CHAPTER 3

Project Description
3.1 Introduction
3.1.1 Scope of this Project Description
This chapter describes the Inner Harbor Specific Plan (“Specific Plan”) and the Harbor View
development project (“project”) that are evaluated in this Draft Environmental Impact Report
(EIR), pursuant to CEQA Guidelines section 15124(c).1 This chapter specifically describes the
following existing and proposed characteristics of each of the proposals: location, boundaries, and
characteristics of the Specific Plan Area (or “Plan Area”) and the Harbor View project site
(“project site”); basic objectives; proposed land uses and development characteristics; and
circulation and public realm elements. For the Specific Plan, this chapter describes the proposed
Vision Statement, Guiding Principles, use and development standards, and design guidelines,
particularly those relevant to the physical environmental and existing Redwood City 2010
General Plan policies.
This chapter describes the Specific Plan in its entirety, followed by a description of the Harbor
View project, a specific development project that is located largely within the Specific Plan Area
but that is not fully consistent with the development standards of the proposed Specific Plan.2 The
Harbor View project description starts in Section 3.6.
The end of this chapter describes the jurisdictional approvals required to approve and implement
development that could occur under the Specific Plan, and to subsequently approve and
implement the Harbor View project.

3.1.2 Specificity
As introduced in Chapter 1, this Draft EIR presents reasonable assumptions about the overall
types of activities envisioned to occur under the Specific Plan, as described in this chapter and in
1

2

CEQA Guidelines section 15124(c) requires that the EIR project description generally address the project’s
economic characteristics, among other physical and technical aspects. Economic factors of implementing the
Specific Plan are not analyzed in this EIR, as they are not considered part of the physical environmental. The extent
of economic considerations in this EIR consists of discussions related to the implementation and financing strategies
for the proposed land use changes and improvements proposed by the Specific Plan, as outlined in Chapter 8 of the
Specific Plan, Administration and Implementation.
This EIR analyzes a CEQA alternative to the Specific Plan that assumes the land area and development intensity
proposed by the Harbor View Place project. See Alternative SP.4: Expanded Commercial Office, in Chapter 5,
Alternatives.
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Chapter 4. The descriptions of the activities proposed or envisioned are suitable for the programlevel analysis of the Specific Plan and the project-level analysis of the Harbor View project.
Some of the proposed improvements, actions, and approaches described in the Specific Plan and
this Draft EIR remain conceptual and are beyond the scope of the Specific Plan (and thus this EIR
analysis). These primarily include the planning and design for sea level rise adaptation
infrastructure (including the removal of existing levees/dikes), wetlands, open spaces and
parks/recreation fields, utility infrastructure, street improvements, pedestrian and bicycle
facilities, and water access and trailheads. The analysis in this EIR considers the potential
environmental effects of these types of Specific Plan elements commensurate with the conceptual
descriptions and/or illustrations provided. When detailed objectives, designs, and engineering for
such improvements, actions, and approaches described in the Specific Plan are proposed, the
City, in cooperation with other relevant agencies, shall conduct the required review and analyses
for each through processes separate from and subsequent to the completion and certification of
this EIR and the adoption of the proposed Specific Plan.3

3.1.3 Purpose and Content of the Specific Plan
As part of its implementation of the City of Redwood City’s 2010 General Plan, the City has
prepared a Specific Plan for the Inner Harbor / Redwood Center neighborhood, which is within
the Inner Bayfront Area of Redwood City. The Specific Plan will regulate development-related
decisions through its planning framework and objectives to the planning horizon year of 2040.

3.1.4 Legal Context for the Specific Plan
California State Law authorizes cities with adopted general plans to prepare and adopt specific
plans (in accordance with Government Code § 65450), if so directed by their legislative bodies, to
use as an implementation tool between the general plan and individual development proposals. A
specific plan normally combines land use regulations, proposed capital improvements,
development standards, design guidelines, and other regulations or policies tailored to meet the
needs of a specific planning area.
The specific plan must, by law, include a description of the following:
1)

The distribution, location, and extent of the uses of land, including open space, within the
area covered by the plan.

2)

The proposed distribution, location, 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).

3

The Specific Plan includes an Implementation Action Plan (in Specific Plan Chapter 8), which summarizes specific
actions identified in the Specific Plan by topical area and provides the potential phasing/timeframe for each action.
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This chapter of the EIR summarizes the above components from the draft proposed Specific Plan
document.

3.2 Specific Plan Location and Context
3.2.1 Regional and Local Setting
The City of Redwood City is located in eastern San Mateo County, adjacent to the San Francisco
Bay, as shown in Figure 3-1, Location and Regional Context. It sits approximately eight miles
east of the City of San Mateo, along U.S. Highway 101 / Bayshore Freeway (“Highway 101” or
“U.S. 101”), and approximately five miles west of the cities of Menlo Park and Palo Alto.4
Redwood City’s boundaries encompass approximately 34 square miles, comprised of 19 square
miles of land and 15 square miles of water.

3.2.2 Specific Plan Area
The Specific Plan Area is approximately 99.7 acres located on the San Francisco Bay side of
Highway 101. It is located within one of the city’s Waterfront Neighborhoods in an area
described in the Redwood City 2010 General Plan as “Redwood Creek/Harbor Center.” As shown
in Figure 3-2, Specific Plan Area and Surroundings, the Plan Area is generally bounded by
Highway 101 on the south; Redwood Creek on the west; Seaport Centre, a research and
development oriented business park, to the north. The east boundary of the Specific Plan Area
north of Blomquist Street is generally the railroad spur along the Graniterock Peninsula Road
Materials facility, and the east boundary south of Blomquist Street is the westerly extension of
Seaport Boulevard. Steinberger Slough bisects a portion of the Plan Area, separating the main
land mass in the south from open space and marshlands in the northeast part of the Plan Area.

Existing Land Uses
The precise boundary and existing land uses in the Specific Plan Area are shown in Figure 3-3,
Specific Plan Boundary and Existing Uses. The Plan Area currently encompasses varying
levels of recreational and watercraft uses, marinas and businesses, industrial uses, and waterways.
The majority of the Plan Area is made up of former tidal wetlands that were converted to upland
uses. Approximately 30 percent of the Plan Area still consists of open water and wetlands that
receive tidal inundation, specifically Redwood Creek and Steinberger Slough. Wetland areas and
incised stormwater channels that support riparian vegetation currently exist in the central areas
along Maple Street, and in the undeveloped northeast area known as the “Ferrari Property.”
Figure 4.3-1 in Chapter 4 of this Draft EIR delineates wetlands habitat areas within the Plan Area.

4

As established in the Specific Plan document, Highway 101 is considered the southern boundary of the Inner
Harbor Specific Plan Area, and therefore is referenced as running east-west.
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FIGURE 1.1 CONTEXT MAP

SOURCE: MIG, 2015
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Figure 3-2
Specific Plan Area and Surroundings
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The area known as Docktown is located on Redwood Creek along the western border of the Plan
Area. The Docktown Marina has operated in the Plan Area since 1964. It includes a marina
comprising approximately 100 watercraft (the number of watercraft within the Docktown Marina
changes over time), some of which are used as private liveaboards (also see State Lands / Public
Trust Doctrine, further in this chapter). Outdoor storage comprises much of the west portion of
the Plan Area, and public uses that include the City Police Station, the San Mateo County
Replacement Jail (under construction), the County’s Women’s Jail and Work Furlough Facility,
as well as the Maple Street Shelter, exist in the south/southwest portion of the Plan Area. The
eastern portion of the Plan Area, primarily south of Blomquist Street, includes the recently-closed
and demolished former Malibu Golf and Grand Prix facilities and building and lumber supply
businesses, all of which were recently purchased by the developer of the proposed Harbor View
project described in Section 3.6 of this chapter.
The remainder of the Plan Area, generally north of Blomquist Street, is vacant land (including the
previously mentioned Ferrari Property marshland) north of the slough, the Bair Island Aquatic
Center, and marshlands along Steinberger Slough.

Land Uses Surrounding the Plan Area
Figure 3-2 and Figure 3-3 capture existing land uses surrounding the Plan Area. Overall, local
land uses include a mix of open space, commercial, light and heavy industrial, as well as
residential uses west of Redwood Creek.
North of the Plan Area is the Seaport Centre commercial office complex that predominately
includes research and development (R&D) uses. Further north, commercial uses exist on the Port
of Redwood City property.
West of the Plan Area, across Redwood Creek, are residential condominium developments (One
Marina and Marina Point) and commercial, industrial, and maritime uses, including Bair Island
Marina. A pedestrian bridge with insufficient access that connects from the southwest corner of
the Plan Area near Highway 101, across Redwood Creek, continues this link of the San Francisco
Bay Trail (Bay Trial) along East Bayshore Boulevard to the west.
South of the Plan Area, between Highway 101 and Veterans Boulevard, is a mix of commercial and
R&D uses, beyond which is the downtown area of Redwood City.
East and northeast of the Plan Area is an active rail line that runs parallel to Seaport Boulevard,
and east of Seaport Boulevard are the Cargill salt evaporation ponds.

Existing General Plan Designations
The Redwood City 2010 General Plan identifies the following existing land use designations in
the Plan Area:



Mixed-use Waterfront Neighborhood
Public Facility
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Industrial – Light
Industrial – Port Related
Open Space – San Francisco Bay
Open Space – Preservation

The intent and description of each of these land use designations are presented in Section 4.9,
Land Use and Planning, and the map delineating these land use designations is presented as
Figure 4.9-3, both in Chapter 4 of this Draft EIR.

Existing Zoning
The Redwood City Planning Code identifies the following existing zoning designations in the
Plan Area:




Tidal Plain (TP)
General Industrial (GI)
Industrial Restricted (IR)

These zoning designations vary in their consistency with the 2010 General Plan within the Plan
Area. In some cases, the zoning and General Plan designations are not fully consistent. It is the
intent that the proposed Specific Plan will reconcile inconsistencies that currently exist between
the zoning and General Plan land use designations within the Plan Area. The existing zoning map
for the Plan Area is presented as Figure 4.9-4 in Chapter 4 of this Draft EIR.

Public Trust Doctrine / State Lands
Redwood Creek and most portions of Steinberger Slough are within Public Tidelands Trust lands
granted to the City of Redwood City, pursuant to legislative grants from the State of California.
The parts of the Plan Area subject to the Trust are shown in Figure 4.9-5, in Chapter 4 of this
Draft EIR.
As previously described, Docktown, located along and within Redwood Creek includes
approximately 100 watercraft, about 70 of which are used as private liveaboards. The California
State Lands Commission has oversight of all Tidelands Trust property in the state. According to
the Commission, private residential use violates the terms of the City’s granting statutes and is
inconsistent with Public Trust Doctrine. Specifically, on February 25, 2014, during the City’s
planning process for the Inner Harbor Specific Plan, the State Lands Commission issued a
consistency determination to the City that the existing “residential floating home community at
Docktown” violates the City’s granting statutes and is inconsistent with the Public Trust Doctrine
and that the Specific Plan process presented an opportunity for the City to correct these
5
violations. (CSLC, 2014) Therefore, the marina is considered a nonconforming use. The private
5

As specified in California State Lands Commission (CSLC) correspondence to the City of Redwood City, dated
August 7, 2014, permitted uses of lands which come under the jurisdiction of the Public Trust include commerce,
navigation, fisheries, ecological habitat protection, water-oriented recreation and preservation of land in its natural
condition.
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residential use along Redwood Creek could only remain or be improved if there are changes to
the Public Trust Doctrine.

Existing Access and Circulation
Motor vehicle access to the Plan Area is provided from Highway 101 via the Woodside Road /
Seaport Boulevard and Whipple Avenue exits; the Plan Area is located between the two exits.
City streets that provide access throughout the Plan Area are Seaport Boulevard, Blomquist
Street, and Maple Street. There is also a private street that provides local access to Docktown
Marina from Maple Street.
The San Mateo County Transit District (SamTrans), the county-operated bus service, provides
one bus route through the Plan Area via Maple Street and Blomquist Street (Route 270).
Pedestrian and bicycle facilities vary throughout the Specific Plan Area; some streets have
sidewalks and crosswalks, whereas other streets lack any pedestrian facilities. There are no
pedestrian facilities on Maple Street with the exception of the existing Maple Street overcrossing
of U.S. 101 and an unimproved trail near Main Street. Blomquist Street has sidewalks nearly its
entire length on the south side of the street. Adjacent Seaport Boulevard provides a shared use
pedestrian and bicycle path. No public bicycle parking is provided within the Plan Area. Existing
pedestrian and bicycle facilities in the Plan Area are included in Figure 3-7 further in this chapter.

Existing Utility Infrastructure
Potable Water and Recycled Water
The Plan Area is currently served by two water mains. One main extends from the Walnut Street
cul-de-sac, under Highway 101 along the west side of the Maple Street loop and then extends east
through Blomquist Street, where it ties into a pipe in Seaport Boulevard. The second main will
service the Replacement Jail (currently under construction) at Chemical Way and Maple Street
and extends through Blomquist Street and also ties into Seaport Boulevard. There are no known
water lines or mains in the upper looped portion of Maple Street, or connecting to the Docktown
Marina, nor to the Ferrari Property. An existing recycled water pipeline exists near the Plan Area
located along the north side of U.S. 101 and extends north on Maple Street and east on Blomquist
Street.

Sanitary Sewer
The Specific Plan Area surrounds the Maple Street Pump Station, and very little infrastructure is
required to convey sanitary flows from the Plan Area to this pump station and thence to the
Silicon Valley Clean Water (SVCW) Wastewater Treatment Plant in Redwood Shores for
treatment. The Plan Area includes two gravity mains located beneath Maple Street. One drains
into a new force main and the Maple Street Pump Station, and the other joins the main beneath
Blomquist Street. Another force main runs in Seaport Boulevard to Blomquist Street and into the
Maple Street Pump Station. Sewer flows to the Wastewater Treatment Plant, with the treated
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effluent then discharged into San Francisco Bay. A portion of the force main in Maple Street has
been replaced with a gravity main as part of the County Correctional Facility construction.

Stormwater and Stormwater Quality Management
The Plan Area is located within the FEMA-designated 100-year flood zone, and its proximity to
Redwood Creek and the San Francisco Bay makes it vulnerable to both floodwater and
anticipated sea level rise. The Plan Area is part of four watersheds and is serviced by a
combination of overland flow, gravity mains, force mains, and pump stations. Pumping is
required because of tidal action and low elevation. Localized flooding in the Plan Area can occur;
however, existing pump stations have sufficient capacity for a 100-year storm event, and the four
watersheds’ piping has sufficient capacity for a 10-year storm event.

Dry Utilities
Natural gas is supplied by three main pipelines, one of which runs parallel to Highway 101; there
are also gas lines in Maple Street and Blomquist Street. Comcast provides broadband service to
the City, however, there are no fiber optic/cable lines in the Plan Area. Electrical transmission
lines within the Plan Area are generally located in the public right-of-way. Overhead power lines
are located along the north and west portions of Maple Street. The remainder of the Plan Area is
serviced by underground facilities.
More detailed description of the facilities in and around the Plan Area is presented in Section 4.13,
Utilities and Service Systems, in Chapter 4 of this Draft EIR.

3.3 Specific Plan Characteristics
The purpose of the Inner Harbor Specific Plan is to provide a comprehensive guide for future
development in the Plan Area, and it has been prepared to implement the Redwood City’s 2010
General Plan. Consistent with California State law (described in 3.3.1), the Specific Plan includes
the following chapters:
Chapter 1: Introduction - This chapter of the Specific Plan explains the role and function
of specific plans, the purpose of the Specific Plan, planning process and community
engagement, and planning context.
Chapter 2: Baseline Conditions - This chapter of the Specific Plan summarizes the Plan
Area’s baseline land use, circulation, infrastructure, environment, and market conditions.
Chapter 3: Vision Framework - This chapter of the Specific Plan describes Redwood
City’s vision for the Plan Area and Guiding Principles for the Specific Plan.
Chapter 4: Land Use and Zoning - This chapter of the Specific Plan provides the land
uses, location, and density/intensity framework for future development within the Plan
Area.
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Chapter 5: Design Guidelines - This chapter of the Specific Plan provides urban design
and landscaping guidelines to illustrate the desired character of development in the Plan
Area.
Chapter 6: Circulation and Parking - This chapter of the Specific Plan describes the
proposed circulation for all transportation modes, including walking and biking.
Chapter 7: Utilities - This chapter of the Specific Plan reviews infrastructure conditions
within the Plan Area (including water, sanitary sewer, stormwater, and dry utilities) and
describes the implications of future development of utility systems.
Chapter 8: Implementation - This chapter of the Specific Plan 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.

3.3.1 Specific Plan Objectives
The Specific Plan presents a Vision Statement and Guiding Principles. The Vision Statement
describes the end condition for the Plan Area. The Guiding Principles offer direction and
structure to attain the vision. Together, they form the foundation for the policies, standards, and
design guidelines in the Specific Plan. The Vision Statement and Guiding Principles were crafted
by the Inner Harbor Task Force and confirmed by the community during a citywide workshop.
Taken together, they are the Specific Plan Objectives considered in this EIR.

Vision Statement
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.

Guiding Principles
1)

Accommodate a mix of habitat, recreational, educational, residential, and commercial uses
in the Inner Harbor.

2)

Create a day/night environment that is safe and enjoyable for residents, employees, and
visitors.

3)

Develop strong visual and circulation linkages from Downtown and other areas into the
Inner Harbor.

4)

Prioritize use of the waterfront for public-oriented and water-dependent uses and activities.

5)

Provide recreation and open space amenities in the Inner Harbor in support of the citywide
adopted parkland standard.

6)

Preserve existing and accommodate new floating communities.
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7)

Insist upon quality architecture, streetscapes, public place improvements, and other
“placemaking” features that define the Inner Harbor.

8)

Respond creatively and appropriately to projected sea level rise; include use of sustainable
and adaptable approaches—such as floating walkways and floating structures—for land use
and infrastructure improvements.

9)

Promote recreational uses that accommodate human- and wind-powered watercraft.

10)

Emphasize and enhance boater access to Redwood Creek and the Bay for recreation and
educational purposes.

11)

Provide for new and improved pedestrian, bicycle, transit, and auto connections between
the Inner Harbor and Downtown Redwood City, and between the Inner Harbor and
adjacent developed areas along the Bay.

12)

Complete the Bay Trail connection through the Inner Harbor.

13)

Incorporate marine and freshwater wetlands areas within or near the Inner Harbor plan area
as habitat and for education.

14)

Accommodate educational use amenities such as museum exhibits and hands-on learning
labs that feature historic Redwood City and local flora/fauna/habitat.

15)

Require private development to include community benefits—either on-site or within the
Inner Harbor—such as open space accessible to the public, recreation areas, trails, docks,
water access, affordable housing, community services, habitat, or as determined by the City
Council.

16)

Incorporate historic features and references to City history into the overall composition of
the Inner Harbor area, and into new buildings and public spaces.

17)

Plan for land use and circulation compatibility with adjacent institutional, industrial, and
port-dependent uses.

3.3.2 Proposed Site Plan and Land Use Development
Regulating Plan
Site Plan
Figure 3-4, Site Plan, illustrates the overall vision for the Inner Harbor Specific Plan Area. An
intent of the Specific Plan is to provide as much flexibility as is feasible for future development in
terms of precise mixes and locations of uses within the Plan Area, as well as flexibility in the
ways to approach certain major infrastructure improvements. Therefore, the Site Plan may
illustrate changes to existing conditions in the Plan Area that may or may not actually occur; it is
not intended to set forth an exact plan for development of the Plan Area. Rather, the Site Plan
illustrates one possible scenario for the Plan Area that aligns with the vision and guiding
principles described above. It also reflects adherence to specific proposed uses and development
standards and regulations for the Plan Area (see 3.3.4 further in this chapter).
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Figure 3-4
Site Plan
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As depicted in the Site Plan in Figure 3-4, the Plan Area will have land use opportunities for new
bayside homes; a new floating home community; new employment center set in a campus-like
setting; enhanced or restored wetlands; active parks; walking, biking, and watercraft trails and
paths; water-oriented recreational activities; and a possible wetland or water-oriented nature
center. The Plan Area will continue to be the Redwood City Police Department’s headquarters
and house San Mateo County’s Maple Street Correctional Facility.
The Site Plan includes substantial open space areas proposed between Blomquist Street and
Steinberger Slough and proposes multiuse trails, open play areas, and two active sports fields. A
wide landscape buffer along Redwood Creek would provide a transition zone from the creek to
adjacent future development. Wetland areas, riparian-appropriate planting, and trails are
envisioned within this buffer zone, allowing visitors to access the water’s edge. Additional open
space and wetland areas would be located to the north, across Steinberger Slough, in the area
known as the Ferrari Property.

Proposed Land Use and Development Regulating Plan
The Specific Plan includes a Land Use and Development Regulating Plan that applies to all
properties located in the Specific Plan Area. It defines land use districts for all properties
(including in-water areas) located within the Plan Area to achieve the overarching concept, and
specifies use regulations and development standards for each district.
Figure 3-5, Land Use Districts, delineates the eight new districts proposed by the Specific Plan
and that support the vision described above.
The following describes the purpose, intent and objectives of each district. The text is taken
directly from the draft Specific Plan. More detail about the allowable land uses and development
standards and regulations specific to each district is provided in 3.3.4 further in this chapter.
Inner Harbor – 1 (IH-1) District
Purpose and Intent: The Inner Harbor-1 (IH-1) district encompasses an area bounded by
open space adjacent to Redwood Creek, Blomquist Street as it runs along U.S. 101, and
additional active open space areas in the interior of the Plan Area. A variety of uses are
permitted within this district.
IH-1 Objectives: The following specific objectives are intended to guide future
redevelopment within the IH-1 district to achieve the vision of the Specific Plan:


Maintain flexibility to achieve for site-specific variations and landowner-specific
preferences.



Design buildings to defer to Redwood Creek as the defining feature of this district.



Emphasize Redwood Creek as an amenity by orienting development toward it and
facilitating creek restoration.



Facilitate public access to the waterfront through new development.
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Figure 4.2 District Map

SOURCE: MIG, 2015
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Respect views of the water and hills by providing view corridors and transitioning
taller heights away from the water’s edge.



Provide for active and engaging street frontage along Blomquist Street and Maple
Street.



Improve pedestrian, bicycle, and water-based transportation options through the
design of streets, pathways, and passageways.



Site new sensitive uses away from noise and air quality impacts associated with
U.S. 101.



Consider and plan for potential impacts associated with sea level rise.

Certain IH-1 Development Regulations:


Floor-Area Ratio (FAR): 0.8 max, including an added 0.2 max bonus incentive FAR.



Residential Density: 40 units per acre max, including an added 20 units per acre max
density bonus.



Building Height: 50 feet or 3 stories max, including an added 20 feet max height
bonus.
_____________________________

Inner Harbor – 2 (IH-2) District
Purpose and Intent: The Inner Harbor-2 (IH-2) district, bounded by U.S. 101, Blomquist
Street, Seaport Boulevard, and existing industrial uses along Seaport Boulevard, is
established to promote innovation and creativity in the development of a lively working
environment with research and development or creative office activities.
IH-2 Objectives: The following specific objectives are intended to guide future
redevelopment within the IH-2 district to achieve the vision of the Specific Plan:


Integrate and incorporate public amenities, such as trails, passive and active open
spaces, substantial public parking, and connections to the waterfront as part of
development projects.



Improve pedestrian and bicycle options through the design of streets and pathways.



Site new sensitive uses away from noise and air quality impacts associated with U.S.
101 and nearby industrial uses.



Orient development toward public roads (not internally focused) and allow public
access to accommodate bicycle and pedestrian linkages through the district.



Respect views of the water and hills by maintaining and enhancing key view
corridors.



Consider and plan for potential impacts associated with sea level rise.

Certain IH-2 Development Regulations:


FAR: 1.0 max, including an added 0.3 max bonus incentive FAR.
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Residential Density: 40 units per acre max, including an added 20 units per acre max
density bonus.



Building Height: 118 feet max, including an added 43 feet max height bonus.
_____________________________

Water Dependent Development – 1 (WD-1) District
Purpose and Intent: The purpose of the WD-1 district is to design Bayfront areas along
Redwood Creek and Steinberger Slough that are especially suited for water-dependent
recreational and related ancillary. WD-1 is envisioned to be an active, vibrant bayside focal
point. Portions of the properties within this district are submerged in water.
WD-1 Objectives: The following specific objectives are intended to guide future
redevelopment within the WD-1 district to achieve the vision of the Specific Plan:


Encourage public access to creek and slough waters, and provide community access
to the uses located upon each property.



Consider and plan for potential impacts associated with sea level rise.



Facilitate wetlands restoration.



Promote water-oriented recreation.



Install pedestrian and bicycle promenades, launch points for human-powered
watercraft (kayaks, canoes, paddleboards, etc.), small-scale piers for fishing, and
seating areas to take advantage of the location next to the creek and slough.



Establish two bicycle/pedestrians bridges within the WD-1 area: one bridge to
crosses Steinberger Slough to connect with WD-2 (described below), and the second
bridge to cross Redwood Creek to access the One Marina neighborhood.



Accommodate buildings and structures that act as accessory uses to water-dependent
recreation and education, such as boathouses, snack stands and kiosks, equipment
rental facilities, nature centers, and public seating.

Certain WD-1 Development Regulations:


FAR: 0.25 max



Residential Density: N/A



Building Height: 30 feet max
_____________________________

Water Dependent Development – 2 (WD-2) District
Purpose and Intent: The purpose of this district is to designate Bayfront areas along
Steinberger Slough and outer Redwood Creek that are especially suited for waterdependent recreational, marinas, floating homes, boat launches, and related ancillary uses.
WD-2 is envisioned to be a unique waterfront neighborhood bounded by restored wetlands
to the east and public boating facilities to the north. The neighborhood is connected to the
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upland Inner Harbor areas by a pedestrian bridge. Properties within this district are largely
submerged in water.
WD-2 Objectives: The following specific objectives are intended to guide future
redevelopment within the WD-2 district to achieve the vision of the Specific Plan:


Encourage public access to creek and slough waters.



Accommodate a floating home community, along with supporting marina,
commercial, educational, and/or recreation uses that rely on access to the water, and
work with outside agencies with related permitting authority to further this goal.



Consider and plan for potential impacts associated with sea level rise.



Facilitate wetlands restoration.



Promote water-oriented recreation.



Install pedestrian and bicycle promenades, launch points for human-powered
watercraft (kayaks, canoes, paddleboards, etc.), small-scale piers for fishing, and
seating areas to take advantage of the location next to the creek and slough.



Establish a bridge to facilitate a bicycle/pedestrian trail across Steinberger Slough to
WD-1 district.



Accommodate buildings and structures that act as accessory uses to water-dependent
recreation and education, such as snack stands and kiosks, recreation equipment
rental facilities, interpretive nature and education centers, and public seating.

Certain WD-2 Development Regulations:


FAR: 0.25 max



Residential Density: 10 units per acre max, including an added 2 units per acre max
density bonus



Building Height: 30 feet max
_____________________________

Public Facilities (PF) District
Purpose and Intent: The purpose of the Public Facilities (PF) district is to accommodate
governmental, public utility, and educational facilities.
PF Objectives: The following specific objectives are intended to guide future
redevelopment within the PF district to achieve the vision of the Specific Plan:


Facilitate government, civic, and infrastructure uses and activities that contribute to
and support community needs.



Contribute to wetlands restoration and open space, while maintaining necessary
security.



Consider and plan for potential impacts associated with sea level rise including
access to existing uses.

Certain PF Development Regulations:
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FAR: 1.4 max



Residential Density: N/A



Building Height: 75 feet max
_____________________________

Open Space-Tidal (OS-T) District
Purpose and Intent: The Open Space-Tidal (OS-T) district includes all natural water
features subject to tidal influences; it is established to provide for the use, management, and
protection of the tidelands and submerged lands of the San Francisco Bay. The district also
accommodates water-oriented active and passive recreation.
OS-T Objectives: The following specific objectives are intended to guide future
redevelopment within the OS-T district to achieve the vision of the Specific Plan:


Protect and preserve natural water open spaces.



Allow uses that are complementary to water resource preservation, enhancement, and
management, including low-intensity water-oriented recreation.



Allow for floating or elevated pedestrian and bicycle trails and water access into
water areas where they would not disrupt wetland flora or fauna.



Consider and plan for potential impacts associated with sea level rise.

Certain OS-T Development Regulations:


FAR: 0.0



Residential Density: N/A



Building Height: N/A
_____________________________

Open Space -Wetland (OS-W) District
Purpose and Intent: The Open Space-Wetland (OS-W) district applies to natural areas and
is intended to provide for wetland restoration and maintenance. Public access need not be
required to these areas.
OS-W Objectives: The following specific objectives are intended to guide future
redevelopment within the OS-W zoning district to achieve the vision of the Specific Plan:


Facilitate wetlands restoration.



Discourage watercraft from entering into marshland and wetland areas.



Only permit buildings and structures within the Open Space-W district that enhance
educational opportunities related to the area, such as a nature center and educational
kiosks.



Require such buildings and structures to be designed and constructed at a scale that
does not dominate the view of the wetlands, and preserves the predominant land
usage as wetlands.
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Consider and plan for potential impacts associated with sea level rise.

Certain OS-W Development Regulations:


FAR: 0.25 max



Residential Density: N/A



Building Height: 30 feet
_____________________________

Open Space – Land (OS-L) District
Purpose and Intent: The Open Space-Land (OS-L) district provides an opportunity to
develop an iconic public gathering and green space. The district is intended to facilitate
active and passive recreation within the Inner Harbor neighborhood; this includes public
plazas, parks, sports fields, trails, recreational facilities, boathouses, and ancillary
commercial or supportive facilities such as seating, restrooms, and food and drink vendors,
and kiosks. Any areas developed for active recreation should also be adaptable to facilitate
larger gathering spaces for public events such as public concerts and festivals.
OS-2 Objectives: The following specific objectives are intended to guide future
redevelopment within the OS-2 zoning district to achieve the vision of the Specific Plan:


Provide new active recreation destinations in the Bayfront area.



Incorporate trails and water access into passive open space areas.



Promote water-oriented recreation.



Consider and plan for potential impacts associated with sea level rise.

Certain OS-L Development Regulations:


FAR: 0.25 max



Residential Density: N/A



Building Height: 30 feet
_____________________________

3.3.3 Maximum Development Scenario
Maximum Theoretical Buildout
Methodology
The EIR analysis must disclose all the environmental effects that could result from development
that could occur under the Specific Plan. Therefore, it was necessary to formulate a development
scenario that represents the most impactful (from an environmental perspective) development
scheme that could occur in the Plan Area. The maximum theoretical buildout is that scenario,
shown in Table 3-1. It was formulated through the City’s consideration of various land use scenarios
that emerged from community planning process, and then evaluating certain environmental effects
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of a combined scenario, the effects of which would likely encompass or exceed those that could
likely occur with any one of the land use scenarios envisioned through the planning process.
TABLE 3-1
MAXIMUM THEORETICAL BUILDOUT UNDER THE SPECIFIC PLAN
Land Use

Proposed Maximum
Theoretical Buildout

Commercial Office

1,200,000

Commercial Retail

40,000
550a

Residential
Active Playfields

3.2
15,000b

Low-Intensity Ancillary Uses
Open Space (land and water)
a
b

39.2

Unit
sf
sf
du
acres
sf
acres

Assumes up to 100 units located in a new Floating Community on Ferrari Property. The
remaining 450 units could occur in Inner Harbor-1 (IH-1) and/or Inner Harbor-2 (IH-2).
Uses such as interpretative trail kiosks, temporary uses, snack shop, human-powered watercraft
service/sales or nature center that would support water-related, open space, and/or recreational
areas and activities, modeled as Commercial Retail for conservative trip generation purposes.

The resulting scenario is considered “theoretical” because it could not actually occur to the extent
described in Table 3-1 given the proposed development standards and regulations discussed
further in this chapter. The proposed development standards and regulations constrain physical
development through maximum FAR, density and building height standards, among others
(see 3.3.4). As a result, the analysis of the maximum theoretical buildout scenario represents a
worst-case or most conservative scenario from an environmental impact standpoint.

Implementation
Development in the Plan Area will occur over time based on future market conditions and
opportunities and pursuant to development parameters proposed in the Specific Plan. An intent of
the Specific Plan is to provide as much flexibility as is feasible in terms of precise mixes of new
land uses and their location within the Plan Area, while conforming to the CEQA analysis in this
EIR. Therefore, various combinations of land uses within the maximum theoretical buildout are
addressed by the analysis in this EIR. The Specific Plan retains the flexibility to allow variation in
the distribution of development throughout the Plan Area. For example, more residential units
could be developed, but less commercial use would be permitted as a consequence.
Tracking of future development in the Plan Area would be conducted over time to ensure that its
environmental effects fall within the parameters identified in this EIR. If substantial differences in
the amount of development are proposed by future development projects as the Plan is
implemented, additional CEQA review may be required. Development and impact tracking, and
the parameters for subsequent CEQA review, are discussed in 3.4.2 of this chapter.
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Maximum Theoretical Buildout Distribution by District
Table 3-2 presents the existing and proposed land uses in the proposed land use districts for the
Plan Area, and a possible distribution of the maximum theoretic development across the Plan
Area, as depicted in Figures 3-5 and 3-6 in this chapter. Development could be distributed
throughout the Plan Area in a manner consistent with the proposed land uses and development
regulations within each district without any additional anticipated impacts beyond those described
in this Draft EIR.

Maximum Theoretical Buildout Compared to Existing Development
Potential
Development potential within the Plan Area that could occur in accordance with the current 2010
General Plan land use designations is approximately 892 residential units and approximately
1.3 million square feet (msf) of non-residential uses. As shown in Tables 3-1 and 3-2 above, the
maximum theoretical buildout of the Specific Plan includes approximately 550 residential units
(including 100 liveaboard watercraft) and approximately 1.24 msf of non-residential uses
(primarily commercial retail and office).6,7
Compared to the development potential within the Plan Area under the existing 2010 General
Plan, the maximum theoretical buildout supports less residential use (to allow for more park lands
in the waterfront areas) in the Plan Area, and supports about the same capacity of commercial
uses; thus overall buildout under the Specific Plan would be comparable to what could occur
under the existing General Plan. However, it is important to note that the City of Redwood City’s
existing zoning in the Plan Area was not amended to be made consistent with the 2010 General
Plan upon its adoption. Zoning consistent with the existing General Plan would further constrain
the potential development that could currently occur pursuant to the 2010 General Plan.8

6

7

8

The 2010 General Plan does not define the geography of the Specific Plan Area, although it does direct preparation
of a specific plan for the general area, referred to as the “Inner Harbor planning area within the Inner Bayfront
Area” of the city.
Pursuant to CEQA Guidelines Section 15125(a), EIR analysis shall be based on a comparison of the “future withproject buildout” scenario (in this case, the maximum theoretical buildout) to existing conditions, rather than to the
“future without-project buildout” scenario which would consider potential development that could occur under the
current policy guidance (in this case, all or some reasonable extent of the 2010 General Plan buildout potential
described). Therefore the impact analyses in Chapters 4 of this Draft EIR identify the potential environmental
impacts associated with the increments of change over existing conditions (net growth) of the Specific Plan
maximum theoretical buildout. However, a qualitative comparison of the proposed Specific Plan’s maximum
theoretical buildout with a potentially feasible portion of the 2010 General Plan buildout is presented in Chapter 5
of this EIR.
The alternatives analysis in Chapter 5 of this EIR includes a comparison of effects of the Specific Plan to a viable
“No Project” development scenario that could occur in accordance with the existing General Plan, and to a viable
development scenario that could occur in accordance with existing Zoning.
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TABLE 3-2
EXISTING AND PROPOSED DEVELOPMENT PROJECTIONS SUMMARY

Land Use
Outdoor Storage
(west)

Inner Harbor–1
(IH-1)

Proposed Maximum
Theoretical Buildout

Existing Conditions (2014)

Proposed
District

Women's Jail and
Work Furlough
Facility and Maple
Street Shelter

Inner Harbor–2
(IH-2)

Amount

Units

13,250

WaterDependent
Development–2
(WD-2)

Amount

Units

240,000

sf

25,000

sf

370

du

sf

No change

No change

--

Commercial
Office

940,000

sf

Residential

80

du

Commercial
Office

14,000

sf

sf

47,000

Vacant

WaterDependent
Development–1
(WD-1)

Land Use
Commercial
Office
Commercial
Retail
Residential

Aquatic Center

1,800

sf

Commercial
c
Retail

5,000

sf

Bay and Marsh
Land

--

--

No Change

--

--

Watercraft/
Liveaboardsa

100

berths
6,000

sf

10,000

sf

100

du

Vacant

--

--

Commercial
Office
Commercial
Retail
Residentiala

Police Station

46,500

sf

No change

No change

County
Replacement Jail
Facility
(under construction)

768b

beds

No change

No change

Open SpaceTidal
(OS-T)

Redwood
Creek/Steinberger
Sough

--

--

No change

No change

--

Open Space–
Wetland
(OS-W)

Outdoor Storage

0

sf

Low-Intensity
Ancillary Usesc

5,000c

sf

Active Playfields

3.2d

acres

Low-Intensity
c
Ancillary Uses

10,000c

sf

Public Facilities
(PF)

Wetlands - Vacant

Open Space–
Land
(OS-L)

Vacant

--

--

--

a Watercraft includes both boats used solely for boating as well as floating watercraft for residential use. To ensure a conservative

analysis, all berths are modeled as the more sensitive and intensive residential use because the distribution and total number of
residential and non-residential watercraft within the existing marina has and continues to change frequently over time. An opportunity for
a new floating home community of up to 100 watercraft is proposed in WD-2 district.
b At buildout, the County Replacement Jail Facility will have a total of 768 beds. Although under construction, these beds are included in
the existing cumulative context and therefore shown as “existing” for purposes of this table.
c Ancillary low-intensity uses (e.g., interpretative trail kiosks, temporary uses, snack shop, human-powered watercraft service/sales,
nature center) supporting water-related, open space, and/or recreational areas and activities, modeled as Commercial Retail for
conservative trip generation purposes. These uses would likely occur in WD-1 and WD-2.
d Portion of the total approximately 25 acres of OS-L.
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3.3.4 Proposed Land Uses, Standards and Regulations
Permitted Land Uses by District
The Specific Plan defines for each of the proposed land use districts (see 3.3.2 above) the specific
land uses permitted as of right, permitted with a conditional use permit, permitted as an accessory
use, and not permitted. In some cases, specific use regulations are defined for certain uses.
Specific Plan Table 4.1 (Allowable Land Uses) that specifies allowable land uses for each
proposed district is included as Appendix B to this Draft EIR for convenient reference and
because the allowable uses are a fundamental component of the land use development that could
occur under the Specific Plan and analyzed in this Draft EIR.

Development Standards and Regulations by District
The Specific Plan also specifies development standards and regulations that would shape the form
and character of development within the Plan Area as development occurs. All subdivisions, new
land uses and structures, and substantial improvements to existing land uses and structures in the
Specific Plan Area shall be designed, constructed, and established in compliance with the
proposed development regulations, which the Specific Plan defines for each land use district. The
primary development regulations applicable to new development in the Plan Area address the
following:


Floor-Area Ratio (FAR)

FAR (maximum)

FAR Ratio with Bonus (for IH-1 and IH-2 districts only)



Residential Density

Residential Density, units/acre (maximum)

Residential Density Bonus (maximum addition; IH-1, IH-2, and WD-2 districts only)



Building Height

Building Height (maximum)

Building Height Bonus (maximum addition; IH-1 and IH-2 districts only)





Pervious Surface Area (minimum)
Building Length (maximum)
Distance Between Buildings (minimum)

Specific Plan Table 4.2 (Development Regulations) that specifies the aforementioned
development regulations by proposed district is also included as Appendix B to this Draft EIR for
convenient reference and because these regulations frame the physical development that could
occur under the Specific Plan and analyzed in this Draft EIR.

Inner Harbor Specific Plan
Draft Environmental Impact Report

3-24

October 2015
D130467

3. Project Description

Incentive Zoning Standards
The Specific Plan also sets forth incentive zoning standards to allow increased heights, densities,
and intensities (FAR) for certain districts if required findings and conditions are met, and if the
project presents clear “community benefit” that, among other attributes, offset impacts associated
with new development (discussed in 3.3.10).
Development applications for projects in the IH-1 district may seek additional development
intensity, density, or height. The incentive intensity, density, or height bonus may be granted,
provided determinations can be made that ensure the project (1) facilitates public access to views
of Redwood Creek and the larger Bayfront, (2) appropriately transitions height away from the
waterfront, (3) is consistent with the Specific Plan’s development standards and guidelines; and
(4) attains a minimum of six Community Benefit points as described in the Specific Plan (see
3.3.10 below).
Development applications for projects in the IH-2 district may seek additional development
intensity, density, or height. The incentive intensity, density, or height bonus may be granted,
provided determinations can be made that ensure the project is (1) consistent with the Specific
Plan’s development standards and guidelines, and (2) attains a minimum of six Community
Benefit points as described in the Specific Plan (see 3.3.10 below).
Specific Plan Table 4.2 (Development Regulations) in Appendix B to this Draft EIR specifies the
incentive zoning standards by district.

Additional Standards and Policies Applicable to All Districts
In addition to the land use and development standards and regulations specific to each proposed
district, the Specific Plan describes, and in certain cases illustrates, development standards that
apply to all areas and development that could occur within the Plan Area. All of the proposed
development standards and regulations (including those that apply to specific districts, discussed
above) provide the required compliance provisions for land use and development within the Plan
Area, and supersede the otherwise applicable City of Redwood City development
standards/regulations unless stated to the contrary.
Certain standards directly influence environmental effects relevant under CEQA and are stated in
the Specific Plan as mandatory (set forth as “shall”) for activities and development that would
occur in the Specific Plan Area. Therefore, implementation of these mandatory development
standards is factored into the environmental analyses in this EIR.
Table 3-3 below identifies each of the topic areas for which the Specific Plan proposes
development standards, and the standards that are fundamental to the objectives of the Specific
Plan and address environmental effects under CEQA are paraphrased under each topic area
heading. All of the proposed development standards are presented in full in Chapter 4 of the
Specific Plan; for ease of reference, the Specific Plan subsection number for each topic area is
indicated in parentheses following the topic area heading.
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TABLE 3-3
SELECTED INNER HARBOR DEVELOPMENT STANDARDS APPLICABLE TO ALL
DISTRICTS AND RELEVANT TO ENVIRONMENTAL EFFECTS
Selected Development Standards
Flood Hazard Reduction
Flood Hazard Reduction (SP 4.6.1)
 All new land-based buildings and land-based substantial improvement projects shall be designed to show longterm resilience to sea level rise of three feet added to the 100-year base flood elevation of 2016. (SP 4.6.1) (Also
see 3.3.5 below regarding Sea Level Rise Adaptation )
Building and Site Design
Creek Setback Standards (SP 4.6.2.A)
 Buildings shall be set back 60 feet from the edge of Redwood Creek and Steinberger Slough, and in no case
shall any buildings (or portion thereof) be within 40 feet of the edge of Redwood Creek. (Also see Figure 4.9-3,
Redwood Creek Buffer, in Chapter 4 of this document)
 Creek setback areas shall be landscaped and supplied with a publicly accessible trail, with access points to the
water at least every 300 feet.
Setbacks from Street Edges (SP 4.6.2.B)
 IH-1.There is no minimum setback for buildings along Blomquist Road. Development must meet the Creek
Setback Standards in 4.6.2.A.
 IH-2 – Building must be set back 70 feet from Seaport Boulevard, as measured from the edge of the right of way.
Buildings of up to 50 feet in height must be set back 40 feet from Blomquist Road. Portions of the building that
exceed 50 feet in height must be stepped back an additional 20 feet.
Residential Location Restriction (SP 4.6.2.C)
 New residential development shall be set back a minimum of 200 feet from areas zoned General Industrial (see
exception below).
 New residential units shall be set back a minimum of 500 feet from the outermost lane of a freeway (see
exception below).
 Exceptions to residential location restrictions near General Industrial zone areas or U.S. 101: New residential
development may be granted under specific conditions and findings, but in no case shall new residential units be
placed within 100 feet of the outermost lane of a freeway or areas zoned General Industrial.
 Required conditions and findings include (a) that, based on a screening analysis, new receptors will not be
exposed to roadway Toxic Air Contaminant (TAC) emissions at concentrations exceeding the threshold of
significance as determined and periodically updated by the Bay Area Air Quality Management District
(BAAQMD). If the BAAQMD threshold is exceeded, a quantitative health risk assessment shall be required to
identify exposure levels to TACs below those recommended by the BAAQMD; and required conditions and
findings include (b) that the project shall include measures to mitigate air quality impacts to a less-thansignificant level.
General Industrial Adjacent to Outdoor Active Recreation (SP 4.6.2.D)
 Any outdoor active recreational use located adjacent to lands designated General Industrial shall be
appropriately buffered with solid walls, dense landscaping, or tree plantings.
Required Open Space (SP 4.6.2.E)
 Usable open space is required for all new development on sites greater than two acres, subject to minimum
length and width dimension standards.
Water Orientation (SP 4.6.2.F)
 Any building constructed on a property directly adjacent to public space, waterfront, or an open space area with
a public trail shall provide pedestrian entrances and pathways facing the trail, public space, or water.
Height Standards (SP 4.6.2.G)
 Exception to the maximum height requirements to accommodate a roof may be approved if findings are made to
ensure compatibility and necessity (i.e., proper drainage or adequate screening of mechanical equipment) and
consistency with a particular architectural style.
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TABLE 3-3 (Continued)
SELECTED INNER HARBOR DEVELOPMENT STANDARDS APPLICABLE TO ALL
DISTRICTS AND RELEVANT TO ENVIRONMENTAL EFFECTS
Selected Development Standards (cont.)
New Streets and Pathways Regulations (SP 4.6.2.H ) [also see 3.3.7 further in this chapter]
 New Streets. New streets on sites of five acres or more shall establish a pedestrian-friendly interconnected
street network, with no block exceeding 400 feet in length.
 The provision of pedestrian and bicycle amenities is required, including contributions to the comprehensive trail
system that facilitates access to Downtown, San Francisco Bay Trail, and/or the Bayfront.
New Streets and Pathways Regulations (SP 4.6.2.H ) [also see 3.3.7 further in this chapter] (cont.)
 Project design shall promote walkability and connectivity and include the following:
- Enhanced streets with streetscape elements, including but not limited to landscaping and amenities.
- Internal pedestrian walkways connecting all buildings on a site to each other, parking areas, on-site open space
areas and pedestrian amenities, as well as public rights-of-way, and that adhere to minimum width standards.
- Low mounted, downward cast lighting along sidewalks and other pedestrian walkways to enhance the pedestrian
environment and provide for public safety.
- Connections provided between on-site walkways between primary building entries and the public sidewalk and
any adjacent pedestrian or bicycle trails
- Onsite walkways that are the shortest practical distance (as defined in the Specific Plan standards) between
primary building entry and sidewalk/trail.
Parking Standards
Parking Standards (SP 4.6.3.A)
 Parking access, loading, improvements, and required number of parking spaces shall conform to the standards
Article 30 (Off-Street Parking and Loading) of the Zoning Ordinance.
Parking Design Regulations (SP 4.6.3.B)
 Surface or structured parking areas shall be located on the interior side or rear of the site and, wherever feasible,
placed behind buildings (unless provided for public use, in which case an alternate location may be preferable).
 Structured parking shall be fronted or wrapped with habitable uses where possible. Where a parking structure is
visible from a public street, it shall be vertically landscaped or otherwise augmented, such as with vines and/or
public art, to soften the façade.
Bicycle Parking Provision (SP 4.6.3.C)
 New development shall provide secure and convenient bicycle parking facilities in accordance with the California
Building Code (CBC), with visitor parking located convenient to the street in visible and well-lighted areas.
Walls, Fencing, and Screening
Walls and Fencing (SP 4.6.4.A)
 For all walls and fencing, provisions of Article 36 of the Redwood City Zoning Ordinance apply.
Screening of Mechanical Equipment and Service Areas (SP 4.6.4.B)
 Service areas, mechanical equipment, and related materials, equipment, supplies, etc. shall be screened from
view from adjacent properties and streets.
 As feasible, loading docks, service bays, and mechanical facilities shall be internal to buildings, with bay doors that
can be closed when facilities are not in use. If such areas and/or facilities must be located outside of the building,
they shall be contained within attractively designed exterior enclosures. Exterior enclosures shall reflect the
architectural form and materials of principal buildings and enhanced with landscape materials appropriate for the
location.
 All mechanical equipment shall be designed into the building, screened, and baffled to reduce sound to levels
that conform with allowable noise levels described in Chapter 24 (Noise Regulation) of the Redwood City
Municipal Code.
 Mechanical equipment shall not be located in required setback areas.
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TABLE 3-3 (Continued)
SELECTED INNER HARBOR DEVELOPMENT STANDARDS APPLICABLE TO ALL
DISTRICTS AND RELEVANT TO ENVIRONMENTAL EFFECTS
Selected Development Standards (cont.)
Trash and Recycling Enclosures (SP 4.6.4.C)
 Trash enclosures, recycling enclosures, or trash rooms shall be covered to protect from the elements, and
completely screened from the view of any public right-of-way.
 Where trash and recycling enclosures are provided, enclosures must be accommodated completely within the
property lines, and the materials used shall match those of the buildings.
Stormwater and Recycled Water
Stormwater Management (SP 4.6.5.A)
 New development shall be subject to the requirements of Redwood City Stormwater Management and
Discharge Control Program (Municipal Code Chapter 27A).
Recycled Water (SP 4.6.5.B)
 All new commercial, industrial, or residential development projects over 200 square feet in size and located on
land shall also be conditioned to be dual plumbed to provide for the internal use of recycled water.
Marinas and Water Coverage
Filling/Covering of Waterways (SP 4.6.6.A)
 The filling of and the coverage of waterways (such as with docks, bridges, and boat slips) in the Plan Area shall
be authorized only when public benefits from fill/coverage clearly exceed public detriment from the loss of the
water areas, and the following findings must be made.
 Any new fill/water coverage is limited to water-oriented uses (such as bridges, wildlife refuges, water-oriented
recreation, docks and boat slips, and public assembly) or minor fill for improving shoreline appearance or public
access to the bay.
 Fill in/coverage of waterways is needed because no alternative upland location is available for such purpose.
 The water area authorized to be filled/covered is the minimum necessary to achieve the purpose of the fill.
Prohibition of Watercraft in Marsh Areas (SP 4.6.6.B)
 All piers, docks, and other points of access to the water, (including bridges and trails) shall be established to
discourage the entry of watercraft into marshland areas.
Marina Standards (SP 4.6.6.C)
 Marinas. The location, site planning, development, operations, and maintenance of marinas in the Plan Area
shall adhere to specific development standards and regulations, including but not limited to the following:
- Open Water. Minimum open water area as percent of total water area of a marina.
- Views. Marina design shall emphasize views of the Bayfront from public walkways and open spaces, as well
as hillside views from the marina.
- Parking. Long-term parking areas shall be located away from the water. Short-term loading areas, however,
may be located near berthing areas.
- Sewer. Untreated sewage shall not be discharged into the water at any time. Treated sewage shall not be
discharged while boats are moored. Marinas having either more than 3,500 linear feet of moorage or slips
large enough to accommodate vessels larger than 20 feet in length shall require all liveaboard watercraft to
connect to the City’s sewer system, and provide a sewage pump-out facility or the best available method of
disposing of sewage wastes and appropriate disposal facilities for bilge wastes for transient vessels.
- Onshore Lavatories. Lavatory facilities connected to a sanitary sewer and adequate to serve the marina shall
be provided.
- Public Access. Minimum dimensions for improved public walkway access for a marina providing more than
2,000 feet of moorage space.

Inner Harbor Specific Plan
Draft Environmental Impact Report

3-28

October 2015
D130467

3. Project Description

TABLE 3-3 (Continued)
SELECTED INNER HARBOR DEVELOPMENT STANDARDS APPLICABLE TO ALL
DISTRICTS AND RELEVANT TO ENVIRONMENTAL EFFECTS
Selected Development Standards (cont.)
Floating Home Standards (within SP 4.6.6.C)
 Floating Homes. The location, development, and maintenance of floating homes (including houseboats) in the Plan
Area shall adhere to specific development standards and regulations, including but not limited to the following:
- Location. Location of floating homes shall be located within a marina and abut a fairway (navigable channel in
a river or harbor) with access to open water and meets minimum width standards.
- Separation. Minimum distance between floating homes.
- Projections. Restriction of projections such as but not limited to eaves, roof overhangs, decks, balconies, or
other architectural projections into the area above a walkway or beyond any legally established boundaries of
a mooring site.
- Dimensions. Maximum height, length and width dimensions of floating homes.
- Unit Type. No more than one dwelling unit per watercraft vessel shall be allowed.
- Mooring and walkways. Minimum required space between floating home and direct access to a moorage
walkway meeting minimum dimensions leading to a street
 Grandfathering of Existing Floating Homes. Existing floating homes berthed in open waters of Redwood City as
of July 2015 that are relocated to new marinas within the Inner Harbor Specific Plan Area are exempt from the
maximum dimensions established in the Specific Plan standards; however, no additions that further exceed
dimensions shall be permitted except as allowed by Zoning Ordinance Article 33 (Nonconforming Lots, Uses,
Structures, and Parking).
 Performance Standards for Floating Homes. Floating homes, houseboats, and similar vessels shall employ best
management practices to minimize impacts on the aquatic environment, including, but not limited to the following:
- Directly connect all floating homes to the City’s wastewater disposal system for disposal of sewage.
- Limit the amount of gray water produced by minimizing water use and by using on shore facilities to the fullest
extent reasonable.
- Dispose of garbage, food scraps, and other compostable material, waste material, and recyclables into the
appropriate on-land receptacles.
- Use non-toxic, phosphate-free, and biodegradable cleaners and other household products if they drain into
the water from the interior of a vessel, houseboat, floating home, or other structure.
- Use nonhazardous and nontoxic products and material for outside areas and on the exterior of a vessel,
house barge, floating on-water residence, floating home, or other structure to the fullest extent reasonable.
- Use a double containment system or other method to collect any spills of hazardous and/or toxic products
when using these products to prevent them from entering the water.
- Prohibit unattended hazardous or toxic material in open containers in areas that can drain into the water.
- Prohibit application of pesticides and herbicides (fertilizers) in and over wetlands, riparian watercourses, and
other water bodies and within 200 feet of wetlands, riparian watercourses, and other water bodies, except as
allowed in specific instances by the State or local Health Department to address a threat to public health; or by
the Planning Manager or its designee to address a serious threat to public safety, health, or the environment.
- Storage of all outside materials, such as chairs, barbeque grills, and potted plants, in a secure manner so that
they do not enter the water because of wind or wave action.

3.3.5 Sea Level Rise Adaptation
Specific Plan Adaptation Strategy
To ensure resiliency and address impending transformative change from sea level rise, the Inner
Harbor Specific Plan uses an adaptation approach incorporating two distinct, yet compatible
strategies required for all new land-based buildings and land-based substantial improvement
projects:
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“Managed retreat” allows an area that was not previously exposed to tidal action and
flooding to become inundated over time either by removing existing protection, or not
adding protection in the future.



“Fill” is mitigation involving the placement of fill to raise the existing grade of the project
area to an elevation that accommodates three feet of sea level rise added to the 100-year
base flood elevation of 2016.

Required, Near-Term Strategies
In addition to a plan-wide managed retreat approach, the Specific Plan proposes near-term
adaptations to accommodate sea level rise at the parcel scale with both managed retreat and fill
mitigation. The overall strategy is described in detail in Section 4.8, Hydrology and Water
Quality, in Chapter 4 of this EIR. Summarizing from that discussion, Table 4.8-1 (Sea Level Rise
Adaptation Measures) and Figure 4.8-2 (illustrating the sea level rise strategy and timing), the
following near-term (within next decade) strategies will be required to accommodate three feet of
sea level rise:


In the primary land-based development sites (IH-1 and IH-2 districts), it is the City’s
preference that new residential development must raise entire site elevations or for
commercial development, raise existing grade within the structure’s footprint with fill.
Development in these districts shall also consider future fill placement on adjacent
properties (namely Blomquist Street).



A new levee/seawall is required prior to development of the IH-2 district, and graded
slopes and low retaining walls shall be used to accommodate elevation changes from the
fill added to IH-1.



Maple Street would be raised at the intersection with Blomquist Street



New and existing portions of Blomquist Street will be raised (and widened) between a
planned new bridge crossing Redwood Creek (described below in 3.3.7) and the western
end of Inner Harbor-2 and the existing railroad track, which will also be raised.



New Lane B will be raised from Seaport Boulevard to Penobscot Drive if WD-2 is
developed.



The open space uses would have adaptive capacity and lower risk of damage, in that only
recreation facilities and small structures built to accommodate sea level rise would be
permitted in these areas.

Other Potential Strategies
Other mitigation approaches, specifically new and modified levees and seawalls and
floodproofing, are described in concept in the Specific Plan and would be considered only when
evidence exists that managed retreat and fill are infeasible options, and would be based on an
engineering study that concludes such approaches will similarly reduce flood hazard to levels
otherwise achieved by managed retreat or fill. These strategies are to occur primarily in the
mid/long term (mid and end century) and also include visions for the eastern portion of Blomquist
Street being raised and some combination of new levee/seawall and adaptive retreat in the OS-L
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and WD-1 districts (between Blomquist Street and Steinberger Slough) where open space outdoor
recreational spaces and gathering spaces will be developed.

3.3.6 Wetlands
The Specific Plan identifies areas for wetlands along Redwood Creek and Steinberger Slough
(see Figure 3-4). 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 the Specific Plan. The Plan
recognizes that wetland restoration projects vary greatly in scale, baseline conditions, constraints,
and desired outcomes (e.g., flood protection versus endangered species protection). Through a
process separate from and subsequent to the adoption and analysis of the proposed Specific Plan,
the City, in cooperation with other relevant agencies and wetland restoration experts, will define
the goals for each wetland area. These goals will guide the necessary approach to wetland
restoration projects in the Plan Area.

3.3.7 Proposed Circulation and Parking
The Specific Plan intends to improve the Plan Area’s vehicular, pedestrian, bicycle, and transit
circulation system to facilitate safe and efficient movement within and connecting to the Plan Area.

Proposed Roadway Network
The Specific Plan recommends modifying the existing roadway system to enhance off-site
connectivity and facilitate long-term changes in land use. Figure 3-6, Proposed Roadway
Network, shows the four proposed modifications to the backbone roadway network in the Plan
Area. Each is discussed below.
1)

Blomquist Street Connector: To connect the Plan Area to Bair Island and One Marina
neighborhood, Blomquist Street will extend through the Project Area and connect with the
Bair Island Road roundabout via a new multimodal bridge crossing Redwood Creek.

2)

Maple Street and Overcrossing: The existing Maple Street overcrossing will be the
primary link between Downtown and the Plan Area. It is envisioned to be tree-lined and
serve bicyclists, pedestrians, and vehicles. Maple Street will be retained within its existing
right-of-way.
In the long term, the part of Maple Street that currently allows access to the storage yards
and County’s Women’s Correctional Facility and Shelter (currently in IH-1) will no longer
be used for vehicular public access because access to these parcels can be accommodated
by the Blomquist Street extension (described above). Finally, 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.
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3)

Blomquist/Maple Street Roundabout: An iconic roundabout at the Blomquist/Maple
Street intersection will help calm traffic and also provide a visual gateway to the Plan Area
from the Maple Street overcrossing. The roundabout will be designed to safely
accommodate pedestrian, bicycle, and vehicular traffic.

4)

Lanes: North of Blomquist Street, Maple Street will continue as a smaller-width roadway
(“Lane A”) to allow continued vehicle access to the waterfront area. The terminus’ location
and design will be determined with detailed planning/design required for the recreation
fields (OS-L) and WD-1.
North of Steinberger Slough, the proposed WD-2 development uses will be accessed by a
new roadway (“Lane B”) via Seaport Boulevard. This new roadway will intersect with
Penobscot Drive, in Seaport Centre, to allow an additional access point to the Plan Area
from the north. If WD-2 is not developed, Lane B would be unnecessary and not constructed.

Additional roadways, access lanes, or driveways may be constructed as part of the land uses’
subsequent planning and development.

Proposed Pedestrian and Bicycle Circulation Improvements
Figure 3-7, Existing and Proposed Pedestrian and Bicycle Facilities, shows existing and
proposed on- and off-road lanes, trails and paths in the Plan Area and connecting offsite. The
proposed improvements are summarized below from Chapter 6 of the Specific Plan.

On-Road Improvements
The Specific Plan proposes that all roadways in the Plan Area include sidewalks and planting
areas in the public right-of-way. Specific Plan Figures 6.3 through 6.8 detail typical on-road
improvements. Proposed standards set minimum clear widths for sidewalks, and design
guidelines include pedestrian-scale lighting.
Proposed Class II bike lanes on Blomquist Street would allow access to much of the Plan Area.
The Specific Plan also provides for Class II bike lanes or other bicycle facilities to be included
with any future improvements of the Maple Street overcrossing of U.S. 101. Additionally, the
Specific Plan recommends that bicycle lanes should be paved throughout the Plan Area.

Off-Road Improvements
The Specific Plan includes a planned Bay Trail extension (multiuse trail) located adjacent to
Redwood Creek and extending to the open space associated with the proposed recreation fields
(OS-L). This Bay Trail segment would provide a link between Bair Island Road (west of the Plan
Area), and Seaport Boulevard (east of the Plan Area). The extension would adhere to Bay Trail
guidelines for minimum widths and clearances.
Bicycle parking is expected to be provided within private development in the Plan Area, to help
meet design guidelines and green building standards. In addition, bicycle parking will be
provided in the public open space areas.
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The Specific Plan calls for development projects in the WD-1 district to provide a creekside trail
with multiple access points. In addition, the Plan calls for a pedestrian/bicycle bridge to cross
Redwood Creek and link the One Marina neighborhood with the OS-L district area. A second
pedestrian/bicycle bridge would cross Steinberger Slough and link the WD-2 and OS-L districts.

Transit
The Specific Plan proposes a SamTrans bus stop and/or a Caltrain shuttle stop in the Plan Area
located on Blomquist Street near IH-2 in addition to the proposed Maple Street/Blomquist Street
stop (near the new Correctional Facility).

Water-Based Transportation
The Specific Plan supports the continuation of direct water access, including the existing
deployment of watercraft in the Plan Area in Redwood Creek and Steinberger Slough. The
Specific Plan designates two areas specifically for water dependent development (WD-1 and
WD-2). As discussed in 3.3.4, WD-1 and WD-2 districts allow launch facilities as well as
vehicular parking and loading. The Specific Plan also recommends designation of a trailhead for
the San Francisco Bay Area Water Trail to provide additional water access to Steinberger Slough
in the WD-1 or WD-2 district areas. The Specific Plan encourages signage and other public
education programs to alert water craft users that encroachment into the wetlands and/or tidal
marshes is prohibited.

Parking Management
Public parking within the Plan Area will be addressed through an increased supply of on-street
and off-street parking on streets internal to the development sites, and surface lots or parking
structures within the development sites. On-street parking will be time regulated to allow for
increased parking turnover. Loading, turn arounds, and parking needs for recreation field users,
bicycles, and water craft will be considered in the future planning for Lanes A and B (discussed
above).
In accordance with the Redwood City General Plan, parking demand analysis is required for large
developments to account for shared parking, Transportation Demand Management Programs
(discussed below), and parking pricing to determine appropriate parking supply. Opportunities for
shared parking arrangements arise as different land uses have peak parking demand at different
times of the day. The Specific Plan endorses the shared parking concept. In particular, the Plan
requires public parking to be included as a component of private parking surface and structured
parking lots, as required by proposed development standards and regulations (see 3.3.4).

Transportation Demand Management
The Specific Plan includes a suite of Transportation Demand Management (TDM) strategies to
reduce peak single-occupancy vehicle trips and encourage the use of transit, walking and biking
as transportation modes. A vehicle trip cap will monitor the effectiveness of the TDM Program
and the traffic generated by the Plan Area. The Specific Plan requires all future private
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development projects within the Plan Area to participate in a transportation management
association, which will administrate the TDM program and monitor the vehicle trip cap.
The TDM strategies identified in the Specific Plan are based on best practices for TDM programs
and are not an exhaustive list of all potential specific measures. The TDM measures will be
instituted by the Inner Harbor’s various property owners and managers and regularly evaluated to
ensure the widest range of options is available to reduce the number of single occupancy vehicle
trips. The potential measures are detailed in Chapter 6 of the Specific Plan and in Section 4.2, Air
Quality, in Chapter 4 of this EIR, and include, but will not be limited to,


Plan Area TDM Coordinator, a “share” coordinator to manage, promote, and monitor the
TDM program for effectiveness.



Neighborhood EcoPass (or “Commuter Check”), which are transit subsidies provided to
all residents and employees.



Guaranteed Ride Home Program/Taxi Service, which is a complimentary or reduced
price taxi service to allow commuters to get home unexpectedly or during late hours.



Neighborhood Ridematching and Ridesharing, which consists of ridematching
assistance by the TDM Coordinator to create carpool and vanpools within the Plan Area.



Preferential Parking for Vanpool or Carpool, offering convenient, reserved preferential
parking spaces for high-occupancy vehicles (HOVs) to encourage ridesharing.



Bay Area Bike Share, which could be expanded to Plan Area to provide bicycles for use
on a temporary basis.

3.3.8 Proposed Utilities
Potable Water and Recycled Water
The Specific Plan proposes two new potable water pipelines for the Plan Area: one to serve the
WD-2 and OS-W district areas, linking Penobscot Drive and Seaport Boulevard, and a second to
serve the WD-1 district area along the planned extension of Maple Street.
For recycled water, the Specific Plan proposes two new pipelines: one will extend north and east
along the Blomquist Street extension, and north again on the planned Maple Street extension. A
second will connect to the existing line in Galveston Drive in Seaport Centre and through
Penobscot Drive. Further, both new and existing developments in the Specific Plan Area must use
recycled water for irrigation in common areas, be dual plumbed for internal use, and abide by
other Redwood City Water Ordinance 38.52.D.

Stormwater Quality and Drainage
To meet City standards for the conveyance of 100-year design storm flows in the City’s pipe
system, significant improvements are required for the Plan Area, even though the proposed land
uses will result in an overall reduction in the area of impervious surface in the Plan Area when
compared to the existing condition. The proposed improvements include increasing both pipeline
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and pumping capacity. Specifically, (1) at the gravity outfall at Maple Street, the drain will be
upsized and a new tide gate will be installed at the outfall outlet; and (2) two alternatives have
been evaluated to upsize the existing Maple Street K-Mart Pump Station.

Sanitary Sewer
The sanitary sewer distribution system within the Inner Harbor Specific Plan area will require
improvements to meet future demands and address existing deficiencies; pipe capacity can be
impacted during flows due to inflow and infiltration (I/I) of rain water and ground water.
Specifically, the Specific Plan proposes a new gravity main in Penobscot Drive.

Dry Utilities
The majority of the Plan Area would receive dry utility services through the extension and/or
upgrades to the existing systems, with areas in the northeast area of the Plan Area that may be
able to access these facilities through the Seaport Centre development directly north of the Plan
Area. Consistent with the City’s Municipal Code Section 18.242, future development projects
will be required to install electrical, telephone and cable TV lines underground along the street
frontage and development property. Anticipated undergrounding and new joint (gas and
electrical) trench installations are delineated for the Plan Area along Blomquist Street and its
proposed extension to U.S. 101. However, in lieu of underground requirements along a project
street frontage, a developer may pay a fee into the City’s Utility Undergrounding Fund.
Detailed assessments of utility demands and infrastructure are provided in Section 4.13, Utilities
and Service Systems, in Chapter 4 of this EIR.

3.3.9 Proposed Design Guidelines and Standards
The Specific Plan defines design guidelines and standards to provide for cohesive design and to
ensure compatibility with the unique waterfront environment. The Specific Plan identifies
guidelines and standards for urban design and for landscaping and states that “[A]ll proposed
buildings, plazas, and grounds will need to address the urban and landscape design guidelines.”
The design guidelines in the Specific Plan strongly suggest or recommend a desired design or
form while allowing for interpretation. Adherence to a guideline is advocated but not required
and thus stated as optional (should) for activities and development that would occur in the
Specific Plan Area.
Several of the design standards directly influence CEQA environmental effects. Therefore most
are required and stated as mandatory (shall) for activities and development that would occur in
the Specific Plan Area, and are therefore factored into the environmental analysis in this Draft
EIR as mitigating characteristics. They are referenced generally throughout the relevant analyses
in this EIR.
Each of the topic areas for which the Specific Plan proposes design guidelines and standards is
listed in Table 3-4 below, and those specific design guidelines and standards that largely relate to
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potential environmental effects considered under CEQA are paraphrased below for purposes of
this EIR Project Description chapter. All of the proposed design guidelines and standards
applicable in the Plan Area are presented Chapter 5 of the Specific Plan.
TABLE 3-4
SELECTED INNER HARBOR DESIGN GUIDELINES AND
STANDARDS RELEVANT TO ENVIRONMENTAL EFFECTS
Selected Design Guideline or Standard
URBAN DESIGN
Building Relationship to Public Space (SP 5.2.1)
 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.
Building Height, Massing, and Siting (SP 5.2.2)
 Building siting and height shall maintain and enhance views to the water and foothills, while also maximizing
building energy efficiency.
 The IH-1 district shall include an illuminated paved pathway through the site allowing public access between
Blomquist Street and Redwood Creek.
Street Facades, Entries and Fenestration (SP 5.2.3)
 Buildings shall provide a strong entry and attractive façades, with the primary façades and entries facing major
streets or plazas.
 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.
Ground Floor Guidelines (SP 5.2.4)
 Ground-floor parking within a building shall be screened from external view and shall be designed to visually
complement adjacent buildings.
Building Materials (SP 5.2.5)
 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.
 Primary building materials shall be smooth or light-textured, and shall be durable and easily maintained, without
highly reflective surfaces that can create sun glare.
 Design guidelines are proposed that detail recommended and prohibited building materials, including specifically
for development in the IH-1 and IH-2 districts.
Architectural Details (SP 5.2.6)
 Building façades shall be designed with articulation in form and details. 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.
External Building Lighting (SP 5.2.7)
 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).
 No lighting above the first floor should be used other than to selectively highlight upper story features or building
identification signage.
 Design guidelines are proposed that detail lighting recommendations for development in the IH-1 and IH-2
districts, and the WD-1 and WD-2 districts, including techniques to minimize light spillage onto water bodies and
habitat areas.
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TABLE 3-4 (Continued)
SELECTED INNER HARBOR DESIGN GUIDELINES AND
STANDARDS RELEVANT TO ENVIRONMENTAL EFFECTS
Selected Design Guideline or Standard (cont.)
Building Signage and Identification (SP 5.2.8)
 Building signage shall complement the building design and contribute to a consistent theme.
 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.
LANDSCAPING
Streetscape (SP 5.3.1)
 Inner Harbor streets shall be designed to accommodate multiple modes of transportation, adhering to minimum
width dimensions for sidewalks.
 The Blomquist-Maple roundabout (see Chapter 6) shall have a center island landscaped with drought-tolerant
groundcover plants and/or signature tree, and could accommodate a sculptural gateway element.
Gateways (SP 5.3.2)
 Specialty gateway elements identify the Inner Harbor area to visitors and contribute to the Inner Harbor
neighborhood’s identity.
 Design guidelines are proposed that detail location, type, material, and lighting, for primary and secondary
gateways to the Plan Area.
Landscape Sustainability (SP 5.3.3)
 Plant material shall be low-maintenance native or drought-tolerant non-invasive species (per the California
Invasive Plant Council) that are suitable for Inner Harbor soils and microclimates.
 Landscape planting and irrigation design and maintenance shall follow existing local water use restrictions that
may be in place.
 Turfgrass (irrigated with recycled water) or synthetic turf shall be used for active recreation areas. The use of turf
in passive recreation areas shall be minimized. The use of turf for decorative purposes only shall be prohibited.
 Planting areas shall be designed to minimize maintenance and allow for keeping plant debris on-site.
 Plants shall be used to help shade buildings and minimize the heat island effect.
 The use of quick-release fertilizers and chemical pesticides is discouraged.
 At initial planting and for ongoing maintenance, plants shall be provided with compost-amended, aerated topsoil
conditions that promote healthy growth.
 All landscaping irrigation shall comply with Municipal Code requirements.
 The site and landscapes shall be designed to capture and treat stormwater runoff.
 Permeable accent paving shall be used where soil and groundwater conditions allow infiltration.
 The use of salvaged and recycled-content materials and furnishings are encouraged where possible.
 Landscapes shall be maintained using Integrated Pest Management (IPM).
Paving Materials (SP 5.3.4)
 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.
 Proposed pedestrian-bicycle bridges shall be paved using gray concrete with recycled content.
 Unit pavers shall be used for other hard-paved pedestrian areas and should have recycled content.
 Where unit pavers are used and infiltration of stormwater runoff is feasible, permeable pavers shall be installed.
 Where unit pavers are used and infiltration of stormwater runoff is feasible, install permeable pavers.
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TABLE 3-4 (Continued)
SELECTED INNER HARBOR DESIGN GUIDELINES AND
STANDARDS RELEVANT TO ENVIRONMENTAL EFFECTS
Selected Design Guideline or Standard (cont.)
Plant Materials (SP 5.3.5)
 Plants also shall be selected for efficient water use and ease of maintenance; use of species native to California
is encouraged.
 Design guidelines and standards are proposed that detail location, spacing and type of trees for specific districts
and uses, and for specific understory plants (see SP Table 5.1 and SP Figure 5.3).
 Street / Right-of-Way trees are recommended on both sides of the full length of Blomquist Street and Maple
Street and its Lane A extension.
 Buffer trees are recommended around the perimeter of IH-2, adjacent to U.S. 101, along the south boundary of
IH-1 along the extension of Blomquist Street, and along the east boundary of the proposed active playfields
abutting Graniterock.
 Trees should frame, rather than obstruct, views to the water. Therefore, the use of trees in WD-1 and WD-2
areas should be limited.
 Understory plants shall be selected that are suitable for particular site conditions, including soil type, drainage,
and sun/wind exposure.
Stormwater Management (SP 5.3.6)
 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 flow-through or infiltration planters.
Wetlands (SP 5.3.7)
 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 (also see
3.3.6).
Site Furnishings and Outdoor Area Lighting (SP 5.3.8)
 Fences and railings, including new pedestrian bridge railings, shall maximize water views, with metal finish and
simple design that reinforce the marina setting.
 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.
 Pedestrian and street lights shall be LED or other City-approved lighting technology that maximizes efficiency.
 The recreation field nearest the Graniterock site and the IH-2 district area shall have lighting to meet City
standards for park and recreation facilities
 The recreation field nearest the IH-1 district area 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.

3.3.10 Community Benefits
As previously discussed in 3.3.4, the Specific Plan sets forth incentive zoning standards to allow
increased heights, densities, and FAR for projects within the IH-1 and IH-2 districts if those
projects provides clear community benefits. The analysis in this EIR considers future
development in the Plan Area assuming the maximum heights; maximum densities and FARs to
the extent that total units and floor area do not exceed that of the Specific Plan’s maximum
theoretical buildout scenario described in 3.3.3.
Community benefits are intended to reflect community preferences and offset impacts – physical
and otherwise – associated with new development. The Inner Harbor Community Benefit
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Program identifies a series of geographically based benefits beyond the required conditions and
mitigation imposed on projects as part of discretionary approval, including this EIR.
Community benefits are ranked according to the connection to the Inner Harbor Specific Plan’s
vision and the unique ability of an applicable district to provide the benefit. Tier 1 includes first
priority benefits, and Tier 2 is second priority. Summarizing from the Specific Plan (SP Table
4.4), the benefits specified in the Inner Harbor Community Benefit Program include the
following:
Tier 1 Benefits – First Priority
 Habitat Restoration:

Protection of existing wetlands or rehabilitation of creekside areas

 Child Care Sites:

Construction of a building or portion of a building suitable for a
minimum of 100 children in the IH-1 or IH-2 district.

 Special Recreation
Areas:

Provision of a minimum 0.5-acre active recreation area

Tier 2 Benefits – Second Priority
 Art – Provision of
publicly visible artwork
beyond standard
requirements that is
scaled appropriately for
experiencing from
adjacent public areas
and rights-of-way.

The art, valued at 1% of valuation, shall be provided on-site or
donated to the City’s Art Fund at the discretion of the City subject to
approval by the Director of Parks and Recreation.

 Affordable Housing:

Provision of affordable housing above and beyond standard
requirements for impact fees or housing provided associated with
density bonus law

 Transportation and
Pedestrian Linkages &
Amenities:

Providing additional amenities for pedestrians, bicycles and other nonvehicular forms of transport beyond standard requirements

The requirement that a development project provide a community benefit would only apply when
a development seeks a bonus incentive standard. However, most of the community benefits are
described as part of the Specific Plan and delineated in the Site Plan (Figure 3-5 in this chapter)
and other more detailed exhibits in this EIR and the Specific Plan. Therefore the potential
environmental effects of these potential improvements are factored into the environmental
analysis in this Draft EIR since the improvement could occur as a result of a developmentrequired community benefit or otherwise.
The Inner Harbor Community Benefit Program establishes a minimum number of “points” that
must be obtained before the project qualifies for bonus development. Tier 1 priorities are each
worth four points, while Tier 2 priorities are worth two points. As discussed previously in 3.3.4
regarding incentive zoning standards, a total of six points is required to qualify for bonus
development.
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3.4 Subsequent Activities, Implementation and
Development
3.4.1 Legal Authority and the Relationship of the Specific Plan
to the Redwood City General Plan
The City of Redwood City would adopt the Inner Harbor Specific Plan under a procedure that is
consistent with the General Plan and with the provisions of Article 8, Sections 65450 through
65457 of Title 7, Planning and Land Use Law, of the California Government Code. As part of the
Inner Harbor Specific Plan approval, the Redwood City General Plan text and map are being
amended. Subsequent projects within the Specific Plan Area (including, for example, tentative
parcel/subdivision maps, use permits, design review permits, and improvement plans) would need
to be consistent with the Specific Plan and the General Plan, as proposed to be amended.
After the adoption of the proposed Specific Plan by City of Redwood City and other
implementing actions, all subsequent activities and development within the Plan Area would be
subject to, and must be consistent with, the policies and development standards set forth in the
Specific Plan. Development applications and public improvements would be subject to City
review and approval. Improvements to public infrastructure such as parks, roadways and
drainage, sewer, water and utilities, also would be implemented according to the policies set forth
in the Specific Plan. Existing uses would not be directly affected unless the occupants or owners
choose to expand or change their structures, grounds or uses. However, implementation of the
Specific Plan will render certain uses nonconforming with regard to the use provisions of the
Specific Plan. Prior to the approval of a project within the Plan Area, the City Council will be
required to approve or certify the associated environmental documentation and mitigation
monitoring program in accordance with the Public Resources Code Section 21000.
The implementation and financing strategies for the proposed land use changes and improvements
are outlined in Chapter 8 of the Specific Plan, Administration and Implementation, which provides
the anticipated prioritization and phasing of improvements.

3.4.2 Tracking and CEQA Evaluation of Subsequent
Proposals and Adherence to Maximum Theoretical
Buildout
Development Impact Tracking
Tracking of future development in the Plan Area would be conducted over time to ensure the
environmental effects of such development falls within the parameters of the environmental
effects identified in this EIR.
Traffic capacity is largely the key environmental factor constraining development in the urban
development CEQA context. Therefore, the City will track and measure the Specific Plan
maximum theoretical buildout by vehicle trip generation. As the Plan Area develops, the City will
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also track amounts of development by land use, but would foremost estimate the net new
generation of automobile trips. Any proposal for development resulting in net trip generation in
excess of the amounts estimated in the Plan Area and analyzed in the transportation and
circulation analysis in this EIR would be required to conduct a traffic impact analysis and
potentially undergo additional CEQA review (in addition to any other project-specific studies
required) to establish that other traffic characteristics, including remaining circulation capacity,
within the Plan Area and within the traffic study area established for this EIR would not result in
new or more severe environmental impacts than are analyzed and disclosed in this EIR.
Therefore, as the Plan Area develops, the City will track the following:
(1)

the total number of residential units, lodging rooms, liveaboard watercraft, and nonresidential square footage for which entitlements have been granted and building permits
issued;

(2)

the total number of residential units, lodging rooms, liveaboard watercraft, and nonresidential square footage removed due to elimination or change of use or structure;

(3)

the estimated net trip generation from entitled development under the Specific Plan relative
to the amounts estimated in this EIR analysis.

In summary, this EIR evaluates the impacts of the Specific Plan maximum theoretical buildout, and
as long as the actual buildout stays within the impact envelope established in this EIR, there can be
a mix and match between various land uses (e.g. there can be more residential if less commercial is
built, and vice versa).

Subsequent CEQA Review and Streamlining
The City intends to use the streamlining/tiering provisions of CEQA to the maximum feasible
extent, so that future environmental review of specific subsequent proposals is expeditiously
undertaken without the need for repetition and redundancy, as provided in CEQA and its
Guidelines. Specifically, it is anticipated that future proposals within the Plan Area could be
evaluated for consistency with the Specific Plan through a streamlined CEQA process. This could
involve preparation of an Environmental Review Checklist specifically intended for projects
seeking CEQA clearance under a previously-certified EIR, in accordance with CEQA
streamlining vehicles pursuant to Public Resources Code (PRC) section 21166 and CEQA
Guidelines sections 15183 (Projects Consistent with a Community Plan or Zoning) and/or
15183.3 (Streamlining for Infill Projects), or 15162 (Subsequent EIRs and Negative
Declarations).
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3.5 Required Jurisdictional Approvals for the Specific
Plan
3.5.1 City of Redwood City
Implementation of the Specific Plan would require a series of interrelated planning and regulatory
approvals by the City of Redwood City, as Lead Agency. Specifically, the City is proposing to
take the following Specific Plan approval actions:
(1)

certification of the Specific Plan Final EIR pursuant to CEQA;

(2)

approval of associated amendments to 2010 General Plan text and map to reflect those
defined in the Specific Plan;

(3)

adoption of a finding that the Specific Plan is consistent with the City’s 2010 General Plan,
pursuant to the proposed amendments thereto (item #2);

(4)

adoption of the Inner Harbor Specific Plan itself; and

(5)

approval of associated amendments to the City’s Zoning Ordinance and map and text to
reflect and implement land use districts, development standards, and design guidelines and
standards specified in the Specific Plan; and to allow applicability of the Inner Harbor
Specific Plan and other master plans and Specific Plans) to the Planned Community
District or P District.

The Specific Plan and associated General Plan amendment and rezoning would require review and
recommendation by the Planning Commission to the City Council, followed by consideration and
action by the City Council. This EIR is intended to provide the CEQA-required environmental
documentation for use in considering these and any other City approvals required to adopt the
Specific Plan.

3.5.2 Other Governmental Agency Approvals
As the Lead Agency and as appropriate under CEQA, the City also intends this EIR to serve as the
CEQA-required environmental documentation for consideration of this project by other
Responsible Agencies and Trustee Agencies which may have limited discretionary authority over
future site-specific development proposals under the Specific Plan. Under CEQA Guidelines, the
term “Responsible Agency" includes all public agencies, other than the Lead Agency, which have
discretionary approval power over aspects of the project for which the Lead Agency has prepared
an EIR. Under CEQA Guidelines, the term “Trustee Agency” means a state agency having
jurisdiction by law over natural resources affected by the project which are held in trust by the
people of California.
The City has notified the appropriate Responsible Agencies and Trustee Agencies according to
statutory requirements, and they include, but are not limited to, the following:
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Local Agencies






County of San Mateo and associated agencies
San Mateo County Office of Environmental Health
Port of Redwood City
South Bayside System Authority

State and Regional Agencies








California Department of Fish and Wildlife
California Department of Transportation (Caltrans)
California Department of Toxic Substances Control (DTSC)
State Water Resources Control Board/San Francisco Bay Regional Water Quality Control
Board
State Lands Commission
Bay Area Air Quality Management District (BAAQMD)

Federal Agencies




U.S. Fish and Wildlife Service (USFWS)
U.S. Army Corps of Engineers (Corps)

3.6 Harbor View Project
3.6.1 Harbor View Project Location and Context
The Harbor View Project encompasses the easternmost portion of the proposed Specific Plan
Area – specifically the IH-2 district (the former Malibu Raceway and Golf Course facility) and an
additional parcel (Lyngso) located outside of the Specific Plan Area, at the southwest corner of
the intersection of Seaport Boulevard and Blomquist Street. The project site is shown in
Figure 3-8, Illustrative Site Plan – Harbor View.
Jay Paul Company, the project sponsor, proposes to redevelop the former Malibu Raceway and
Golf Course and Lyngso site, which together creates an approximately 25- acre property. The
project site fronts Highway 101, its southern border. Seaport Boulevard generally bounds the site
on the east, with a property owned by Pacific, Gas & Electric (PG&E) immediately east of the
street. Blomquist Street bounds the site on the north, and the west boundary is generally the new
San Mateo County Replacement Jail (under construction) and railroad spur to the Graniterock
operations north of Blomquist Street. Figure 3-9, Illustrative Site Plan and Vicinity – Harbor
View, shows a broader context of the project site, including surrounding uses and a separate
parcel east of proposed Lane A and identified as a lit recreation field in the Inner Harbor Specify
Plan district map (Figure 3-5) and Site Plan (Figure 3-4).The Harbor View project identifies this
open space parcel as a possible amenity site or “community benefit,” as discussed further below.
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SITE DATA
Site Area:
FAR:
Building B1
Building B2
Building B3
Building B4
Amenities

24.96 AC
1.15
302,617 SF
302,617 SF
302,617 SF
302,617 SF
40,000 SF

Total BLDG Area:

1,250,468 SF

PARKING
Surface
Parking Structure A
Parking Structure B
Parking Structure C

995
1,236
1,120
685

Total Parking

4,036 1/300

Required: 4,036

1:120 17x11
1:60 34x22
1:40 51x33

Open Space 40%

Harbor View Place
SOURCE: DES Architects + Engineers, 2015

Site Plan
04.01.15

Harbor View . 130467

Figure 3-8
Illustrative Site Plan

Harbor View Place
SOURCE: DES Architects + Engineers, 2015

Vicinity Plan
04.01.15

Harbor View . 130467

Figure 3-9
Illustrative Site Plan and Vicinity

3. Project Description

The majority of the project site is vacant, largely where it was previously occupied by the Malibu
Raceway and Golf Course. Two construction and material supply companies operate on the
northern portion of the site, and a commercial building occupies the protruding parcel at the
easternmost edge of the site, part of the Specific Plan Area.

3.6.2 Harbor View Project Characteristics
Site Development Overview
The proposed project is a high tech office campus with four 9-story buildings and three parking
structures. The overall project concept is four office buildings surrounding an approximately 4-acre
green space with a series of landscaped spaces of varying scale and programmed uses. The central
green space connects all four office buildings and three parking structures with a landscaped
promenade, as shown in Figures 3-8 and 3-9.
The project sponsor’s application for the project proposes a development that includes 1,250,468
square feet (sq.ft.) of commercial office use; however, this EIR consistently analyzes a larger
project.9 The project has a 1.15 FAR (1.3 FAR, assuming the conservative 1.4-msf development).
The proposed office buildings are each approximately 302,617 sq.ft. in floor area. Building
footprints are approximately 34,647 sq.ft. Approximately 25 percent of the total 4,036 parking
spaces proposed, is in surface parking lots with the balance split between the three parking
structures.
A significant feature of the project is a design that allows the office campus to be clustered to create
an environment that does not intrude on the surrounding industrial uses. Similarly, the parking
structures have been carefully located to provide adequate buffer for those industrial uses as well as
for the adjacent County Replacement Jail. A comprehensive illustration of the proposed project is
provided in Figure 3-10, Aerial Looking From South – Harbor View.

Harbor View Project Objectives
The project objectives for the Harbor View project directly align with the Specific Plan Guiding
Principles that are relevant to the proposed project; they are also formulated based on the Purpose
and Intent and Objectives of the IH-2 land use district. Modified and supplemented as warranted
from Sections 3.3.1 and 3.3.2, respectively, objectives for the Harbor View project include:
1)

Develop a lively working environment with office uses within the Inner Harbor to promote
innovation and creativity.

2)

Orient development toward public roads (not internally focused) and allow public access to
accommodate bicycle and pedestrian linkages through the IH-2 district.

3)

Respect views of the water and hills by maintaining and enhancing key view corridors.

9

The Harbor View project is conservatively analyzed throughout this EIR as 1,400,000 square feet of commercial
office use. The project sponsor’s application to the City proposes 1,250,468 square feet of commercial office use.
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Harbor View Place
SOURCE: DES Architects + Engineers, 2015

Aerial View Looking North
04.01.15

Harbor View . 130467

Figure 3-10
Aerial Looking From South
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4)

Create a day/night environment that is safe and enjoyable for residents, employees, and
visitors.

5)

Provide recreation and open space amenities in the Inner Harbor in support of the citywide
adopted parkland standard.

6)

Insist upon quality architecture, streetscapes, public place improvements, and other
“placemaking” features that define the Inner Harbor.

7)

Provide for new and improved pedestrian, bicycle, transit, and auto connections between
the Inner Harbor and Downtown Redwood City.

8)

Develop as part of the Harbor View project and off-site within the Inner Harbor,
recreational areas accessible to the public and connecting to trails for water access.

9)

Plan for land use and circulation compatibility with adjacent institutional, industrial, and
port-dependent uses.

Harbor View Circulation and Access/Egress
Access to the project site is provided from both Blomquist Street and Seaport Boulevard. These
dual access points allow for a dispersion of traffic to and from the project site. The parking
structures and surface lots have been located to provide good distribution to all buildings and to
reduce overall walk distances. More detail about vehicular access and egress from the project site is
discussed in Section 4.14, Transportation and Traffic, in Chapter 4 of this EIR.
The project proposes a pedestrian pathway through the project site, along with a bicycle pathway to
provide direct access from the Chestnut Street undercrossing to the proposed park and playfield.
The project will include improvements to the leg of Seaport Boulevard that parallels the railroad
track, closest to the project site. A part of these improvements will include the incorporation of a
new pedestrian pathway and bicycle path to safely segregate these functions from truck and car
traffic in the area. This key new link will provide connectivity to the south side of U.S. 101 and to
Downtown Redwood City. This also will allow for pedestrians and bicycles to avoid the Woodside /
U.S. 101 overcrossing and the Plan Area overall.

Harbor View Buildings
Typical plans and elevations of the proposed office buildings are shown in Figure 3-11a, Office
Building Elevations-Front and Side 1 – Harbor View, and Figure 3-11b, Office Building
Elevations-Rear and Side 2 – Harbor View. The exterior materials palette includes textured
aluminum panels that help reinforce the buildings’ scale. In addition the glassy areas of the building
include a blue-green high performance glass with significant texture in the mullion framework to
break up those surfaces. Natural aluminum mullions relate to the solid panel areas. Gently curving
roof screens and penthouse roof areas are also clad in textured metal panels.
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1

2

SOURCE: DES Architects + Engineers, 2015

Harbor View . 130467

Figure 3-11a
Office Building Elevations-Front and Side 1

4

3

SOURCE: DES Architects + Engineers, 2015

Harbor View . 130467

Figure 3-11b
Office Building Elevations-Rear and Side 2

3. Project Description

Aspects of the proposed building design are consistent with bird safe design guidelines. These
included glazing options, building and fenestration strategies, as well as lighting strategies. Each of
these is discussed in more detail in Sections 4.1, Aesthetics, in Chapter 4 of this EIR. The proposed
parking structures have similar design materials and approaches; elevations and plans for those
structures are in Figure 3-12a, Parking Structure A Elevation (typ.) – Harbor View, and Figure
3-12b, Parking Structure B Elevation (typ) – Harbor View. A site cross section conveys the
relative heights and location of proposed buildings on the site, as shown in Figure 3-13, Site
Section – Harbor View.
This project sponsor indicates that the project will be designed to a LEED gold standard and will
meet all new state energy requirements.

Harbor View Landscaping and Amenities
The overall landscape concept for the project site is described above. Figure 3-14, Landscape
Concept Plan – Harbor View, presents more detail about proposed landscaping. The proposed
landscaping is further illustrated in Figure 3-15, Interior Site View – Harbor View.
The project includes both buildings and site design components that support its TDM strategy
(discussed below). One of the parking structures (PS-A) will have a “High Garden” on top along
with an Amenities (“A”) building that supports the campus and contributes to the project’s TDM
strategies.
The on-site amenities building will include fitness areas for individual training as well as rooms for
various fitness classes, including spinning, yoga, etc. Also included is a café that opens out to the
High Garden. The High Garden is approximately one acre covering the roof of one of the parking
garages, as shown in Figure 3-16, Roof Amenities – Harbor View. Garden features include
basketball, volleyball, a putting green and bocce ball. Trellises will create shaded areas for casual
work and team meetings. The Garden also has an area for vegetable beds for employees to garden.
The amenities building feature has been shown to be effective in reducing peak hour traffic while
encouraging employees to arrive early or stay late to work out.
Waterfront Park

While not proposed as part of the Harbor View project, a significant component of the project
sponsor’s subsequent planning work is the development of a 4.32 acre Waterfront Park on the
City owned parcel, formerly known as the Cemex parcel. The project sponsor intends to work
with the City and the parks and recreation department to establish the desired design approach
and balance of land based and water based uses, including a soccer field and water-based areas
for a variety of uses. Figure 3-17, Soccer Field Amenity – Harbor View, provides a conceptual
plan of this amenity.
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SOURCE: DES Architects + Engineers, 2015
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Figure 3-12a
Parking Structure A Elevation (typ.)

3

4

SOURCE: DES Architects + Engineers, 2015
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Figure 3-12b
Parking Structure A Elevation (typ.)
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SOURCE: DES Architects + Engineers, 2015
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Figure 3-13
Site Section

SOURCE: DES Architects + Engineers, 2015

Harbor View . 130467

Figure 3-14
Landscape Concept Plan

Harbor View Place

SOURCE: DES Architects + Engineers, 2015

View From HighHarbor
Garden
View . 130467
04.01.15
Figure 3-15
Interior Site View

Harbor View Place

SOURCE: DES Architects + Engineers, 2015

Site Plan
Harbor View . 130467
04.01.15 Figure 3-16
Roof Amenities

Harbor View Place

SOURCE: DES Architects + Engineers, 2015

Waterfront Park Concept Plan
Harbor View . 130467
04.01.15 Figure 3-17
Soccer Field Amenity
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Harbor View Project TDM Plan
The project sponsor of the Harbor View project has developed a project-specific draft TDM Plan,
and the proposed measures are listed below. Each measure is described in greater detail in Section
4.2, Air Quality, and Section 4.14, Transportation and Traffic, in this Draft EIR. The proposed
Harbor View TDM Plan measures below align with and supplement the suite of TDM measures
outlined by the Specific Plan (see Section 3.3.7) and outlined in C/CAG’s TDM Guidelines. The
draft TDM Plan for the proposed project is currently under review by C/CAG. Conformance with
the C/CAG requirement will be verified by the City prior to implementation of the Harbor View
project.
TDM Measures












Secure bicycle storage - Bike racks/lockers
Showers and lockers
Peak hour shuttle seats (22 seat shuttle, every 15 minutes)
Commuter checks (all transit riders)
Vanpool program (# of vans)
Guaranteed Ride Home (all non-SOV users)
Preferential Carpool Parking
Preferential Vanpool Parking
Annual Employee Travel Survey
Alternative Work Schedules

Commute Assistance Center Features






Staffed 4 hours / week
Transit Brochure Rack
Trip Planning Assistance
Bike to Work Program and Discounts

On-Site Amenities



Fitness center and fitness classes

Harbor View Utilities
Infrastructure and Relocation
The project site is current serviced by all main utility infrastructures. Site development will
involve relocation of existing water, stormwater, and sanitary sewer lines that currently run where
a new building is proposed. The project site is also located within the City’s recycled water area
and will therefore install dual plumbing in buildings to provide recycled water to non-potable
fixtures (i.e. toilets, urinals, hose bibs, etc.).
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Stormwater Management
The project will increase the existing area of pervious surface on the site from 66 percent to 75
percent, given the substantial amount of landscaping proposed on the site, including on the High
Garden. The project will be required to adhere to all regulatory requirements. In particular it will
implement permanent post-construction stormwater Best Management Practices (BMPs) in
accordance with the National Pollution Discharge Elimination System (NPDES) regulations and
San Mateo Countywide Stormwater Pollution Prevention Program (STOPPP) requirements.
Consistent with further regulations, stormwater runoff from impervious surfaces remaining on the
site will be treated using Low Impact Design (LID) measures, including infiltrating runoff into
the ground, evaporation and collecting runoff and using it for non-potable uses.
Detailed assessment of utility demands and infrastructure is provided in Section 4.13, Utilities
and Service Systems, in Chapter 4 of this EIR.

Harbor View Grading, Construction and Phasing
Demolition, Grading and Off-Haul
The project will demolish all existing buildings and structures on the project site (6,700 sq.ft.) and
remove and replace approximately 15,000 tons of pavement – all of which will be off-hauled
from the site to an appropriate location. In addition soil will need to be imported to the project
site to achieve the new site elevations consistent with flooding and sea level rise adaptation,
which is three feet added to the existing 100-year base flood elevation (see 3.3.5). Considering
that work, the total preliminary earthwork quantities for the project is 115,000 cubic yards of soil
fill/import and zero cut.

Construction Phasing/Schedule
The project will be developed in a single phase and involve two years of construction.
Completion of soft shell buildings (suitable for interior finishings) is estimated for February 2018.
Starting in February 2016, construction activities and sequence will involve demolition, site
preparation, grading and excavation, trenching, building exteriors, interior architecture, and
paving.

3.6.3 Required Jurisdictional Approvals for Harbor View
Project
City of Redwood City
The Harbor View project would require planning and regulatory approvals by the City of
Redwood City, as Lead Agency, specifically:
(1)

certification of the Specific Plan Final EIR, which includes the project-level CEQA
analysis for the Harbor View project;

(2)

approval of associated amendments to 2010 General Plan text and map to reflect those
defined in the Specific Plan, incorporating the Harbor View project;
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(3)

adoption of a finding that the Specific Plan, incorporating the Harbor View project, is
consistent with the City’s 2010 General Plan, pursuant to the proposed amendments thereto
(item #1);

(4)

approval of associated amendments to the Inner Harbor Specific Plan, modified to
accommodate the proposed intensity (FAR), building height, and site boundary proposed
by the Harbor View project. As discussed previously, the proposed project is not fully
consistent with all aspects of the proposed Inner Harbor Specific Plan, including having
geographic areas beyond the boundaries of the Specific Plan Area.10

(5)

approval of a Planned Community Permit for the Harbor View project itself;

(6)

approval of associated amendments to the City’s Zoning Ordinance and map and text to
reflect and implement land use districts, development standards, and design guidelines and
standards specified in the Specific Plan, as modified to incorporate the Harbor View
project; and to allow applicability of the Inner Harbor Specific Plan and other master plans
and Specific Plans) to the Planned Community District or P District; and

(7)

approval of a Development Agreement (DA) between the City and the Harbor View project
sponsor;

(8)

Other Discretionary Planning Approvals:



Parcel Map / Lot Merger
Demolition Permits

Other Agencies
Most of the same Responsible Agencies and Trustee Agencies identified above for the Specific
Plan (3.5.2) may also have limited discretionary authority over the site-specific Harbor View
project. The exceptions are those agencies responsible for jurisdictional waters or other sensitive
habitats, since these resources are not within or proximate to the Harbor View project site. These
include the State Lands Commission, USFWS, and the Corps.
Overall, this EIR is intended to provide the CEQA-required environmental documentation for use
in considering these and any other City approvals required to approve the Harbor View project.

3.7 Intended Uses of this Program EIR
This EIR includes a program-level analysis prepared pursuant to and in accordance with the
requirements of Section 15168 of Title 14 of the California Code of Regulations (the “CEQA
Guidelines”). It has been prepared to serve as the CEQA-required environmental documentation for
use by the City in its consideration, approval, and implementation of the Inner Harbor Specific Plan,
including the actions and decisions described in 3.5.1 above, as well as various other actions and
approvals by the City and other agencies which may be necessary or desirable to implement the
Specific Plan.
10 The EIR considers a scenario of the Specific Plan that fully accommodates the Harbor View project in Chapter 5,

Alternatives, of this Draft EIR: Alternative SP.4 – Expanded Commercial Office.
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This EIR also includes a project-level analysis component to analyze the specific development
proposal in accordance with the requirements of CEQA. The City will use it in its consideration and
decision of the Harbor View project, including the actions and approvals described in 3.6.3 above,
as well as various other actions by the City or any other agencies which may be necessary or
desirable to implement the development project.

References
California State Lands Commission (CSLC), 2014. Correspondence from CSLC (Sheri
Pemberton, Chief, External Affairs) to the City of Redwood City (Bill Ekern, Assistant
City Manager, dated August 7, 2014.
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CHAPTER 4

Environmental Setting, Impacts, and
Mitigation Measures
4.0 Overview of Analysis
This chapter contains the analysis of the potential environmental effects that could result with
development under the Inner Harbor Specific Plan and the Harbor View project. This chapter
includes an introductory overview for the reviewer and then addresses each CEQA environmental
topic. Specifically, this introduction to the analysis presents an overview of the scope and
organization of the analysis sections, the methods for determining what impacts are significant,
and the nomenclature for impacts and mitigation measures used throughout the document.

4.0.1 Environmental Topics
The following sections in this chapter analyze the environmental topics as listed below and
presented in the Table of Contents at the front of this document:
4.1
4.2
4.3
4.4
4.5
4.6
4.7

Aesthetics
Air Quality
Biological Resources
Cultural Resources
Geology and Soils
Greenhouse Gas Emissions and Energy
Hazards and Hazardous Materials

4.8
4.9
4.10
4.11
4.12
4.13
4.14

Hydrology and Water Quality
Land Use and Planning
Noise
Population, Housing and Employment
Public Services and Recreation
Utilities and Service Systems
Transportation and Traffic

Agricultural Resources and Mineral Resources were determined not to be directly relevant to the
adoption and development under the Specific Plan or the Harbor View project and are briefly
discussed in Chapter 6 under Effects Found Not to Be Significant.

4.0.2 Format and Approach of Topical Analysis Sections
Each environmental topic section (4.1 through 4.14) addresses the program-level analysis of
development under the Specific Plan, and the project-level analysis of the Harbor View project.
Overall, each topical section includes the following main subsections:


Existing Setting, which includes the existing environmental setting and regulatory setting,
which includes applicable plans and policies relevant to the Specific Plan. Setting
information that is unique to the Harbor View project is identified;
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Project Baseline, which specifies the environmental baseline for the environmental topic
addressed;



Significance Criteria, which identifies the significance criteria and applicable thresholds for
the particular environmental topic being addressed. This section also discusses the
methodology analysis employed..



Impacts and Mitigation Measures, which presents the potential resulting impacts and,
where applicable, feasible mitigation measures. The program-level analysis of the Specific
Plan is presented first in its entirety, followed by the project-level analysis of the Harbor
View project.
The cumulative analysis, which considers both proposals, follows the project-level analysis
in each section. The impacts analysis addresses all parts of the project action: construction
and operations, project/program and cumulative, as well as secondary impacts resulting
from the implementation of mitigation measures, where applicable

Impact and Mitigation Measure Designators
This EIR identifies all impacts with an abbreviated designation that corresponds to the
environmental topic addressed (e.g., “HAZ” for hazardous materials). The topic designator is
followed by a number that indicates the sequence in which the impact statement occurs within the
section. For example, “Impact HAZ-1” is the first (i.e., “1”) hazardous materials impact identified
in the EIR. The designation is then followed by “SP” or “HV” indicating that the impact and
mitigation measure pertains to the program-level analysis of the Specific Plan or the project-level
analysis of the Harbor View project (i.e., Impact HAZ-1.SP).
Similarly, each mitigation measure is numbered to correspond with the impact that it addresses.
Where multiple mitigation measures address a single impact, each mitigation measure is
numbered sequentially and designated for the Specific Plan or the project. “Mitigation Measure
HAZ-1b.SP” would be the second (“i.e., “b”) measure identified to address Impact HAZ.1.SP.
All impact statements and mitigation measures are presented in bold text.

Thresholds/Criteria of Significance
This EIR applies the significance criteria identified in the provisions in the CEQA Guidelines for
determining the significance of environmental effects, including CEQA Guidelines Sections 15064,
15064.5, 15065, 15382, and Appendix G1.

Effects of the Environment / Non-CEQA Effects
Although potential effects of the environment on a project are arguably not required to be
analyzed or mitigated under CEQA, this EIR analyzes potential effects of “the environment on
the project” in order to provide information to the public and decision-makers. Where a potential
significant effect of the environment on the Specific Plan or the Harbor View project is identified,
1

Although no Environmental Review Checklist was prepared for this EIR, the factors listed for consideration in the
Environmental Review Checklist are evaluated in this EIR.
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the document conservatively addresses the topic and identified mitigation measures. The EIR also
identifies project-specific non-CEQA recommendations to address issues that should be
addressed for the benefit of the project, the public, and/or the environment, but that are not
considered “significant” because they do not trip a CEQA significance threshold.

Impact Classifications
The following level of significance classifications are used throughout the impact analysis in this EIR:


Less than Significant (LS) – The impact of the Specific Plan or the project does not reach
or exceed the defined significance threshold. No mitigation measure is required for a
LS impact.



Potentially Significant (PS) – The impact of the Specific Plan or the project is expected to
reach or exceed the defined significance threshold. Feasible mitigation measures may or
may not be identified to reduce the significant impact to a LS impact.



Significant (S) – The impact of the Specific Plan or the project reaches or exceeds the
defined significance threshold, which is typically quantitative so the significance can be
confirmed in this document. Feasible mitigation measures may or may not be identified to
reduce the significant impact to a LS impact.



Significant Unavoidable (SU) – The impact of the Specific Plan or the project is PS or S,
but no feasible mitigation measure is available to reduce an impact to LS. In these cases,
feasible mitigation measures may be identified to reduce the S impact to the maximum
feasible extent, but the S impact is ultimately considered SU, as it is “unavoidable.” SU is
an impact classification that only applies after consideration of possible mitigation
measures.
Impacts are also conservatively classified as SU if a feasible mitigation measure is
identified that would reduce the impact to LS, but the approval and/or implementation of
the mitigation measure is not within the Lead Agency’s or the project sponsor’s sole
control, in which case the analysis cannot presume implementation of the mitigation
measure and the resulting LS impact.



No Impact (N) – No noticeable adverse effect on the environmental would occur, and this
determination is typically made with certainty without extensive consideration based on
available evidence.

The level of impact prior to the consideration of mitigation measures is stated in parentheses at the end
of the bold impact statement. The level of impact after the implementation of mitigation measures is
stated at the end of the discussion for each impact.

4.0.3 Environmental Baseline
Overall, pursuant to Section 15125(a) of the CEQA Guidelines, this EIR measures the physical
impacts of the proposed Specific Plan and, separately, the Harbor View project, against a “baseline”
of combined circumstances, policy and planning context, and physical conditions at and in the vicinity
of the Specific Plan Area and project site as they existed at the time the NOP for the Specific Plan was
published, which was November 6, 2014.
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4.0.4 Cumulative Analysis
Approach
CEQA defines cumulative as “two or more individual effects which, when considered together,
are considerable, or which can compound or increase other environmental impact.” Section 15130
of the CEQA Guidelines requires that an EIR evaluate potential environmental impacts when the
project’s incremental effect is cumulatively considerable. “Cumulatively considerable” means
that the incremental effects of an individual project are significant when viewed in connection
with the effects of past, present, existing, approved, pending and reasonably foreseeable future
projects. These impacts can result from a combination of a proposed project together with other
projects causing related impacts. “The cumulative impact from several projects is the change in the
environment which results from the incremental impact of the project when added to other closely
related past, present, and reasonable foreseeable probable future projects.”

Cumulative Context
Geographic Scope
The context used for assessing cumulative impacts typically varies depending on the specific
topic being analyzed to reflect the different geographic scope of different impact areas. For
example, considerations for the cumulative air quality analysis are different from those used for
the cumulative analysis of aesthetics. In assessing aesthetic impacts, only development within the
vicinity of a Specific Plan Area and the Harbor View project could contribute to a cumulative
visual effect. In assessing air quality impacts, on the other hand, all development within the air
basin contributes to regional emissions of criteria pollutants, and basin-wide projections of
emissions is the best tool for determining the cumulative effect. Accordingly, the geographic
setting and other parameters of each cumulative analysis discussion can vary.

Cumulative Land Use and Infrastructure Assumptions
The cumulative land use assumptions include Association of Bay Area Government’s (ABAG’s)
projections for year 2040 with refinements in the vicinity of the Specific Plan Area to reflect
under construction, approved, and pending development projects in Redwood City. Major land
use developments contributing to the cumulative conditions in the vicinity include the underconstruction County Replacement Jail Facility, development projected in the Downtown
Redwood City Precise Plan, Kaiser Hospital Specific Plan, and the Stanford Redwood City
development. Most of these projects are included in the cumulative scenario and listed on the
City’s roster of all developments under construction, approved, or proposed in the City as of first
quarter 2014; the roster is shown in Table 4.0-1 below. The projects listed reflect the land use
assumptions factored into the countywide traffic modeling for the US 101/SR 84 (Woodside
Road) Interchange Project underway concurrent with the technical studies for this EIR. Overall,
the list includes the major projects in proximity to the Specific Plan area and the Harbor View
project site. The cumulative context includes more development than listed Table 4.0-1.
Cumulative conditions established for the traffic analysis in this EIR represent projected
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conditions in 2040, including traffic estimates for probable future developments and selected
roadway system improvements. The joint Santa Clara Valley Transportation Authority (VTA)
and City/County Association of Governments of San Mateo County (C/CAG) travel demand
model (VTA-C/CAG model) was used to develop forecasts for this study (which includes the
cumulative project list in Table 4.0-1). The 2040 cumulative scenario also considers roadway
networks Tier 1 improvements in the Regional Transportation Plan (RTP) for San Mateo County
and in Redwood City’s TIF program, as described in detail in Section 4.14, Transportation and
Traffic. The VTA-C/CAG model has a base year of 2013 and land use inputs were developed by
interpolating between MTC’s year 2010 travel demand model and ABAG’s year 2015
projections.
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TABLE 4.0-1
CUMULATIVE CONTEXT PROJECTS LIST – ALL DEVELOPMENTS UNDER CONSTRUCTION, APPROVED, OR PROPOSED BY CONSTRUCTION END DATE Q1=2014
District

Type

Status

ID

Address

Project Name

Developer

Description

Acres

3

Comm

Pending

X

1200 Blomquist

Inner Harbor
(Malibu Gran Prix)

Jay Paul

Office

1,000-1,200 KSF

3

Resid

Pending

X

1500 Maple St

Inner Harbor Dock Town

Watt Co.

Residential / Health lub

200 - 205

3

Comm

Proposed

15

1400 Seaport Blvd

Westpoint Harbor - Phase 2

DES

2 boathouses, retail, office, storage

50

21,420 SF boat storage /
10,121 SF retail /
6,213 SF office / 1,173
restrooms

3

Comm

3

Comm

UC

9

1831 E. Bayshore Blvd

Facebook Parking Lot

Aaron Pellarin

Parking lot

2

4

Resid

Approved

14

1 Ucelli Blvd

Pete's Harbor

The Paul
S Corporation

Apartments and Marina

13.8

4

Resid

Pending

X

575 E. Bayshore Road

Syufy Site

4

Comm

Proposed

14

650 Bair Island

One Marina Hotel

OTO Development

Hotel

4

Resid

UC

6

650 Bair Island Road

One Marina (from City)

The Paul’s Corporation

249 du (160 occ prior to 1/1/14)

6

Comm

PLAN

X

Downtown Precise Plan

2250

1643

7

Comm

PLAN

X

Downtown Precise Plan

250

183

7

Comm

PLAN

X

1150 Veterans Blvd.

Kaiser Hospital

Kaiser Permanente

New hospital & conversion of
Existing hospital to offices

14

280,000 SF

2011

2014

980

8

Comm

UC

4

1050 Broadway

24 Hour Fitness

Sun Cap Property Group
LLC

Gym facility

2.9

45,880 SF

2013

2014

10

8

Comm

UC

12

405 Broadway

Stanford University

Stanford

Admin office, medical R&D, 4
parking garages

35

1,518,000 SF (200 KSF New by
2020)

2013

2044

700

8

Resid

Proposed

17

1022 10 Ave

1022-1024 10 Ave PD

10 Ave Partners, LLC

Duplexes

0.5

4

TBD

TBD

9

Comm

Approved

13

134 Maple St

Lathrop PARC Skilled Nursing
Facility

Lathrop PARC LLC

Skilled nursing facility

1

60,000 SF / 114 beds

TBD

TBD

40

10

Comm

UC

6

2300 Middlefield Rd

Costco Gas Station Expansion

W.L. Butler Construction

Gasoline station expansion

137.7

20 total gas pumps

2013

2014

5

10

Comm

UC

10

2808 El Camino Real

Fountain Square

Fountain Square Properties

Assisted living

1

37,000 SF / 45 beds

2014

2015

15

12

Comm

UC

3

1230 Hopkins

The Abigail

Abigail Complete Care

Assisted living

0.6

10,390 SF / 24 beds

2013

2014

10

13

Resid

Proposed

15

1675 Kentfield

La Palma

La Palma Development,
LLC

Detached, Single-Family

1

12

TBD

TBD

12

14

Resid

Proposed

16

318 W. Oakwood

Oakwood Subdivision

Ron Grove

Detached, Single-Family

1

6

TBD

TBD

6

14

Comm

UC

5

2550 El Camino Real

University Art

Hagman Group

Retail art supply

1

11,100 SF

2013

2014

14

Resid

UC

3

2580 El Camino Real

Mel’s Bowl

Urban Housing Group

Apartments

2.5

141

2012

2014

141

15

Resid

Approved

13

3700 Laurel Way

Laurel Way Joint Venture

Laurel Way Joint Venture

Detached, Single-Family

5

16

TBD

TBD

16

15

Resid

Proposed

18

1250 Edgewood

Edgewood Development

Joe Ravella

Detached, Single-Family

0.8

3

TBD

TBD

3

15

Comm

UC

2

170 Alameda de las Pulgas

Sequoia Hospital

Catholic Healthcare West

Seismic retrofit, remodel and expand
existing hospital

11

106,000 SF (net new)

2012

2014

15

Resid

UC

7

1410 Valota Rd

1410 Valota Rd Residential

Chamberlain Group

Detached, Single-Family

0.7

5

2014

2014

Ferrari

Size KSF/d.u.

Start

End

203
TBD

TBD

300 SF

2014

2014

402

TBD

TBD

th

th

th

188,747 SF / 177 rooms

37

200

400 - 600
2.8

Jobs
3850

200

Residential / Health Club

Housing Units

402
500

2014

2016

89

25
89

4

17

371
5

SOURCE: Fehr & Peers, 2014 (Redwood City Planning)
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