experience their peak
business during daytime business hours
on weekdays, while restaurants and bars
peak in the evening hours and on
weekends. This presents an opportunity
for shared parking arrangements and
can improve the economics of
constructing new parking by providing
greater turnover in the facility.

Residents in a mixed use building
generally need parking at night, while
retail users need parking during the day.
Mixed-use developments that share
parking result in greater density, better
pedestrian connections, and reduced
reliance on private vehicles because
multiple uses can be accessed by
walking.
Pedestrian-oriented Development:
Development designed with an
emphasis on the street sidewalk and on
pedestrian access to the building, rather
than an auto access and parking areas.
Personal Services, General (land use):
Refer to Zoning Ordinance Article 2
definition.
Personal Services, Studio (land use):
Refer to Zoning Ordinance Article 2
definition.
Pier: A platform located above the
water surface and integrally attached to
pilings, allowing no vertical movement.
Private Realm: The private realm
includes all privately owned land and
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improvements, including buildings,
private parking lots, and landscaping.
Professional Office (land use): Refer
to Zoning Ordinance Article 2 definition.
Public Water Utilities Facility (land
use): A use and the infrastructure
required to support that use operated by
a public entity and having the primary
purpose of serving the local community.
Such public utilities facilities shall
include: water pumps and water storage
reservoirs.
Public Realm: The public realm
includes all publicly owned land and
improvements, including roads,
sidewalks, public parking lots, open
space, etc.
Recreation, Outdoor Commercial
(land use): Refer to Zoning Ordinance
Article 2 definition.
Recreation, Outdoor Public/QuasiPublic (land use): Parks, playgrounds,
recreation facilities, trails, wildlife
preserves, and related open spaces, all of
which are noncommercial. This

classification also includes playing fields,
courts, swimming pools, picnic facilities,
tennis courts, and golf courses,
botanical gardens, as well as related food
concessions or community centers
within the facilities.
Research and Development,
Laboratory (land use):. Refer to
Zoning Ordinance Article 2 definition.
Research and Development, Office
(land use): Refer to Zoning Ordinance
Article 2 definition.
Residential Care Facility, Small (land
use): Refer to Zoning Ordinance Article
2 definition.
Residential Density: Regulates the
amount of residential development
through the allowed dwelling units per
acre of land.
Restaurant, Kiosk (land use): A
pushcart, stand, or truck designed to be
portable and not permanently attached
to the ground from which prepared
food or beverages are peddled, vended,
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sold, displayed, offered for sale, or given
away.
Restaurant, Sit-down (land use):
Refer to Zoning Ordinance Article 2
definition.
Restaurant, Take-Out Service (land
use): Refer to Zoning Ordinance Article
2 definition.
Retail Sales, General (land use):
Refer to Zoning Ordinance Article 2
definition.
Right-of-Way (ROW): A continuous
strip of land reserved for or actually
occupied by a road, crosswalk, railroad,
electric transmission lines, oil or gas
pipeline, water line, sanitary storm
sewer or other similar use.
Sea Level Rise: An increase in oceanic
water level caused primarily by a change
in the volume of the world’s oceans due
to thermal expansion and the melting of
land ice.
Seawall: A barrier intended to block or
reduce the conveyance of water and
shoreline erosion. A seawall is often

glossary

located at the water’s edge and in
regular contact with the water.

crosswalks, paving, plantings, and street
furniture.

Tasting Lounge (land use): Refer to
Zoning Ordinance Article 2 definition.

Setbacks: Refers to the space between
the property lines and the front, side,
and back of buildings. While a
consistent rhythm of building facades
along the sidewalk edge is important,
front setbacks allow privacy for the
residential uses and encourage space for
outdoor dining activities for retail uses.
Side and rear setbacks are also
important to ensure proper transition
between uses, particularly between new
development in the identified
opportunity areas and adjacent
residential neighborhoods. In addition,
side setbacks can provide public spaces
such as paseos, courtyards, and outdoor
seating opportunities, while rear
setbacks could be used for open space as
well as vehicle access, utility service, and
parking.

Substantial Improvement: Any
reconstruction, rehabilitation, addition
or other proposed new development of
a structure, the cost of which equals or
exceeds fifty percent of the market value
of the structure before the "start of
construction" of the improvement. This
term includes structures that have
incurred "substantial damage,"
regardless of the actual repair work
performed. The term does not include
either: (A) Any project for improvement
of a structure to correct existing
violations of State or local health,
sanitary, or safety code specifications
which have been identified by the local
code enforcement official and which are
the minimum necessary to ensure safe
living conditions; or (B) Any alteration
of a "historic structure," provided that
the alteration will not preclude the
structure's continued designation as a
"historic structure."

Transportation Demand
Management (TDM): The application
of strategies and policies to reduce travel
demand, particularly by single-occupant
vehicles during peak commute periods.
Instead of increasing roadway capacity,
TDM programs focus on using existing
transportation systems and modes in
ways that contributes less to traffic
congestion.

Streetscape: The appearance or view of
spaces located between street curbs and
building facades, including pedestrian

Use: The purpose for which land or
structure may be leased, occupied,
maintained, arranged, designed,
intended, constructed, erected, moved,
altered, and/or enlarged in accordance
with the City’s Zoning Ordinance and
General Plan land use designation. The
City’s zoning regulations provides a list
of approved uses that can legally operate
on the zoned parcel. The uses referred
to in Chapter 4: Land Use and Zoning
identifies allowed uses in broad terms,
and a detailed list of permitted,
conditional and prohibited uses will be
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adopted as part of the zoning code
update.
Watercraft: Water-borne vessel of any
type or size, including but not limited
to, ferry boats, yachts, sailboats,
houseboats, floating homes, canoes,
kayaks, and rafts. See also floating
home, live-aboard watercraft, and
houseboat.

in each zone. The zoning ordinance
must be consistent with a city’s general
plan and specific. (See also Redwood
City Zoning Code Article 1

Yacht Club (land use): A voluntary or
corporate association whose objectives,
pursuits and purposes are social or
recreational, maintained on land owned
or leased to accommodate watercraft on
docks, anchorage and mooring space.
Also includes buildings and accessory
accommodations necessary or desirable
for the exercise of the club's objectives,
pursuits and purposes.
Zoning Ordinance: The zoning
ordinance translates the general plan’s
broad policy statements into specific
requirements of individual landowners.
The zoning ordinance divides all land in
the city into zones and specifies the
permitted uses and required standards
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