Redwood City El Camino Real Corridor Plan

Existing Conditions Memorandum #2:
Real Estate Market

October 2016
Prepared by

Redwood City El Camino Real Corridor Plan

Existing Conditions Memorandum #2:
Real Estate Market

October 2016
Prepared by

Table of Contents
1! Introduction and Summary of Findings ..................................................................... 1!
1.1! Summary of Findings ...........................................................................................................................2!
2! Economic and Land Use Overview ............................................................................ 4!
2.1! Economic Context ...............................................................................................................................4!
2.2! Land Use and Development Profile .................................................................................................5!
3! Retail and Lodging Market Assessment .................................................................. 10!
3.1! Redwood City Retail Market ......................................................................................................... 10!
3.2! El Camino Real Retail Market ........................................................................................................ 14!
3.3! Lodging Market Assessment ........................................................................................................... 17!
3.4! Retail and Lodging Conclusions ..................................................................................................... 19!
4! Office Market Assessment ........................................................................................ 20!
4.1! Redwood City Office Market ......................................................................................................... 20!
4.2! El Camino Real Office Market ....................................................................................................... 23!
4.3! Office Market Conclusions ............................................................................................................. 26!
5! Residential Market Assessment ................................................................................ 27!
5.1! Redwood City Residential Market ................................................................................................ 27!
5.2! El Camino Real Residential Market............................................................................................... 31!
5.3! Project Profiles .................................................................................................................................. 33!
5.4! Residential Market Conclusion ...................................................................................................... 35!
Appendix A: Supporting Data and Calculations ........................................................... 36!

Redwood City El Camino Real Corridor Plan

List of Figures
Figure 1: El Camino Real Corridor Planning Area ...............................................................................1!
Figure 2: El Camino Real Pipeline Projects ............................................................................................7!
Figure 3: Average Annual Retail Rent/Sq. Ft. ..................................................................................... 11!
Figure 4: Average Annual Retail Vacancy Rates ................................................................................ 12!
Figure 5: Redwood City Retail Sales Distribution - Citywide ........................................................ 13!
Figure 6: Retail Market Trends, El Camino Real Study Area ......................................................... 16!
Figure 7: Retail Occupancy and Lease Rates, El Camino Real Study Area ................................. 16!
Figure 8: Redwood City Office Space Class Distribution ............................................................... 21!
Figure 9: Average Annual Office Rental Rate/Sq. Ft. ........................................................................ 22!
Figure 10: Average Annual Office Vacancy Rates ............................................................................. 23!
Figure 11: Office Market Trends, El Camino Real Corridor .......................................................... 25!
Figure 12: Office Market Occupancy and Lease Rates, El Camino Real Corridor ................... 25!
Figure 13: Multifamily Median For-Sale Price ..................................................................................... 28!
Figure 14: Average Multifamily Residential Rent per Unit .............................................................. 30!
Figure 15: Average Multifamily Residential Vacancy Rates ............................................................. 30!
Figure 16: Multifamily Residential Market Trends, El Camino Real Corridor ............................ 32!
Figure 17: Market Occupancy and Lease Rates, El Camino Real Corridor ................................ 32!
Figure A1: Project Profile: 103 Wilson ............................................................................................... 36!
Figure A2: Project Profile: 150 El Camino Real – Approved ........................................................ 36!
Figure A3: Project Profile: 1305 El Camino Real – Approved ...................................................... 37!
Figure A4: Project Profile: 1409 El Camino Real - Environmental and Design Review ........... 37!
Figure A5: Project Profile: 204 Franklin – Approved ....................................................................... 37!
Figure A6: Project Profile: 1629 Main - Application Deemed Incomplete .................................. 38!

ii

Existing Conditions Memorandum #2:
Real Estate Market

List of Tables
Table 1: Population and Land Use Comparison – Citywide vs. Study Area ..................................5!
Table 2: El Camino Real Newly Built Commercial Properties .........................................................6!
Table 3: Pending Development within the El Camino Real Corridor Study Area .......................8!
Table 4: Lot Size Distribution Comparison ..........................................................................................9!
Table 5: Redwood City Retail Market Trends – Citywide ............................................................. 10!
Table 6: Redwood City Retail Leakage ............................................................................................... 14!
Table 7: El Camino Real Corridor Retail Market Trends ............................................................... 15!
Table 8: Redwood City Hotel Inventory ............................................................................................ 18!
Table 9: Largest Private Employers Redwood City 2015 ............................................................... 20!
Table 10: Redwood City Office Market Trends ............................................................................... 21!
Table 11: El Camino Real Office Market Trends .............................................................................. 24!
Table 12: Redwood City Building Permits by Housing Type ......................................................... 27!
Table 13: Redwood City Multifamily Residential Market Trends ................................................. 29!
Table 14: El Camino Real Multifamily Residential Market Trends ................................................ 31!
Table A-1: Redwood City Retail Spending Demand – Per Resident Population ....................... 38!
Table A-2: Redwood City Retail Leakage – Per Resident Approach ........................................... 39!
Table A-3: Redwood City Retail Spending Demand – Per Resident and Worker Population39!
Table A-4: Redwood City Retail Leakage – Resident and Worker Approach .......................... 40!

iii

Redwood City El Camino Real Corridor Plan

This page intentionally left blank.

iv

Existing Conditions Memorandum #2:
Real Estate Market

1! Introduction and Summary of Findings
The City of Redwood City retained Economic & Planning Systems, Inc. (EPS), part of a
consultant team being led by Dyett & Bhatia, to prepare this Market Assessment to inform the El
Camino Real Corridor Plan. This Report documents real estate conditions and trends, profiles
recent development projects, and considers future real estate development potential in the
Redwood City’s El Camino Real corridor (see Figure 1).
The economic and market conclusions presented here are based on EPS review of readily
available public and private data sources (including information from the City), visual inspection
of the Corridor, and in-house professional expertise. This report does not address the specific
development challenges that may exist on specific parcels. Regulatory constraints, environmental
factors, traffic impacts, infrastructure requirements, development cost considerations, and other
potential limitations on development will be addressed in future phases of the planning process.
Figure 1: El Camino Real Corridor Planning Area
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1.1! Summary of Findings
1.! While market conditions along El Camino Real are generally strong, existing incomeproducing properties and a land use pattern dominated by small parcels with disparate
ownership present economic obstacles to new development. Redevelopment of an
improved, occupied site requires significant market strength, as the developer’s willingness to
pay for land must be equal to or greater than what another investor would pay for the
income-generating asset. In markets with real estate values that are strong enough to support
the cost of high-density construction (e.g., projects with structured parking and structures
built from steel and/or concrete), such as Redwood City, high density zoning can enable
projects with market value that is sufficient to overcome the high cost of redevelopment. In
the El Camino Corridor, large parcels and assembled sites with depreciated buildings or low
value uses may be positioned for redevelopment during strong market cycles by allowing
higher density development. In addition, redevelopment might be incentivized through
parcel assembly, density bonus programs, shared parking, and other efforts to address the
challenge associated with the existing small lot ownership patterns.
2.! As a heavily traveled corridor with strong regional demographics, retail opportunities on
El Camino Real likely will grow incrementally through adaptive reuse of existing space
and as part of larger mixed-use projects. Redwood City’s El Camino Real is a significant
retail area within the city, comprising approximately one quarter of citywide retail space.
With per-square-foot rental rates that average 10 percent less than the citywide average, the
corridor is well occupied with restaurants, dry goods retail, automobile sales, and personal
and professional service establishments. The retail mix includes independent small businesses
and boutique shops; chain retail and fast food; and automobile sales and service
establishments (e.g., gas stations, repair, dealerships). Vacancy is very low at less than three
percent. While stretches of the corridor include retail that looks somewhat tired or out of
date, the corridor offers relatively low priced retail space for cost-sensitive and value-oriented
businesses. Planning for the corridor could explore a mechanism and incentives to maintain
existing businesses, along with new opportunities for redevelopment. Future retail-related
investments in the corridor could include reinvestment in existing buildings, including
renovations and adaptive reuses, as well as development of larger mixed-use projects with
ground-level retail space, and stand-alone retail in some cases. Existing retail supply and
demand trade flow suggests that additional clothing/apparel and restaurant spaces may be
segments that could be further cultivated through improved place making and access (e.g.,
walkability and parking).
3.! While larger scale and investor driven office development along the corridor may be
viable near Caltrain and Downtown, due to transit, existing business activity, and urban
amenities, market opportunities for office development elsewhere on the corridor are
more modest. The strong Silicon Valley economy supports a robust office market on the
Peninsula, and major employers are seeking large floorplate buildings in office and downtown
clusters near transit. Historically, the El Camino Corridor in Redwood City has not been a
primary office location, with office comprising a modest share of built space in the planning
area and only approximately two percent of the citywide office space total. However, there
may be opportunities for new office development in the El Camino Corridor, particularly
near Caltrain and Downtown (assuming the current commercial development cap is lifted).
More significant office development may be possible if larger parcels or assembled sites are
available. Additionally, smaller office spaces for tech startups, health care services, and
2
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professional services businesses might be developed within mixed-use projects or unique
small-scale, stand-alone projects.
4.! Housing appears to have the greatest market potential to drive redevelopment in the
Corridor in the near term, with immediate opportunities for residential mixed-use
projects on larger parcels and assembled sites. The Bay Area and Peninsula in particular
have seen a dramatic run-up in residential real estate prices in recent years, and Redwood
City has seen a multitude of new multifamily projects, including within the El Camino Real
Corridor. Constrained regional housing stock in Silicon Valley as well as the greater Bay Area
has made multifamily residential a highly attractive product for the developers. Of the nearly
773,000 square feet of new built space that developers have delivered within the El Camino
Real Study Area in the last five years, over ninety percent (717,000 square feet) of that space
was residential. Furthermore, five of the six pipeline projects identified in the study area are
multifamily residential projects which will almost doubling the existing supply of residential
units when built.
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2! Economic and Land Use Overview
This chapter describes the overall socio-economic and land use context for the El Camino Real
corridor. This overview provides background for the real estate market conditions and trends
discussed in subsequent chapters.

2.1! Economic Context
Now solidly established as a Silicon Valley city, Redwood City has experienced substantial
development in recent years. While Oracle and Electronic Arts are longtime employers in the city,
Google and other tech companies have been investing in local real estate. At the end of 2014,
growing cloud-storage company Box Inc. signed a long-term lease for all of the office space in the
spec-built 334,000 square foot Crossing/900 project in downtown Redwood City, near El Camino
Real. In addition, residential developers have been scrambling to meet surging demand for
housing, owing to tech industry growth throughout Silicon Valley.
Much of the new development in Redwood City has been downtown, where a revitalized Fox
Theatre and Courthouse Square have enlivened the City’s urban core, and a 2011 Downtown
Precise Plan set the stage for significant real estate development investments. While El Camino
Real crosses the edge of Downtown, for the most part the Corridor has not experienced the same
level of economic success. Nevertheless, the corridor remains vibrant and is heavily trafficked by
local residents, the regional workforce, and visitors. This high volume of traffic has helped to
sustain a variety of uses in the corridor over the years, despite economic and commute trends that
have favored more centralized and concentrated development activity.
El Camino Real dates back more than 200 years as a key trade route connecting California’s 21
Missions. Modern roadway development of El Camino Real commenced in the early 20th century,
with the San Mateo County segment among the first corridors to be paved. Decades later, during
the middle of the 20th century, this section of El Camino Real followed a development trend
similar to many suburban automobile corridors in the United States. Growing numbers of
residents on the San Francisco Peninsula created new markets for automobile-oriented
commercial development, and “strip center” retail provided convenient services and shopping to
recently formed residential communities.
While this land use format still dominates the El Camino Real corridor, the economic forces that
shaped it have evolved. Perhaps most importantly, full build-out of Route 101 and I-280 starting
in the 1960s gradually eroded El Camino Real’s position as the premiere north-south road
connecting the South Bay to San Francisco, and beyond. While the arterial continues to
accommodate some regional traffic, most trips now entail shorter distances. The development of
major roadways on the Peninsula fueled concentrated commercial development closer to Route
4
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101 interchanges, particularly in shopping mall formats. Additionally, recent growth in Caltrain
ridership also has reinforced increased economic activity clustered near key station area nodes.
Despite these trends, the roughly 2.4-mile segment of El Camino Real that stretches from Eaton
Avenue to Selby Avenue in Redwood City, contains more than 1.0 million square feet of retail
space, one quarter of the citywide total, with an extraordinarily low 2015 vacancy rate of less than
three percent. There also are examples of new development in the corridor, including retail,
office, and multifamily housing projects. With a solid retail base and demand for new
development, Redwood City’s El Camino Real is well positioned to plan for reinvestment and
growth.

2.2! Land Use and Development Profile
Table 1 summarizes population, housing, employment, and land use in the Corridor, as
compared with Redwood City overall. Retail comprises the largest share of built space within the
El Camino Real Planning Area, at over 1.0 million square feet. The retail space in the Planning
Area constitutes one quarter of the citywide total. The Planning Area also includes about 770
residential units, 272,000 square feet of office, about 366,000 square feet of industrial space, and
approximately 480 hotel rooms.1 While retail space in the Planning Area is significant relative to
the citywide total, only about two percent of the City’s residential population and seven percent of
the citywide jobs are located within its boundaries.
Table 1: Population and Land Use Comparison – Citywide vs. Study Area
Item
Population Factors
Population
Employed Residents
Jobs
Housing Units1
Households
Land Use (Built Space)
Retail Inventory (sq. ft.)
Office Inventory (sq. ft.)
Industrial Inventory (sq. ft.)
Lodging Inventory (rooms)

Redwood City

Corridor Planning Area

Share of City Total

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

1,776
1,500
3,581
770
692

2%
5%
7%
3%
2%

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

1,032,115
272,266
365,921
481

25%
2%
8%
40%

Notes:
1.! Housing Units data taken from 2014 Census estimates, does not include recently completed or proposed
projects.
Source: ESRI BAO, ACS Housing Survey, U.S. Census LEHD 2014, CoStar, STR, Economic & Planning Systems, Inc.

1

Housing unit counts from the United States Census Bureau, American Community Survey 2014. These data do not
reflect newly built multifamily residential products that have come online since 2014.
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Recent development along El Camino Real in Redwood City has been limited, with only five new
projects coming to market since 2008. The largest of the five projects was a multifamily residential
apartment building located at 299 Franklin, which accounts for more about 75 percent (581,000
square feet out of 773,000 square feet) of this new development. Table 2 summarizes the recently
built projects in the Planning Area.
Table 2: El Camino Real Newly Built Commercial Properties
Building Address

Year Built

Land Use

Building Area

Dwelling Units

7,521

-

37,500

-

701 El Camino Real

2015

Office

2808 El Camino Real

2015

Health Care

2580 El Camino Real

2015

Multifamily

135,896

141

299 Franklin

2015

Multifamily

580,794

304

2550 El Camino Real

2014

General Retail

11,000

-

772,711

445

Total

Notes:
This data does not include any for-sale housing units that may have been built in the Study Area during this time.
Source: CoStar, new commercial construction, 2008-2015; Economic & Planning Systems, Inc.

While there has been relatively modest development activity along the El Camino Real Corridor
in recent years, there are a number of significant projects in the pipeline. Table 3 presents six
proposed or approved projects in the Planning Area. Of the six pipeline projects along the
corridor, five of them are residential. If and when these pending projects are fully built out they
will almost double the existing residential supply in the Plan Area (from 770 units to
approximately 1,500 units). The location of the current pipeline projects in the Study Area are
illustrated in Figure 2.
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Figure 2: El Camino Real Pipeline Projects
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It is notable that the new projects typically are on larger parcel assemblages, with five of the six
proposed projects in the Planning Area utilizing sites larger than half an acre. This is consistent
with citywide development trends, which reveal that since 2010 more than half (61 percent) of the
new commercial real estate development in the city has occurred on sites greater than half an acre
in size (see Table 3). This trend reflects the fact that smaller lots generally pose more challenges to
developers to achieving the economies of scale necessary to incentivize redevelopment.
Table 3: Pending Development within the El Camino Real Corridor Study Area
Address

Property Type

Status

Notes

Lot Size
(acres)

Units

150 El Camino Real

Residential

Approved

Townhomes

0.4

12

1305 El Camino Real

Residential

Approved

Apartments

0.8

137

204 Franklin St.

Residential

Approved

Apartments

0.7

91

1409 El Camino Real

Residential

Application
Incomplete

Mixed-Use

1.6

346

103 Wilson St.

Residential

Under
Construction

Apartments

1.1

175

1629 Main St.

Commercial

Application
Incomplete

23,170 sq. ft.
office

1.0

-

Total

761

Source: City of Redwood City; Current Development Projects

The building stock in the Planning Area is older than that found in other parts of the city. On
average, buildings in the El Camino Real Corridor are 57 years old, as compared to a citywide
building age of 43 years old. While the stock of relatively old buildings in the Planning Area
suggests it might be ripe for redevelopment, existing business and small lot sizes make full-scale
(i.e., scrape and rebuild) redevelopment challenging. In addition, as stated above, the majority of
recent development in Redwood City has occurred on larger parcels. A key issue within the El
Camino Real Corridor is that more than 80 percent of parcels are smaller than 0.5 acres in size, as
shown in Table 4.
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Table 4: Lot Size Distribution Comparison
Item

Quantity

Percentage

Less than ½ acre

2,477,841

39%

½ acre to 1 acre

326,006

5%

3,621,574

56%

349

82%

Parcels between ½ acre and 1 acre

49

11%

Parcels greater than 1 acre

30

7%

Citywide New Development Square Footage by Parcel Size

Greater than 1 acre

1

El Camino Real Parcel Size Distribution
Parcels up to ½ acre

Notes:
1.!

New (since 2010) and Proposed Commercial Real Estate Development (building square feet)

Source: CoStar, San Mateo County Assessor’s Office
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3! Retail and Lodging Market Assessment
This chapter assesses the market prospects for retail and lodging uses in the El Camino Real
Corridor Planning Area. The assessment considers market trends, supply and demand levels for
specific retail types, and recent projects developed within the corridor.

3.1! Redwood City Retail Market
Redwood City has a healthy retail sector driven by strong resident and worker demographic
characteristics as well as regional accessibility. The total number of retail buildings in Redwood
City has fallen from 493 to 486 from 2008 to 2015. Despite the reduction in overall retail
structures in Redwood City, there has been an increase in total square footage over the same time
period. These data support the notion that retailers in Redwood City are shifting to larger format
buildings which is generally consistent with national retailing trends, especially in auto-oriented
environments.
Table 5: Redwood City Retail Market Trends – Citywide2
Inventory
Change in
Inventory

Vacancy
Square Vacancy
Feet
Rate

Year

No. of
Buildings

Square Feet

2008

493

4,086,256

8,289

-

183,873

2009
2010
2011
2012
2013
2014
2015

495
490
490
491
489
487
486

4,205,986
4,146,587
4,146,587
4,148,844
4,103,146
4,104,425
4,139,120

8,497
8,462
8,462
8,450
8,391
8,428
8,517

119,730
(59,399)
2,257
(45,698)
1,279
34,695

171,681
188,722
173,306
188,978
71,719
54,541
51,890

Net
Absorption

Average Lease Rate
($/Sq. Ft./Yr)

4.5%

(23,333)

$28.89

4.1%
4.6%
4.2%
4.6%
1.7%
1.3%
1.3%

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

$24.81
$25.13
$25.25
$26.33
$29.95
$33.22
$32.14

Source: CoStar; Economic & Planning Systems, Inc.

2

A key metric used is throughout this analysis is “net absorption” which refers to the difference in occupied space at the end of
a given period compared to occupied space at the beginning of the prior period. Net absorption data documents the
market’s ability to fill space, with newly leased space reduced by new vacancies to reveal the overall effect of leasing. Positive
net absorption indicates that the market is supporting increasing levels of occupancy. Other data metrics that are used in
this report are explained in subsequent sections and illustrated through tables and figures.
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Figures 3 and 4 depict the historical retail rent and vacancy rates for Redwood City’s El Camino
Real, citywide, and the broader San Francisco-San Jose-Oakland combined statistical area (CSA).3
As shown, Redwood City’s retail market is performing well when compared to the nine-county
Bay Area in terms of both vacancy rates and rental rates. Overall, these data reveal a very healthy
retail sector with opportunity for future growth, including additional retail development.
Figure 3: Average Annual Retail Rent/Sq. Ft.
$35.00
$30.00
$25.00
$20.00
$15.00
$10.00

$5.00
$0.00
2008

2009

Redwood0City0Retail

3

2010

2011

2012

Bay0Area0CSA0Retail

2013

2014

2015

El0Camino0Real0Corridor0Retail

San Francisco-San Jose-Oakland combined statistical area (CSA) defined by a nine county Bay Area geography.
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Figure 4: Average Annual Retail Vacancy Rates
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El2Camino2Real2Corridor2Retail

RETAIL TRADE FLOWS
The top three sales tax producing retail sectors in Redwood City are (1) Motor Vehicles and Parts,
(2) General Merchandise, and (3) Food Services and Drinking Places. By comparison, the three
retail sectors that make up the smallest share of retail sales value are (1) Clothing and Accessories,
(2) Building Material, Garden and Supplies, and (3) Home Furnishings and Appliances. Figure 5
illustrates the distribution of taxable retail sales by sector in the City of Redwood City. These data
are from the State of California’s Board of Equalization. Detailed definitions of the retail
categories are provided in the Appendix to this report.
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Figure 5: Redwood City Retail Sales Distribution - Citywide

8%
Motor.Vehicles.&.Parts

12%

33%

Home.Furnishings.&.Appliances
Bldg..Matrl,.Garden,.&.Supplies

Food.&.Beverage
Gasoline.Stations
16%

Clothing.and.Accessories
General.Merchandise
7%

3%
10%

6%

5%

Food.Services.&.Drinking.Places
Other.Retail.Group

Source: State of California, Board of Equalization

A common method for evaluating the retail performance and potential of a local market is to
calculate its retail sales leakage. Retail leakage occurs when local retail offerings are undersupplied
relative to local demand, and is identified analytically when local per-capita retail sales fall short
of regional per-capita retail sales averages. Since Redwood City is an employment-rich area, this
analysis estimates retail leakage using a resident plus worker consumer basis, as well as the more
traditional calculation of retail sales per resident. Redwood City retail sales exceed the regional
population-adjusted benchmark by between about $180 million and $352, though the analysis
identifies leakage in five retail categories. Table 6 provides the results of the EPS leakage analysis.
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Table 6: Redwood City Retail Leakage
Residents Only Approach

Residents + Workers Approach

Actual
Supply
($000)

Estimated
Demand ($000)

Supply/Surplus/
Deficit

Estimated
Demand ($000)

Supply/Surplus/
Deficit

$447,358

$178,737

$268,621

$208,667

$238,690

Home Furnishings &
Appliances

$89,705

$85,793

$3,911

$100,160

-$10,455

Bldg. Matrl, Garden, &
Supplies

$66,994

$75,539

-$8,544

$88,188

-$21,194

Food & Beverage

$84,401

$52,950

$31,451

$61,817

$22,584

Gasoline Stations

$142,074

$120,244

$21,830

$140,380

$1,694

$44,488

$94,956

-$50,469

$110,858

-$66,370

General Merchandise

$216,847

$115,271

$101,576

$134,574

$82,273

Food Services & Drinking
Places

$158,285

$164,986

-$6,701

$192,614

-$34,329

Other Retail Group

$113,606

$122,405

-$8,798

$142,902

-$29,296

$1,363,758

$1,010,880

$352,878

$1,180,159

$183,599

Retail Category
Retail and Food Services
Motor Vehicles & Parts

Clothing and Accessories

Total Retail and Food
Services

Source: California Board of Equalization, US Census Bureau

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

3.2! El Camino Real Retail Market
El Camino Real has been impacted by changing commute and shopping patterns that have
affected commercial corridors throughout the U.S. Specifically, starting in 1980s, suburban retail
development trends shifted and retailers sought to locate in regional serving malls and largeformat stores, often with immediate accessibility and visibility to major highways. Developers
constructed regional malls on very large sites with ample room for parking. Big-box and
superstore-anchored center formats followed later and also became a highly successful suburban
shopping format.
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The evolution of retailing away from suburban strip centers toward malls, big-box supercenters,
and now on-line retail, has resulted in challenges for historic retail areas. Small-format retail
space, particularly in auto corridor settings, is a challenging business environment. Today, in
most suburban locations in the U.S., strip centers struggle to compete and commonly suffer from
disinvestment. High-value retail tenants are seeking larger spaces with robust parking facilities at
highly accessible retail centers.
Despite these trends, El Camino in Redwood City contains more than 1.0 million square feet of
retail space, one quarter of the citywide total, with an extraordinarily low 2015 vacancy rate of less
than three percent. This corridor is home to a diverse mix of retail tenants including several larger
format chains (e.g., Safeway, Target, Bed Bath & Beyond), auto dealerships, auto repair,
restaurants (generally fast food), and other retail outlets.
There has been a reduction in the total square footage of retail uses along the El Camino Real
Planning Area in recent years, as shown in Table 7. This trend is largely attributable to existing
retail space being demolished to allow for the development of other land uses along this corridor.
Since 2008, there has only been one retail development in the planning area.
Table 7: El Camino Real Corridor Retail Market Trends
Inventory

Vacancy

No. of
Buildings

Square Feet

Year

Change in
Inventory

Square
Feet

Vacancy
Rate

Net
Absorption

Lease Rate
($/Sq.Ft./Yr)

2008

191

1,089,374

-

47,772

4.4%

7,037

$23.23

2009

190

1,088,054

(1,320)

38,905

3.6%

7,547

$23.30

2010

190

1,088,054

-

32,619

3.0%

6,286

$22.99

2011

191

1,090,311

2,257

32,233

3.0%

2,643

$23.75

2012

190

1,046,883

(43,428)

12,792

1.2%

(23,987)

$24.64

2013

190

1,046,883

-

17,392

1.7%

(4,600)

$27.72

2014

188

1,039,572

(7,311)

35,619

3.4%

(25,538)

$32.54

2015

187

1,032,115

(7,457)

28,162

2.7%

-

$29.00

Source: CoStar; Economic & Planning Systems, Inc.

The Planning Area saw a sharp dip in retail inventory and vacancy rate in 2012, attributable to a
reduction in retail square footage. Retail space was demolished and replaced with new projects,
including the Mel’s Bowling Alley at 2580 El Camino Real that has been replaced by the new
Oakwood Apartments. The reduction in retail space tightened space availability and caused
vacancy to fall to about one percent. Figure 6 illustrates changes in retail inventory, absorption,
and vacancy rates in the El Camino Real Planning Area, while Figure 7 displays the relationship
between average retail lease rates and occupancy rates
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Figure 6: Retail Market Trends, El Camino Real Study Area
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Figure 7: Retail Occupancy and Lease Rates, El Camino Real Study Area
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CORRIDOR DEVELOPMENT ACTIVITY
The El Camino Real Study Area has not attracted significant new retail development in recent
years, and has experienced a net loss of nearly 60,000 square feet of retail space since 2008. During
this same time period, only one new retail project has been constructed along the corridor. This
project, which was delivered to the market in 2012, came in the form of a 11,000-square-foot
stand-alone retail store. The store at 2550 El Camino Real is occupied by a occupied by an art
supply business that relocated from Palo Alto. This project was a redevelopment of an existing
restaurant structure that was demolished and replaced with the modern structure that is seen
there today.

3.3! Lodging Market Assessment
As a centrally located community in the Silicon Valley, and with recent growth in the office
sector, Redwood City is becoming a relatively strong hospitality destination particularly for
business travel. The existing local lodging facilities cover a broad spectrum of market orientation,
ranging from the luxury accommodations of the Sofitel San Francisco Bay to various economy
providers such as Days Inn and Good Nite Inn. This hotel market also features a strong number
of independent hotel operators. Table 8 details the existing inventory of hotel operators in
Redwood City.
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Table 8: Redwood City Hotel Inventory
Property Name

Rooms

Chain Scale

Open Date

Address

Lodging in Corridor
Redwood Creek Inn

38

Indep

Jun-90

1090 El Camino Real

Sequoia Inn

22

Indep

Jun-60

526 El Camino Real

Deluxe Inn

26

Indep

Jun-40

1402 Stafford Street

Best Western Inn Redwood City

31

Midscale

Jun-63

316 El Camino Real

Comfort Inn Redwood City

51

Upper Midscale

Jan-92

1818 El Camino Real

Holiday Inn Express Redwood City

62

Upper Midscale

Sep-01

1836 El Camino Real

Capri Motel

30

Indep

UA

2380 El Camino Real

Budget Inn

40

Indep

UA

2526 El Camino Real

Pacific Inn

75

Indep

Jun-84

2610 El Camino Real

Days Inn Redwood City

68

Economy

Jun-55

2650 El Camino Real

Atherton Park Inn

38

Indep

Jun-89

2834 El Camino Real

Subtotal

481

Lodging Outside Corridor
Pacific Euro Hotel
Good Nite Inn Redwood City
Best Western Plus Executive Suites
Towne Place Suites
Sofitel San Francisco Bay
Citywide Total1

53
124

Indep
Economy

UA

868 Main Street

Jun-67

485 Veterans Boulevard

29

Upper Midscale

Apr-89

25 Fifth Avenue

95

Upper Midscale

Sep-02

1000 Twin Dolphin Drive

Luxury

Sep-87

223 Twin Dolphin Drive

421
1203

Note:
1.! Inclusive of hotels listed above within the corridor area.
Source: Smith Travel Research, Economic & Planning Systems, Inc.

There currently are 16 hotels operating in Redwood City, and the majority of them (11) are
located in the El Camino Real Study Area (70 percent). However, the hotel product along El
Camino Real tends to be smaller and of a lower quality. While hotels in the Planning Area
account for about 70 percent of hotel establishments in the city, they only account for about 40
percent of the total rooms.
Currently, the Redwood City market appears to have a shortage of upscale hotel operators,
though a new Courtyard by Marriot hotel with 177 rooms in the One Marina development will at
least partially address this. Meanwhile, the El Camino Real corridor, particularly the segment that
passes through downtown Redwood City, provides a strategic location for additional future hotels
that can serve the city’s employment center and offer easy access to downtown points of interest
and the Caltrain station. Recent job growth and new residential development increases the
likelihood of new hotel development in Redwood City, potentially on El Camino Real if an
adequate site is available.
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3.4! Retail and Lodging Conclusions
While the 2.4-mile segment of El Camino Real that passes through Redwood City only houses five
percent of citywide population and seven percent of the citywide jobs, the Corridor is home to
nearly 25 percent of Redwood City’s existing retail square footage and 40 percent of the hotel
rooms. While both the retail and lodging sectors appear stable and well occupied, the economic
performance and quality in the Planning Area lags behind the City as a whole.
For retail, new development is faced with the challenge that much of this corridor is already
occupied by existing tenants. Redevelopment efforts along this corridor may take the form of
renovations and adaptive reuse of existing structures. In some cases, demolition of single-story
retail and development of new single-story retail may be financially viable if the replacement
project is of sufficient value. However, generally speaking, replacing existing retail space will likely
require projects with significantly higher density, which would imply integration with additional
land uses on upper floors.
The hotel sector likely faces a similar predicament, although re-positioning an existing property
to more adequately serve the business traveler may make economic sense, especially if the number
of rooms can be expanded. However, parcel size may be a key consideration, since most national
hotel developers would seek sites greater than an acre that can accommodate 100 to 200 rooms. In
addition, the planned Courtyard by Marriot project will likely absorb unmet demand over the
short term.
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4! Office Market Assessment
This chapter evaluates the local and regional market trends affecting the long-term viability of
office uses along the El Camino Real Corridor.

4.1! Redwood City Office Market
Situated in Silicon Valley, one of the most competitive office markets in the Bay Area, Redwood
City is home to several large employers that require large blocks of office space within the city.
Like many of its Silicon Valley neighbors, the mix of major office tenants in Redwood City is
largely made up of technology, biotechnology, and health oriented sectors. Public administration
(government) also is a significant source of local jobs. A complete list of the ten largest employers
in Redwood City is provided in Table 9. Large employers in the city act as major anchors by
providing stability to the office market and attracting additional corporate tenants to the area.
Table 9: Largest Private Employers Redwood City 2015
Company

Employees

Oracle America, Inc.

6,750

Electronic Arts, Inc.

2,367

The Permenente Medical Group

911

Kaiser Foundatoin Hospitals

773

Stanford Hospitals & Clinics

750

Silver Springs Networks, Inc.

602

Equinox, LLC

532

Shutterfly.com, Inc.

481

Genomic Health, Inc.

479

Pacifc Data Images LLC

449

*Note: Includes all private employers with over 400 employees
Source: Redwood City Economic Development, Top Private Employers

Redwood City’s office market is made up of over 12 million square feet of office space, the
majority of which, 53 percent, is designated as Class A. Class B makes up the second largest share
of office space with 33 percent followed lastly by Class C, which makes up only 15 percent of the
total office space in Redwood City. Figure 8 illustrates the distribution of office space by class in
Redwood City.

20

Existing Conditions Memorandum #2:
Real Estate Market

Figure 8: Redwood City Office Space Class Distribution
Class A Office - In general, a class A building is an extremely desirable
investment-grade property with the highest quality construction and
workmanship, materials and systems, significant architectural features, the
highest quality finish and trim, abundant amenities, first rate maintenance

33%

and management. It may have been built within the last 10 years or
renovated.

53%
Class B Office - In general, a class B building offers more utilitarian space
without special attractions. It will typically have ordinary architectural
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15%

floor plans, adequate systems and overall condition.
Class C Office - In general, a class C building is a no-frills, older building
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that offers basic space.

The distribution of office class in Redwood City indicates that this office market is oriented to
serve high-value business tenants. This finding is corroborated by comparing office lease rates in
Redwood City to those in the greater Bay Area. On average, office lease rates in Redwood City are
more than 30 percent greater than the Bay Area as a whole. Table 10 below summarizes the major
office market trends in Redwood City.
Table 10: Redwood City Office Market Trends
Inventory

Vacancy

Year

No. of
Buildings

Square Feet

Change in
Inventory

Square Feet

Vacancy
Rate

Net
Absorption

Average Lease Rate
($/Sq. Ft./Yr)

2008

365

11,944,459

-

1,058,416

8.9%

14,324

$28.07

2009

364

11,910,056

(34,403)

1,544,235

13.0%

(520,222)

$22.61

2010

359

11,878,468

(31,588)

1,469,409

12.4%

43,238

$21.82

2011

359

11,878,468

-

1,220,153

10.3%

249,256

$28.96

2012

358

11,863,708

(14,760)

955,063

8.1%

250,330

$31.51

2013

354

11,817,866

(45,842)

1,009,869

8.5%

(100,648)

$34.91

2014

351

11,805,245

(12,621)

578,862

4.9%

418,386

$38.81

2015

349

12,125,908

320,663

739,001

6.1%

160,524

$44.50

Source: CoStar; Economic & Planning Systems, Inc.
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The total leasable square footage of office space in Redwood City has either gone unchanged or
declined in seven of the previous eight years. However, due to substantial construction activity in
2015, the total market inventory has grown by nearly 200,000 square feet during the study period.
A net increase of 300,000 square feet of office space occurred in 2015 as the cloud-based data
storage company, Box, developed new offices in Redwood City. Vacancy rates, which reached a
high of 13 percent during the economic recession, have fallen to about six percent in 2015.
Additionally, in the past two calendar years, the Redwood City office market has been able to
absorb almost 600,000 square feet of newly built and existing office space.
Figure 9: Average Annual Office Rental Rate/Sq. Ft.
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Figure 10: Average Annual Office Vacancy Rates
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4.2! El Camino Real Office Market
The El Camino Real corridor experienced slow growth in office space inventory from 2008 to
2015, with a net increase of roughly 3,500 square feet. This marginal growth in office space is the
result of one new commercial office structure being added to the market at 701 El Camino Real.
Average lease rates along El Camino Real increased by nearly 65 percent from 2009 to 2015,
however, office rents still lag behind Redwood City citywide averages by more than 15 percent.
Lower lease rates as well as stagnant inventory growth indicates that the El Camino Real Planning
Area likely is a suboptimal office location for most businesses. Table 11 offers a summary of the
major office market trends in the El Camino Real Planning Area.
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Table 11: El Camino Real Office Market Trends
Inventory

Vacancy

Year

No. of
Buildings

Square
Feet

Change in
Inventory

Square
Feet

Vacancy
Rate

Net
Absorption

Lease Rate
($/Sq.Ft./Yr)

2008

46

268,705

-

19,290

7.2%

3,300

$28.07

2009

45

264,745

(3,960)

14,559

5.5%

771

$22.90

2010

45

264,745

-

13,800

5.2%

759

$24.90

2011

45

264,745

-

11,175

4.2%

2,625

$27.56

2012

45

264,745

-

10,313

3.9%

862

$36.04

2013

45

264,745

-

10,588

4.0%

(275)

$34.75

2014

46

272,266

7,521

13,683

5.0%

4,426

$36.06

2015

46

272,266

-

13,683

5.0%

-

$37.60

Source: CoStar; Economic & Planning Systems, Inc.

While the El Camino Real corridor is a less competitive office submarket than other areas of
Redwood City, it has experienced positive net absorption of office space in all but one calendar
year going back to 2008. The Planning Area saw an increase in both net new office square footage
in 2014 as well as an increase in absorption following the development of the new office project at
701 El Camino Real. The ability to absorb this space and maintain a consistent year-over-year
vacancy rate reveals strength in the office market. Figure 11 illustrates the ongoing fluctuations in
inventory, net absorption, and vacancy rates that have been seen in the Planning Area from 2008
to 2015, while Figure 12 displays the relationship between occupancy and lease rates.
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Figure 11: Office Market Trends, El Camino Real Corridor
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Figure 12: Office Market Occupancy and Lease Rates, El Camino Real Corridor
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CORRIDOR DEVELOPMENT ACTIVITY
The office project at 701 El Camino Real was developed by E.A. Davidovits & Co., Inc. in 2014
and represents the only new office structure to be added to the El Camino Real market in recent
years. This property sits on a 0.15-acre site at the corner of El Camino Real and Brewster Avenue
and offers roughly 7,500 square feet of Class B office space. The building, which is 100 percent
leased, currently is listed for sale and has been on the market for over 160 days. While this office
project does not match the scale nor the rents of some of the larger office parks in Redwood City,
it is a strong example of the type of infill office space that could be realized along the El Camino
Real corridor.

4.3! Office Market Conclusions
Redwood City, like many of its neighboring jurisdictions, has become an attractive market for
office development in the Bay Area, especially for high-tech businesses. The recent office
expansion of Box is further indication of the technology sector’s ongoing investment and
presence in Redwood City. The El Camino Real corridor, which currently is largely oriented
toward retail, has not historically been a primary location for office development. However, a
large site near Caltrain/Downtown might support a significant office project and smaller office
products, such as boutique medical office and ground-level offices within larger mixed use
projects have potential further from Downtown on El Camino Real.
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5! Residential Market Assessment
This chapter evaluates residential real estate market conditions in the greater Bay Area, Redwood
City, and the El Camino Real Planning Area. The focus of this residential market assessment is on
multifamily residential product types, given the present and potential future urban form of the El
Camino Real corridor.

5.1! Redwood City Residential Market
For many decades, Redwood City was characterized as a suburban, single-family household
community along the San Francisco Peninsula. However, tremendous population growth in the
Bay Area and robust regional job growth has created a need for large-scale housing development,
including dense multifamily formats. In Redwood City, recent residential developments
commonly have been multifamily buildings with 5 or more housing units. Of the nearly 2,200
permits that have been issued in Redwood City since 2008, roughly 1,800 of them have been for
housing units in a 5+ unit structure. Table 12 shows the distribution of building permits by
housing type in Redwood City.
Table 12: Redwood City Building Permits by Housing Type
Year

Single
Family

2-unit
Structure

3-4 unit
structure

5+ unit
structure

Total

2008

17

-

-

-

17

2009

41

2

-

103

146

2010

46

-

-

-

46

2011

82

-

-

34

116

2012

93

-

-

287

380

2013

17

-

3

409

429

2014

10

-

3

768

781

2015

51

-

-

76

127

2016

2

-

-

134

136

359

2

6

1,811

2,178

Total

Source: HUD Building Permit Database, Redwood City
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FOR-SALE MULTIFAMILY HOUSING
Despite an increasing supply of dwelling units in Redwood City in recent years, median sales
prices have continued to rise. Since 2011, median condominium sales prices in the City have
increased from under $500,000 to approximately $900,000, an increase of 70 percent over the last
five years. Prices in Redwood City are notably higher that in the greater Bay Area, as shown in
Figure 13, highlighting the city’s competitiveness as a residential location.
Figure 13: Multifamily Median For-Sale Price4
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RENTAL MULTIFAMILY HOUSING
The Redwood City multifamily rental housing market is made up of 588 residential buildings that
combine to offer more than 10,000 housing units. Regional housing constraints and the growing
employment base of Silicon Valley have resulted in a very competitive housing market in
Redwood City, where vacancy rates dropped to under two percent between 2010 to 2012.
Constrained supply and growing rents have justified the construction of new multifamily housing
units within Redwood City. From 2013 to 2015, nearly 1,200 additional rental housing units were
introduced to the market, with more under construction and proposed. Table 13 below
summarizes the major ongoing trends in Redwood City’s multifamily housing market.

4

Median for sale prices are provided by Zillow Data.
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Table 13: Redwood City Multifamily Residential Market Trends
Inventory

Vacancy

Year

No. of
Buildings

Number of
Units

Change in
Inventory

Vacant Units

Vacancy Rate

Average Monthly
Rent/Unit

2008

581

8,877

-

192

2.2%

$1,445.00

2009

581

8,877

-

207

2.3%

$1,377.00

2010

582

8,919

42

167

1.9%

$1,442.00

2011

582

8,919

-

124

1.4%

$1,570.00

2012

582

8,919

-

91

1.0%

$1,681.00

2013

583

9,051

132

315

3.5%

$1,869.00

2014

586

9,660

609

265

2.7%

$2,180.00

2015

588

10,105

445

276

2.7%

$2,477.00

Source: CoStar; Economic & Planning Systems, Inc.

Like residential sales prices, rental rates in in Redwood City are outperforming those seen in the
greater Bay Area as well, by a margin of more than $400 per month. The local vacancy rate is
somewhat higher that what is observed regionally, likely due to the ongoing market absorption
(lease up) of recently delivered residential projects in the city. Figures 14 and 15 illustrate the
historical performance of the residential rental market in the Bay Area, Redwood City, and in the
El Camino Real Planning Area. Note that because the rental inventories in Redwood City and the
El Camino Real are modest compared to the Bay Area, a few projects can create striking
fluctuations in pricing and vacancy.
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Figure 14: Average Multifamily Residential Rent per Unit
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Figure 15: Average Multifamily Residential Vacancy Rates
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5.2! El Camino Real Residential Market
Of the roughly 10,000 residential rental units in Redwood City, 10 percent of them, about 1,000
units are located within the Planning Area. On average, these units generate similar rental rates to
those seen citywide. The vacancy rate in the Planning Area is about two percent lower than
citywide. Like other more densely developed areas within Redwood City, the El Camino Real
corridor is experiencing a surge in developer interest in residential projects. One large-scale
apartment project entered the market in 2015 and several other projects are either proposed or
under construction.5 Of the proposed residential developments, the largest is a 350-unit, mixeduse structure located at 1409 El Camino Real.
Table 14: El Camino Real Multifamily Residential Market Trends
Inventory

Vacancy
Net
Absorption

Average
Monthly
Rent/Unit

Year

No. of
Buildings

Number of
Units

Change in
Inventory

Vacant
Units

Vacancy
Rate

2008

51

921

-

21

2.3%

2009

51

921

-

29

3.1%

-8

$1,548.00

2010

51

921

-

15

1.6%

14

$1,605.00

2011

51

921

-

14

1.5%

1

$1,727.00

2012

51

921

-

8

0.9%

6

$1,815.00

2013

51

921

-

12

1.3%

-4

$2,004.00

2014

51

921

-

19

2.1%

-7

$2,203.00

2015

52

1,062

141

13

1.2%

147

$2,436.00

$1,629.00

Source: CoStar; Economic & Planning Systems, Inc.

In 2015, 141 units came onto the market with the completion of the Oakwood Apartments. These
units were almost immediately absorbed by the market and despite a sharp increase in housing
stock during 2015, the El Camino Real corridor finished the year with fewer total vacant units
(13) than it did in the previous calendar year (19). Multifamily residential development has, for
the most part, taken place on larger parcels assemblages located along El Camino Real. The
corridor is not well supplied with large parcels, which could lead to a slowing of this development
type in the future due to site assemblage challenges and physical space constraints.

5

See Table 3 of this report for a list of the pipeline projects along the El Camino Real Corridor. Additionally, more indepth information of each project is provided in the Appendix.
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Figure 16: Multifamily Residential Market Trends, El Camino Real Corridor
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Figure 17: Market Occupancy and Lease Rates, El Camino Real Corridor
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5.3! Project Profiles
As noted, the Planning Area has experienced a surge in residential development interest and
activity in recent years. Project profiles for recently-completed multifamily projects located in the
Planning Area are provided below as an indication of the type of products that are being pursued
(additional project profiles for pipeline projects in the Planning Area are provided in the
Appendix).

2580 EL CAMINO REAL
The Oakwood, located at 2580 El Camino Real, is a Class A, masonry constructed multifamily
building that was developed by Summer Hill Homes. This structure houses 141 residential units,
103 of which are 1-bedroom units, 37 are 2-bedroom units, and 1 is a studio. By providing up-todate amenities, this apartment complex has been tailored to a high-end renter. Amenities within
the Oakwood include private balconies, pool, spa, and a fitness center. Additionally, the units
feature high-end appliances, finishes and come fully furnished.6

6

Data on average monthly rental rates and vacancy rates for the Oakwood was not readily available.
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299 FRANKLIN STREET
The recently constructed multifamily project at 299 Franklin Street is a mid-rise residential
building that is comprised of 305 dwelling units on a 2.3-acre site. The building consists of six
stories, including five residential levels and one above-grade level of podium parking level.
Another level of podium parking partially subterranean. In all, the project provides 361 parking
spaces on-site. This project required the assemblage of 11 parcels. As the newest multifamily
product to enter the El Camino Real Study Area, 299 Franklin commands average rents per
square foot in excess of $4 per month. Project-wide vacancy is approximately three percent.
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1533 EL CAMINO REAL
Built in 2002, the Franklin Street Apartments project represents the first Class A multifamily
residential development along El Camino Real in Redwood City. This 5-story project provides
206 housing units, 89 of which are 1-bedroom units, while 117 are 2-bedroom units. The project
includes 31 below market rate units. In addition to housing, is the project includes 10,000 square
feet of ground-floor retail. Despite the introduction of newer housing products to the Redwood
City market, this complex maintains a healthy vacancy rate of 5.8 percent and strong rents for the
market rate units, ranging from $3.50 per square foot for 2-bedrooms to $4.10 per square foot for
1-bedrooms.

5.4! Residential Market Conclusion
The City of Redwood City is experiencing substantial growth in residential values, including
rental rates and for-sale prices. In response to these market forces, the City has seen a spike in
new development, particularly multifamily rental products. As a city that is made up of
predominately single-family households, there are limited areas that could potentially
accommodate new multifamily housing. Downtown Redwood City, has experienced the most
dramatic increase in housing units in recent years, but the El Camino Real study area also is well
positioned to absorb a future growth.
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Appendix A: Supporting Data and
Calculations
Major Pipeline Projects
Figure A1: Project Profile: 103 Wilson
•!
•!
•!
•!

175-dwelling units
1.1-acre site
154 DU / Acre density
7 floors (5 levels of residential over 2
level podium garage)
•! 202 parking spaces
•! 1.5 parking spaces / DU
•! Assemblage of 7 parcels
Figure A2: Project Profile: 150 El Camino Real – Approved
•!
•!
•!
•!
•!
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12 townhomes
0.4-acre site
30 DU / Acre density
30 private parking spaces
2.5 private parking space / DU
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Figure A3: Project Profile: 1305 El Camino Real – Approved
•!
•!
•!
•!

137 dwelling units (rental)
0.8-acre site
171 DU / Acre density
6 levels of residential, one level of
underground parking, and one level of
above ground parking
•! 153 private parking spaces
•! 1.1 private parking spaces / DU
•! Demolition of three existing buildings

Figure A4: Project Profile: 1409 El Camino Real - Environmental and Design Review
•! 350 dwelling units (including 35
affordable units)
•! 6,000 square feet of ground floor retail
•! 1.6-acre site
•! 219 DU / acre (+retail) density
•! 8 stories
•! 3 levels of underground parking
•! 43 private parking spaces
•! 1.3 private parking spaces / DU
Figure A5: Project Profile: 204 Franklin – Approved
•!
•!
•!
•!

91 dwelling units (rental)
0.7-acre site
130 DU / acre density
6 levels of residential, two levels of
parking
•! 120 private parking spaces
•! 1.3 private parking spaces / DU
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Figure A6: Project Profile: 1629 Main - Application Deemed Incomplete
•!
•!
•!
•!
•!
•!

23,170 square feet of office
2 dwelling units
0.99-acre site
0.96 floor-to-area ration (incl. Garage)
90 private parking spaces
23.5 private parking space / 1,000 SF
(excl. garage)

RETAIL LEAKAGE CALCULATIONS
Table A-1: Redwood City Retail Spending Demand – Per Resident Population
Retail Category
Residential Population

Regional Retail
Spending

Regional Spending
per Capita

Redwood City
Retail Demand

2,653,186

82,881

Retail and Food Services
Motor Vehicle and Parts Dealers

$5,721,721,539

$2,157

$178,736,810

Home Furnishings and Appliance Stores

$2,746,408,673

$1,035

$85,793,117

Bldg. Matrl. and Garden Equip. and Supplies

$2,418,140,700

$911

$75,538,586

Food and Beverage Stores

$1,695,029,072

$639

$52,949,814

Gasoline Stations

$3,849,252,776

$1,451

$120,244,084

Clothing and Clothing Accessories Stores

$3,039,745,905

$1,146

$94,956,471

General Merchandise Stores

$3,690,053,068

$1,391

$115,270,957

Food Services and Drinking Places

$5,281,517,280

$1,991

$164,985,581

Other Retail Group

$3,918,414,331

$1,477

$122,404,573

$32,360,283,344

$12,197

$1,010,879,993

Total Retail and Food Services

*Note: Regional Spending in this model refers to retail spending in San Mateo & Santa Clara Counties, this
geography is also referred to as "Silicon Valley" in parts this report.
Source: State of California Board of Equalization, US Census Bureau

38

Existing Conditions Memorandum #2:
Real Estate Market

Table A-2: Redwood City Retail Leakage – Per Resident Approach
Retail Sales
Demand

Supply (Taxable Sales)

Unmet Demand
(Leakage)

178,736,810

$447,357,793

-$268,620,983

Home Furnishings & Appliances

85,793,117

89,704,511

-3,911,394

Bldg. Matrl, Garden, & Supplies

75,538,586

66,994,324

8,544,262

Food & Beverage

52,949,814

84,400,545

-31,450,731

Gasoline Stations

120,244,084

142,074,249

-21,830,165

94,956,471

44,487,692

50,468,779

General Merchandise

115,270,957

216,847,309

-101,576,352

Food Services & Drinking Places

164,985,581

158,284,706

6,700,875

Other Retail Group

122,404,573

113,606,458

8,798,115

$1,010,879,993

$1,363,757,587

-$352,877,594

Retail Category
Retail and Food Services
Motor Vehicles & Parts

Clothing and Accessories

Total Retail and Food Services

Source: California Board of Equalization, US Census Bureau

Table A-3: Redwood City Retail Spending Demand – Per Resident and Worker
Population
Retail Category
Residential and Employment Population

Regional Retail
Spending

Regional Spending
per Capita

Redwood City
Retail Demand

4,031,906

147,041

Retail and Food Services
Motor Vehicle and Parts Dealers

$5,721,721,539

$1,419

$208,667,478

Home Furnishings and Appliance Stores

$2,746,408,673

$681

$100,159,745

Bldg. Matrl. and Garden Equip. and Supplies

$2,418,140,700

$600

$88,188,025

Food and Beverage Stores

$1,695,029,072

$420

$61,816,612

Gasoline Stations

$3,849,252,776

$955

$140,379,755

Clothing and Clothing Accessories Stores

$3,039,745,905

$754

$110,857,564

General Merchandise Stores

$3,690,053,068

$915

$134,573,845

Food Services and Drinking Places

$5,281,517,280

$1,310

$192,613,514

Other Retail Group

$3,918,414,331

$972

$142,902,032

$32,360,283,344

$8,026

$1,180,158,571

Total Retail and Food Services

*Note: Regional Spending in this model refers to retail spending in San Mateo & Santa Clara Counties, this
geography is also referred to as "Silicon Valley" in parts this report.
Source: State of California Board of Equalization, US Census Bureau
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Table A-4: Redwood City Retail Leakage – Resident and Worker Approach
Demand

Supply (Taxable Sales)

Unmet Demand
(Leakage)

Motor Vehicles & Parts

$208,667,478

$447,357,793

-$238,690,315

Home Furnishings & Appliances

$100,159,745

89,704,511

10,455,234

Bldg. Matrl, Garden, & Supplies

$88,188,025

66,994,324

21,193,701

Food & Beverage

$61,816,612

84,400,545

-22,583,933

Gasoline Stations

$140,379,755

142,074,249

-1,694,494

Clothing and Accessories

$110,857,564

44,487,692

66,369,872

General Merchandise

$134,573,845

216,847,309

-82,273,464

Food Services & Drinking Places

$192,613,514

158,284,706

34,328,808

Other Retail Group

$142,902,032

113,606,458

29,295,574

$1,180,158,571

$1,363,757,587

-$183,599,016

Retail Category
Retail and Food Services

Total Retail and Food Services

Source: California Board of Equalization, US Census Bureau

RETAIL INDUSTRY DEFINITIONS
Motor Vehicle and Parts Dealers
441 Motor Vehicle and Parts Dealers
Industries in the Motor Vehicle and Parts Dealers subsector retail motor vehicles and parts from
fixed point-of-sale locations. Establishments in this subsector typically operate from a showroom
and/or an open lot where the vehicles are on display. The display of vehicles and the related parts
require little by way of display equipment. The personnel generally include both the sales and
sales support staff familiar with the requirements for registering and financing a vehicle as well as
a staff of parts experts and mechanics trained to provide repair and maintenance services for the
vehicles. Specific industries have been included in this subsector to identify the type of vehicle
being retailed.
Home Furnishings and Appliance Stores
442 Furniture and Home Furnishings Stores
Industries in the Furniture and Home Furnishings Stores subsector retail new furniture and home
furnishings from fixed point-of-sale locations. Establishments in this subsector usually operate
from showrooms and have substantial areas for the presentation of their products. Many offer
interior decorating services in addition to the sale of products.
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443 Electronics and Appliance Stores
Industries in the Electronics and Appliance Stores subsector retail new electronics and appliances
from point-of-sale locations. Establishments in this subsector often operate from locations that
have special provisions for floor displays requiring special electrical capacity to accommodate the
proper demonstration of the products. The staff includes sales personnel knowledgeable in the
characteristics and warranties of the line of goods retailed and may also include trained repair
persons to handle the maintenance and repair of the electronic equipment and appliances. The
classifications within this subsector are made principally on the type of product and knowledge
required to operate each type of store.
Building Material and Garden Equipment and Supplies
444 Building Material and Garden Equipment and Supplies Dealers
Industries in the Building Material and Garden Equipment and Supplies Dealers subsector retail
new building material and garden equipment and supplies from fixed point-of-sale locations.
Establishments in this subsector have display equipment designed to handle lumber and related
products and garden equipment and supplies that may be kept either indoors or outdoors under
covered areas. The staff is usually knowledgeable in the use of the specific products being retailed
in the construction, repair, and maintenance of the home and associated grounds.
Food and Beverage Stores
445 Food and Beverage Stores
Industries in the Food and Beverage Stores subsector usually retail food and beverage
merchandise from fixed point-of-sale locations. Establishments in this subsector have special
equipment (e.g., freezers, refrigerated display cases, refrigerators) for displaying food and
beverage goods. They have staff trained in the processing of food products to guarantee the
proper storage and sanitary conditions required by regulatory authority.
Gasoline Stations
447 Gasoline Stations
Industries in the Gasoline Stations subsector retail automotive fuels (e.g., gasoline, diesel fuel,
gasohol, alternative fuels) and automotive oils or retail these products in combination with
convenience store items. These establishments have specialized equipment for the storage and
dispensing of automotive fuels.
Clothing and Clothing Accessories Stores
448 Clothing and Clothing Accessories Stores
Industries in the Clothing and Clothing Accessories Stores subsector retail new clothing and
clothing accessories merchandise from fixed point-of-sale locations. Establishments in this
subsector have similar display equipment and staff that is knowledgeable regarding fashion trends
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and the proper match of styles, colors, and combinations of clothing and accessories to the
characteristics and tastes of the customer.
General Merchandise Stores
452 General Merchandise Stores
Industries in the General Merchandise Stores subsector retail new general merchandise from
fixed point-of-sale locations. Establishments in this subsector are unique in that they have the
equipment and staff capable of retailing a large variety of goods from a single location. This
includes a variety of display equipment and staff trained to provide information on many lines of
products.
Food Services and Drinking Places
722 Food Services and Drinking Places
Industries in the Food Services and Drinking Places subsector prepare meals, snacks, and
beverages to customer order for immediate on-premises and off-premises consumption. There is
a wide range of establishments in these industries. Some provide food and drink only; while
others provide various combinations of seating space, waiter/waitress services and incidental
amenities, such as limited entertainment. The industries in the subsector are grouped based on
the type and level of services provided. The industry groups are special food services, such as food
service contractors, caterers, and mobile food services; drinking places; and restaurants and other
eating places.
Food and beverage services at hotels and motels; amusement parks, theaters, casinos, country
clubs, and similar recreational facilities; and civic and social organizations are included in this
subsector only if these services are provided by a separate establishment primarily engaged in
providing food and beverage services.
Excluded from this subsector are establishments operating dinner cruises. These establishments
are classified in Subsector 487, Scenic and Sightseeing Transportation because they utilize
transportation equipment to provide scenic recreational entertainment.
Other Retail Group
446 Health and Personal Care Stores
Industries in the Health and Personal Care Stores subsector retail health and personal care
merchandise from fixed point-of-sale locations. Establishments in this subsector are characterized
principally by the products they retail, and some health and personal care stores may have
specialized staff trained in dealing with the products. Staff may include pharmacists, opticians,
and other professionals engaged in retailing, advising customers, and/or fitting the product sold
to the customer's needs.
451 Sporting Goods, Hobby, Musical Instrument, and Book Stores
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Industries in the Sporting Goods, Hobby, Musical Instrument, and Book Stores subsector are
engaged in retailing and providing expertise on the use of sporting equipment or other specific
leisure activities, such as needlework and musical instruments. Book stores are also included in
this subsector.
453 Miscellaneous Store Retailers
Industries in the Miscellaneous Store Retailers subsector retail merchandise from fixed point-ofsale locations (except new or used motor vehicles and parts; new furniture and home furnishings;
new appliances and electronic products; new building materials and garden equipment and
supplies; food and beverages; health and personal care goods; gasoline; new clothing and
accessories; and new sporting goods, hobby goods, books, and music). Establishments in this
subsector include stores with unique characteristics like florists, used merchandise stores, and pet
and pet supply stores as well as other store retailers.
454 Nonstore Retailers
Industries in the Nonstore Retailers subsector retail merchandise using methods, such as the
broadcasting of infomercials, the broadcasting and publishing of direct-response advertising, the
publishing of paper and electronic catalogs, door-to-door solicitation, in-home demonstration,
selling from portable stalls and distribution through vending machines. Establishments in this
subsector include mail-order houses, vending machine operators, home delivery sales, door-todoor sales, party plan sales, electronic shopping, and sales through portable stalls (e.g., street
vendors, except food). Establishments engaged in the direct sale (i.e., nonstore) of products, such
as home heating oil dealers and newspaper delivery service providers are included in this
subsector.
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