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RECOMMENDATION 
The primary question before the Planning Commission is whether the Marina Shores 
Village project is appropriate for the Bayfront area of Redwood City.  If the Planning 
Commission’s decision on that issue is “yes”, staff recommends adoption of the Precise 
Plan, which is designed to ensure that the project will be built, over the next two 
decades, as an attractive urban environment. 
 
The Precise Plan will set the standards for the development over the life of the project.  
As each portion of the project is designed in detail, the developer will have to apply for a 
Planned Community Permit for each phase.  Each application will then be reviewed to 
ensure that it conforms to the Precise Plan.   
 
The developer has indicated their disagreement with some of the standards and 
provisions of the Precise Plan, and has proposed some modifications to the Precise 
Plan. Some of these proposed modifications to the Precise Plan include: 
 

•  Buildings exceeding 50’ that encroach within 50’ of the esplanades. 
•  Street widths 
•  Building heights and floorplates 

 
A summary of these modifications will be presented to the Planning Commission prior to 
its March 2 meeting. 
 
While staff has tried to be sensitive to the developer’s need for as much certainty as 
possible, to enable them to finance the project, staff did not have time to understand and 
make any recommendations on their proposed changes.  Their language changes were 
presented and reviewed at a meeting with staff on February 10, 2004, and a subsequent 
meeting on February 12, 2004.  The developer proposed to leave most of the Plan’s 
development standards in place but suggested a variety of significant exceptions to the 
standards.  It was evident that the extent and variety of the exceptions sought made the 
existing standards no longer relevant.   
 
If the Commission believes those modifications should be considered in the Precise 
Plan, then it would be appropriate to refer the proposed changes to the staff for review 
and recommendation for consideration by the Commission at a later meeting.  We do not 
recommend that the Commission attempt to resolve these technical issues during the 
public hearing without review and recommendations from staff.  Staff also recommends 
that at the hearing on March 2 the Planning Commission review the Precise Plan as 
proposed, open the public hearing, and begins to take public testimony. Staff anticipates 
there will have to be a number of public meetings on the Precise Plan. 
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EXECUTIVE SUMMARY 
This staff report examines the planning issues associated with a large mixed use project, 
Marina Shores Village, located in the Bayfront area of Redwood City.  The project 
consists of 1,930 units, including some affordable housing for very low and moderate 
income households, 25,000 sq. ft. of retail space, and 150,000 sq. ft. of office space, a 
site for a hotel, and numerous public spaces and amenities.  This report summarizes the 
attached Precise Plan and highlights those requirements necessary to create an 
attractive urban place. It also raises important policy questions regarding the vision of 
Redwood City’s future. 
 
The Precise Plan provides development standards and design guidelines to create a 
pleasing urban place in the Bayfront area.  Staff and the developer have tried to create a 
project which is dynamic, has attractive and active public spaces, and provides 
substantial waterfront access and amenities. The project’s relatively high density will 
further create an urban feel with pedestrian services and attractions. Marina Shores 
Village is intended to be a “nice place” and destination for the community.   
 
At the same time the project’s isolation and lack of transportation linkages to the rest of 
Redwood City (across Highway 101) may not be consistent with the City’s recent transit-
oriented and smart growth directives. The Precise Plan attempts to build in some 
transportation safeguards and monitoring programs by requiring certain improvements, 
but the effectiveness of these transportation improvements is uncertain.  The City does 
not want Marina Shores Village to become an isolated and separate community. 
 
Marina Shores Village will include some of the tallest structures in the City and will 
certainly impact the City’s skyline. It will begin to focus attention to the east side of 
Highway 101, similar to what the Oracle Campus did in Redwood Shores.  It will also 
exceed the maximum residential density currently allowed by the City’s General Plan. 
However, such building density and its resulting population are not necessarily negatives 
since concentration of population is a prerequisite for active and enjoyable urban spaces. 
 
Marina Shores Village thus raises a fundamental policy question for the City:  
 

Does the City of Redwood City think it is appropriate to create an attractive 
urban residential environment in this “Bayfront” location? 

 
If the Community’s value is to transform itself into a more “urban” feel and texture, and it 
wants to do so in the Bayfront area in order to take advantage of the location’s natural 
features, then the City should approve the Marina Shores Village Precise Plan as 
proposed. This action will produce both positive and negative results: an attractive 
destination where people will want to both live and play, but also resulting traffic and 
congestion. 
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However, if the City wishes to retain low intensity uses in the Bayfront area and focus its 
more intense urban development on the downtown and redevelopment area, then it may 
not want to approve Marina Shores Village and its associated Precise Plan as proposed. 
 
INTRODUCTION AND REPORT ORGANIZATION 
Marina Shores Village is a large mixed use development that will transform the Bayfront 
area into a new and significant urban neighborhood consisting of numerous residential 
high rise towers, local serving commercial uses, and public amenities.  Because of its 
complexity and potential neighborhood transformation, staff has prepared the Marina 
Shores Village Precise Plan (“Precise Plan”) to govern its development1.  The purpose of 
the Precise Plan is to establish the urban design policies and principles that the City 
desires for the area as a whole. 
 
Marina Shores Village is proposed to be built over a 15 - 20 year period.  During that 
time, factors and markets may change.  There may be a new developer and proposed 
changes to design, scale, and concepts.  Because of this possibility, staff has structured 
the Precise Plan to define how the city wishes to see the area develop. 
 
There are three parts to the Marina Shores Village staff report. First, there is the staff 
report which provides an overview of the proposed project, planning issues, staff 
discussion and recommendation. Second, under separate cover, there is the actual 
Precise Plan which is the guiding document for the project.  A key part of the Precise 
Plan is the administration section which describes how future staff will review and assure 
that a quality project is built.  Third, attached to the Precise Plan are the project 
conditions which describe all the requirements staff will impose on the project at this 
initial stage of review.  
 
A project of this size and scale requires the input of many City Departments and 
consultants.  For this reason City staff and various consultants will be available at the 
public hearings for the project.   
 
PROJECT DESCRIPTION 
Marina Shores Village is a mixed use residential/commercial complex located in the 
Bayfront area of Redwood City, East of Highway 101.  Please see the following location 
map and site plan.  The project will actually sit on two non-contiguous sites, the 
Peninsula Marina site and Pete’s Harbor site.  The total project site is approximately 46.5 
acres. The two sites are separated by an existing residential development, The Villas at 
Bair Island (a 155 unit apartment complex together with the 100 slip Bair Island Marina). 
 
 

 
                                            
1 The Precise Plan is considered a Draft Precise Plan until City Council adoption. Staff anticipates there 
will be changes to the Precise Plan as it is discussed and reviewed by the Planning Commission.  
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phase will require an additional City review via a Planned Community Permit, and each 
phase will have to be in conformance with the overall Precise Plan.  The Planning 
Commission will review each Planned Community Permit at the time of submittal. 
Please refer to the attached process flow chart entitled “Precise Plan Implementation” 
for more information.   
 
A site must be zoned Planned Community District (“P” District) at the same time a 
Precise is adopted for the site.  Recent examples of Precise Plans include the Kaiser 
Hospital Campus and a high density residential project (“The Flats”) on Walnut Street.  
All Precise Plans must conform to the City’s General Plan.   
 
In addition to the Planning Commission review, the Architectural Review Committee 
(ARC) will review the building architecture at each phase, and will then make its 
recommendation to the Planning Director. 
 
General Plan Amendment 
The General Plan (GP) will have to be amended to make this project possible.  The 
City’s General Plan currently sets 40 units per net acre (“net density”) as the highest 
residential density4.  As proposed Marina Shores Village would have an overall net 
residential density of 61.3 units per net acre, i.e. a 53% increase over what is currently 
allowed. 
 
If the Planning Commission and City Council decide to amend the GP, then staff 
recommends that the General Plan be amended to allow a higher density land use 
category that covers the Peninsula Marina and Pete’s Harbor sites only, and that it only 
be implemented through the drafting and approval of a Precise Plan for the area.  
Special circumstances and findings must be made within the Precise Plan to allow this 
higher density.  This topic is further discussed in the Density section below. 
 
Development Agreement 
The applicant has requested that the City enter into a development agreement (DA).  A 
DA is a contract between the City and the developer which provides the developer with 
security or “vesting rights”.  The City gets a legally binding promise that the development 
will conform to the Precise Plan and the developer will construct all the infrastructure 
improvements, amenities, etc. The developer gets a legally binding promise or right that 
he will be able to build the project in the future. 
 
The proposed DA is mainly concerned with vesting rights and refers to the Precise Plan 
as the overall project approval.  While the Precise Plan must accurately reflect what the 
City wants, the DA must “set in stone” the final project approval, maximum number of 

                                            
4 Density is the number of units divided by land area. Net density excludes certain areas such as streets, 
easements, water areas, etc.  For the purpose of Marina Shores Village, the residential net density does 
not include the marinas, streets, and commercial/retail sites.  
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units, utilities, phasing, how amendments will be processed, terms, and other important 
elements. Unlike the Precise Plan, the DA requires both parties to agree to it. 
   
The DA is currently being reviewed by staff together with the developer’s attorney. The 
DA together with staff’s recommendation will be submitted to the Planning Commission 
at a subsequent meeting. 
 
KEY PLANNING ISSUES 
Some of the key planning issues identified for the project include: traffic and 
transportation, building height, urban design, density, water and sewer, schools, 
affordable housing, and public access/parks.  Each is discussed below. 
 
Traffic and Transportation  
The Marina Shores project is located in an area currently isolated from the City’s 
primary roadway system and from readily available transit opportunities. The project’s 
EIR identified about two dozen significant traffic impacts resulting from the development, 
either at local intersections or along stretches of Hwy. 101. Some of these impacts may 
be mitigated by proposed improvements, but many others (17) will remain significant 
even after required improvements are in place. Staff believes that, to effectively address 
these concerns, an exemplary traffic and transportation program must be applied in the 
Precise Plan, along with a land use mix that encourages non-auto trips internal to the 
project. 
 
Chapter III of the Precise Plan identifies extensive traffic and transportation 
improvements that are necessary to minimize the impact of the development and to 
enhance linkages from the area to the rest of the Bayfront area and to downtown. These 
requirements include off-site capital improvements, provisions for transit, and 
Transportation Demand Management (TDM) measures.  Each are summarized below: 
 
Capital Improvements 
A number of required capital improvements are listed on page 67 of the Precise Plan. 
These include off-site roadway improvements, a pedestrian-bicycle undercrossing of 
Hwy. 101, and various signalization improvements. The most substantial and significant 
of these are: 
 

1. Blomquist Street Extension – Blomquist Street would be extended from Maple 
Street northwest past Docktown and over Redwood Creek to link to Bair Island 
Road and East Bayshore Drive at the project site. The City’s preferred design 
includes traffic “roundabouts” at Blomquist’s intersections at both Maple Street 
and Bair Island Road. Pursuant to the EIR for the project, this should be in place 
prior to buildout of 750 or more units in the vicinity, to avoid potential emergency 
service impacts. (Staff, however, is recommending that this improvement be 
completed at the initial phase or at the time the City requests the funds from the 
developer). The Precise Plan requires that the applicant provide a substantial 
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share of the funding for the extension prior to occupancy of 500 units in the 
project. The City has already collected approximately $5 million towards a 
project construction total cost estimate of $10 million. The Marina Shores Village 
commitment of the remainder will likely range from $4 to $4.5 million, depending 
on the contributions of other involved projects. The developer will pay his 
contribution upon the request of the City. The roadway extension is presently in 
the design stage, and construction within the project timeframe is considered to 
be realistic.  

 
2. Pedestrian/Bicycle Undercrossing of Hwy. 101 – In order to enhance 

nonmotorized access to and from the Bayfront, downtown and other areas of the 
City, a pedestrian/bicycle undercrossing of Hwy. 101 is included in the Precise 
Plan, and the Marina Shores development would contribute substantially to its 
construction. The undercrossing would extend west from Blomquist Street just 
south of its intersection with Bair Island Road, and would run adjacent to (on the 
north side of) Redwood Creek to downtown Redwood City. The Marina Shores 
contribution to the project is expected to be most of the $2.0 million estimated 
cost of the undercrossing.  Although the Precise Plan requires that the 
undercrossing be fully funded prior to occupancy of 500 units on the site, it may 
be built at the same time as the Blomquist Street extension in order to take 
advantage of existing equipment being used for roadway construction.  

 
3. Other Roadway Improvements – Other key roadway improvements include 

upgrades of East Bayshore Road, Bair Island Road, and Veterans Blvd., as well 
as signalization improvements at a handful of affected intersections. 

 
4. Traffic Impact Mitigation Fees – In addition to the required roadway 

improvement upgrades, development of the project will require payment of 
mitigation fees for citywide traffic improvements (Traffic Impact Mitigation Fee 
Program), consistent with fees established by City Council resolution. Some of 
these fees will be credited against the project’s contributions to the capital 
improvements outlined above.  

Transit 
Marina Shores Village is not considered a transit-oriented development. It is not near 
any public transit nodes (e.g. Cal Train Station) nor does it have direct and easy access 
to downtown.  Providing accessibility to transit is therefore a critical component of the 
Marina Shores Precise Plan, given the intensity of the development and its potential 
traffic impacts. The Precise Plan provides that transit options be developed for the site, 
including a shuttle service to and from downtown, and enhanced accessibility for 
regional transit (SamTrans).  
 

1. Shuttle – A shuttle service between various points on the site, the downtown 
CalTrain station, and other locations is required by the Precise Plan, and is a key 
element of the Plan’s Transportation and Circulation policies. The Plan requires 
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that the shuttle be in service as early as possible in development phasing, but not 
later than after occupancy of 500 units. While there may not be strong initial 
demand for the shuttle, staff believes that its early availability will provide an 
alternative to the single-occupancy vehicle and that its use and frequency will 
increase as the project builds out. Any elimination or substitution of the shuttle 
would have to be first reviewed and approved by the Planning Commission and 
City Council (per project condition #37). The applicant and the project’s 
subsequent homeowner and commercial associations will be responsible for 
assuring funding of the shuttle, unless other funding sources are available (the 
applicant expects SamTrans to provide 50% of the funding initially).  

 
2. Transit Accessibility – In addition to the shuttle, the Precise Plan calls for bus 

turnarounds, shelters, and pullouts along Bair Island Road to be constructed with 
the project, to facilitate the future use of SamTrans buses through the area. 

 
Transportation Demand Management (TDM) 
Another key element of the traffic and transportation program for Marina Shores is a 
required Transportation Demand Management (TDM) program, intended to reduce the 
need to use single-occupancy vehicles for trips to, from, and within the site, particularly 
during peak traffic hours. TDM may be implemented through a variety of programs, from 
providing transit passes to bicycle parking facilities to carpooling and vanpooling efforts. 
The Bayfront Study estimated that effective TDM measures can reduce peak hour traffic 
by 15% or more, and listed a number of possible program components. 
 
The Marina Shores Village Precise Plan and the EIR requires that a TDM program be 
established, with a requirement that the developer achieve a 15% reduction below 
baseline traffic estimates. Monitoring of trip generation is stipulated at and after the 
initial 500 units of housing are occupied, and later phases of the project may not 
proceed until the 15% reduction is demonstrated, the level of development is reduced, 
or additional aggressive measures are implemented to achieve the TDM target. The 
Precise Plan and the conditions of approval do not indicate what specific TDM 
measures must be included (other than the shuttle service, transit shelters and turnouts, 
and some bicycle parking requirements), instead allowing the applicant the flexibility to 
use whatever techniques are effective. 
 
Land Use Mix and Parking 
While not a physical traffic improvement or program, the mix of land uses on the site 
and the pedestrian-oriented design are integral in attempting to reduce traffic impacts. 
The community hub area is intended to allow local residents to partake of local services 
(grocery, laundry, health facilities, cafes, etc.) without leaving the area and, in many 
cases, without getting in their cars. Similarly, there may be opportunities to share 
parking between uses, to the extent justified by parking studies. A maximum of 2 
parking spaces per unit and 3 spaces per 1,000 square feet of nonresidential 
development will be required. 
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Height  
The project currently proposes 17 towers at a maximum height of 240 ft. as measured 
from the ground level.  Some of these towers will be the tallest buildings in Redwood 
City.  The Federal Aviation Administration has determined that none of these structures 
“exceed obstruction standards and would not be a hazard to air navigation” provided 
that certain conditions are met5.  The project will also require review by the Airport Land 
Use Committee and the Airport Land Use Commission of the City/County Association of 
Governments of San Mateo County (C/CAG). 
 
The intent of the Precise Plan is to create an attractive skyline.  It recommends narrow 
towers and describes maximum tower floorplates, widths and distances between 
towers.   
 
Staff is concerned how the tall buildings would relate to their surroundings and is 
recommending that the buildings be “mounded”, with the tallest towers located in the 
central and northerly portion of the Precise Plan area, and towers visibly stepping down 
in height to adjacent water ways and/or open space areas on the north, east, and west, 
and the city proper on the south.  The Precise Plan calls for the maximum tower height 
of 225 feet above ground. 
 
While staff and the developer have tried to make the project an attractive and pleasing 
urban destination, the towers will be the main focus of the development and will draw 
people to the project.  There is no question that the towers will dramatically affect the 
skyline and will make the East side of 101 a dominant feature of Redwood City.  The 
City will need to determine “how high is too high” in its review, and whether it wants to 
draw attention to this new skyline. 
 
Urban Design 
The Precise Plan promotes active, pedestrian-oriented streets and public spaces, 
consistent with the City’s “nice places” objectives. The Plan’s urban design policies 
weave together building design, pedestrian linkages, and open space-related public 
amenities to create an urban village environment that encourages walking and reduces 
the need for auto use. Requirements for street design and for building setbacks, height, 
floor plates, etc., focus on creating an attractive, high density district that maximizes 
enjoyment of waterfront areas for residents, guests, and the community-at-large. 
 
The developer has expressed interest in modifying a number of the design standards in 
order to ensure that 1,930 units can be built on the site. Modifications to the draft 
standards include reduced setbacks, taller mid-rise buildings, and larger tower floor 
plates. These changes were not finalized in time for preparation of this staff report, but 
                                            
5 Correspondence from the Federal Aviation Administration (FAA) dated 9/9/2003 to Tim Ridner, 
Glenborough-Pauls LLC.  Note the FAA actually measures height from “above mean sea level” (AMSL). 
The site is actually 10 feet above mean sea level.  Therefore from the perspective of the FAA, the tallest 
towers will be 250 ft. which is still below the allowable height limit. 
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will be discussed at the upcoming Planning Commission meetings.  If the Commission 
wishes to give consideration to these modifications, it is recommended that they be 
referred to the staff for review and comment prior to consideration by the Commission. 
 
Density 
As previously mentioned, the current General Plan would not allow Marina Shores 
Village to be built as proposed.  Both the 1990 General Plan Land Use Element and 
accompanying land use map list the maximum net density allowed in Redwood City as 
40 units per net acre6.  The project’s net residential density is 61.3 units per acre or a 
53% increase over existing standards. 
 
While the proposed density substantially exceeds any existing residential project in 
Redwood City, such density is usually a prerequisite for active and enjoyable spaces, 
and provides an economic basis for the extensive public improvements necessary for 
the project. 
 
While the applicant indicates the intention to build out the entire project, the City has no 
way to guarantee that this will occur.  As a result, the Precise Plan must be drafted in a 
manner that assures a proper mix of uses and that the level of development proposed 
matches planned infrastructure improvements.   
 
Staff’s intention is to set the baseline density in the Precise Plan to 40 du/ac., but also 
allow a greater density (e.g. 62 units/net acre or 1930 on-site units) under the Planned 
Community Permit, coupled with the Development Agreement. The City would have to 
make certain findings to warrant this higher density for the project.  The project would 
have to demonstrate features such as: 
 

•  Superior mixed use design 
•  Incorporation of affordable housing 
•  Incorporation of public or community facilities 
•  Transportation demand management 
•  Innovative use of shared parking 
•  Efficient and innovative use of infrastructure and renewable resources 

 
Generally, the granting of this additional density can only be made upon the finding of a 
public benefit to Redwood City.  If a subsequent developer wishes to apply for a density 
bonus over and beyond the 1,930 units, then the developer would have to amend the 
Development Agreement and demonstrate that the project has the above characteristics 
with emphasis on the affordable housing component. 
 

                                            
6 Land Use Element of the Redwood City Strategic General Plan.  Page 6-5. 
8 Marina Shores Village EIR, February 2003.  Section 10: Infrastructure and Public Services. Page 10-30 
through 10-31 
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This topic will be discussed further in the Development Agreement which is currently 
under preparation. 
Water and Sewer 
One of the biggest issues for any new development in Redwood City is the availability 
and reliability of the City’s long-term water supply.  The City Council has determined 
that the City does not currently have sufficient water supply to meet the projected water 
demands of the proposed Marina Shores Village Project together with those of its 
existing customers as well as the demands of other planned developments.  However, 
as the City implements plans for increased conservation and additional supplies through 
recycled water, there should be sufficient water supply to meet projected future 
demands.  As the Council-approved Water Supply Assessment (August 26, 2002) 
points out, Redwood City’s supply reliability now and into the future is a key factor in this 
determination. 
 
The City cannot guarantee the supply of water for the Marina Shores Village project at 
this time, and the adequacy and reliability of the water supply will need to be evaluated 
at each phase of the project.  State law requires additional written verification (SB221 – 
Water Verification) that sufficient and reliable water supply will be available prior to 
approval of tentative map(s) for the project.  Staff intends to prepare such a report if the 
Precise Plan is approved.   
 
The City will enter the full amount of the estimated project water demand into the City of 
Redwood City’s water supply planning process, but the City will retain full discretion in 
the allocation of water supply.  As each phase of the project is submitted for Planned 
Community Permits and Building Permits, the status of water supply will be reviewed 
and the adequacy of the water supply to serve the new demand will be determined.  The 
developer (as would any other applicant) will have to pay applicable water 
connection/impact fees at the time of issuance of building permits for each phase.  The 
project will also have to provide on-site water and sewer improvements.  
 
A reliable water supply is vitally important to Redwood City’s existing and future 
customers.  Correcting the current circumstances of the city using more water from the 
Hetch-Hetchy regional water system than is assured by contract has been a City 
Council priority for several years.  On August 11, 2003 the City Council adopted 
Resolution No. 14547 approving the Redwood City Recycled Water Project and 
associated facilities.  The broadly-defined project is intended to deliver recycled water 
for non-potable uses in a way that is both cost-effective and respectful of the concerns 
of the community.  The specific goals of the project are to free up a limited supply of 
high-quality drinking water by distributing 2,000 acre feet per year of recycled water by 
2010.  The City Council also directed the City clerk to file a Notice of Determination with 
the County of San Mateo and the State of California. 
 
To address some citizen’s concerns about impacts on public health and safety as a 
result of converting landscape irrigation water to recycled water, the City Council formed 
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a broad-based community task force for the purpose of exploring other, financially 
feasible approaches that may be able to deliver recycled water to different types of sites 
in different phases than previously envisioned.  The Task Force is scheduled to 
complete its work and forward recommendations to the City Council by March 8, 2004 
with action possible on or by April 12. The implications on the recycled water project 
and its ability to meet the 2010 delivery goal are not known at this time.  Thus the 
amount of recycle water available for Marina Shores Village (and other developments) 
may be affected by City Council’s action on the Task Force’s recommendation. That 
decision should occur sometime in April of 2004.   
 
The city staff and Planning Commission review of the Marina Shores Village project 
relies on water supply projections based on the City Council’s August 11, 2003, action 
approving the Redwood City Recycled Water Project and associated facilities.  It is 
possible that the Task Force will issue its report and recommendations during the 
Planning Commission’s deliberations of Marina Shores Village, but that report is not 
official city policy until it is acted on by the City Council (to be received by the Council on 
March 8 with action possible on or by April 12). In the unlikely event that the City 
Council’s action on the Task Force recommendations materially affects the projected 
water supply, staff will recommend that the adequacy of the projected water supply to 
serve Marina Shores Village as well as other future development be returned to the 
Planning Commission for further review and recommendation. 
 
The developer will also have to provide an emergency three-day potable water supply 
for public use and fire protection.  Storage facilities for this emergency supply could be 
either on or off site so long as adequate transmission infrastructure is developed. 
 
Finally, the developer will have to construct an on-site storm drain and sewer collection 
system, including pump stations as required by the Engineering and Construction 
Department.  
 
Schools Impacts 
The Environmental Impact Report prepared for the project and certified by the Planning 
Commission concluded that the project would result in an increased demand for local 
public school services. It calculated that the project would generate approximately 200 - 
285 grade K-8 students and 580 9th – 12th grade students at full occupancy.8  The 
school district currently collects school impact fees to offset a project’s impact on local 
facilities.  These school impact fees are used to pay for capital improvements. 
 
The EIR concluded that the project would not have a significant impact on schools.  
According to the EIR:  “The duty of a lead agency to mitigate school impacts beyond the 
state-mandated fees arises only where there is a physical environmental impact 
involved beyond the mere addition of students to a school.” 
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Although the EIR concluded there was no impact, the Redwood City School district 
requested that staff conduct a “student yield study” and “district capacity analysis” to be 
completed before the City formally approves the development.9  The City hired a 
demographic research firm with experience in this field to prepare such a study.  Please 
refer to the report under separate cover entitled: Analysis of the Probable Enrollment 
Impact of the Marina Shores Village Development on the Redwood City and Sequoia 
Union High School Districts.  
 
The report projected a lower number of students than the EIR.  It concluded Marina 
Shores Village would generate 205 students in grades K-8 (versus 200-285 projected in 
the EIR), and 107 students in grades 9 - 12 (versus 580 projected in the EIR). It 
recognized that few homeowners with children will live in high rises.  The study also 
projects declining enrollment for the Redwood City School Districts in the foreseeable 
future.  
 
The Precise Plan requires the designation of land area or building area sufficient to 
support development of a K-5 elementary school if needed in the future.  
 
The Precise Plan also requires a space to be designated in the “community hub” area to 
accommodate a day care facility if the need arises. 
 
Affordable Housing 
The Marina Shores Precise Plan is an ambitious opportunity to provide substantial new 
housing opportunities in Redwood City and on the Peninsula. The City wishes to 
assure, however, that subsequent development provides for a variety of housing types 
and for a variety of income levels in the Bayfront area. The Precise Plan includes 
requirements for a mix of townhomes, flats (ownership or rental), and tower 
condominium homes. Additionally, the Precise Plan incorporates an affordable housing 
element to accommodate a range of household income levels and rental and ownership 
opportunities, with a quality of development consistent with the market-rate housing on 
the site.  
 
The Plan specifies that a minimum of 15% of the total number of units constructed must 
be affordable. This program includes two key components: 
 

1. A minimum of 5% of the total units (97) must be affordable to “very-low income” 
households that do not exceed 50% of the San Mateo County median income. 
Very-low income households (for a family of 4) earn less than $56,550 per year 
(2004 figures), with maximum monthly rent or mortgage payments of $1,555.10  
These low income units, with Redwood City’s concurrence, may be located off-
site in a City-approved or planned project, or through a payment to the City of an 

                                            
9 Letter from Ronald Crates, Superintendent, Redwood City School District to Tom Passanisi dated May 
30, 2003. 
10 For very low income households monthly rent is calculated at one-third of the monthly income 
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amount determined by the City as sufficient to subsidize the construction of such 
units. If an in-lieu fee is paid, then total payment for the units would be made as 
part of the initial phase of development prior to issuance of building permits.  Any 
off-site units will be in addition to the up to 1,930 units on-site. 

 
2. The remaining 10% of the total units (193) would be provided in the form of on-

site ownership housing, to be spread throughout the site, and would be 
affordable to households that do not exceed 120% of the San Mateo County 
median income (“moderate-income” level). Moderate-income households 
currently earn up to $109,800 per year (2004 figures), with maximum monthly 
rent or mortgage payments of $2768.11. These units would be phased at the 10% 
level approximately throughout the project build out, and would require a long 
term contractual commitment by the applicant or a third party to implement a 
strategy to assure affordability in perpetuity. 

 
Public Access, Parks and Open Spaces 
One of the primary goals of the Marina Shores Precise Plan is to provide a network of 
public waterfront access and open spaces, for the enjoyment of the site residents and 
workers, and for the general public. The Precise Plan specifies that at least 6.8 acres of 
public park and open space areas should be provided. A credit of 50% of the marina 
areas is allowed, and an area of 1.3 acres of U.S. Fish and Wildlife Service land (with a 
PG&E easement for the transmission lines) at the north edge of the Peninsula Marina 
site is being pursued by the applicant for park purposes, for the active use area.  
 
Some of the key Precise Plan components of public access and open space include: 

1. Two marina areas, totaling approximately 7.0 acres, with at least 80 boat slips. 
2. A continuous “outer” public esplanade along the edge of Redwood Creek and 

Smith Slough, with adequate width for walkers and bicyclists and attractive 
design elements, including landscaping, benches, and lighting. 

3. A continuous “inner harbor” public esplanade along the edge of all interior water 
areas, including the marinas. 

4. A North Point Park on the Pete’s Harbor portion of the site, a minimum of 0.5 
acre in size with at least a 75-foot setback from the water’s edge, an overlook, 
and other attractive design elements for the public space. 

5. A minimum of 1.3 acres of contiguous active park area, to include a lawn area for 
informal sport activities, a tot lot, a small boat landing area, and sports courts. 

6. The pedestrian/bicycle undercrossing of Hwy. 101, and pedestrian/bicycle 
facilities along Bair Island Road. 

 
It is important to note that the Parks, Recreation, and Community Services Department 
is currently developing new park and open space standards for the entire City.  The 
Department’s Draft Strategic Plan recommends an average of 2.5 acres of City 
                                            
11 For moderate income households the monthly rent is adjusted for national average so it does not 
equate exactly to one third of the monthly income. (Source: Redwood City Housing Coordinator) 
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maintained park per 1000 residents.  The plan provides a choice of actual park 
dedication or an in lieu park fee for new developments.  This issue will be further 
discussed at upcoming meetings. 
 
It is critical to the implementation of the Precise Plan that many of the park and open 
space amenities be developed relatively early in the project phasing. The Plan specifies 
that the marinas for each of the two areas must be built with the initial phase of 
construction on each sub-area (Peninsula Marina and Pete’s Harbor). Other amenities 
are generally required in the later phases. 
 
MONITORING AND BENCHMARKS FOR PHASING 
Buildout of the Marina Shores Precise Plan is anticipated to occur over a 15-20 year 
timeframe, with an undetermined number of phases of development. Each phase of 
development will involve submittal of a Planned Community (PC) Permit and a Tentative 
Subdivision Map, followed by building and grading permits. Please refer to the attached 
Precise Plan Implementation flow chart for more information. 
 
Some of the requirements of the Precise Plan are therefore tied to further review at 
subsequent project phases to assure that the Plan objectives are met, that public 
services remain available, and/or that fees for public services are appropriate. The 
Precise Plan (and conditions of approval) prescribes monitoring and benchmarks for 
development phasing as follows: 
 

1. Traffic and TDM 
A project of this scale will have significant traffic impacts on the roadway system 
as indicated in the project’s Environmental Impact Report.  The Precise Plan 
requires that a Transportation Demand Management (TDM) program be 
designed and implemented to reduce peak hour trips by at least 15% below 
anticipated levels. The Plan and conditions specify that baseline trip estimates 
be developed prior to the initial phase of construction, with a program for 
assessing trip counts after subsequent phases, to the satisfaction of the City 
Engineer and Planning Director. Monitoring must begin subsequent to 
occupancy of 200 units, but no remedial actions would be required unless the 
15% reduction is not achieved after occupancy of the initial 500 units. After that 
time, if the TDM target is not achieved, subsequent phases of development may 
not proceed unless: 1) the number of residential units and the amount of 
nonresidential development is reduced accordingly; or 2) additional measures 
are proposed to more effectively reduce trips, to the satisfaction of the City 
Engineer, Planning Director and Planning Commission. In no case would more 
than 80% of the project units be permitted until a 15% reduction has been 
demonstrated for at least a one year period of time. 
 

There will have to be regular monitoring of traffic performance at the time of each new 
phase of development.  Historically, TDM measures have fallen short of their intended 
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outcomes, and staff wants to be sure that if they are not achieved then the developer 
will have to provide for other options.   

 
2. Water 
The City estimates that water supply will be available for this project upon 
completion of the Recycled Water Project, and the full amount of the estimated 
water demand for Marina Shores will be included in the City’s water planning 
efforts. The applicant will be responsible for contributions to the development of 
the Recycle Water Project and its extension to the site, and will also upgrade (or 
contribute to the upgrades for) the off-site water distribution system needed to 
serve the project. Nevertheless, the City cannot indefinitely guarantee water 
service, which may be affected by drought, on-site usage in excess of estimates, 
other citywide system needs, or the ultimate yield of the water project. The 
Precise Plan thus requires that, at each phase of development after the initial 
200 units are occupied, a monitoring report be prepared analyzing water use by 
the project. If projected use is more than 10% above that estimated as baseline 
demand, subsequent phases of development will not be approved unless 1) 
development levels are decreased or 2) further measures are proposed to a) 
increase the water supply or b) decrease demand. Additionally, if water 
availability is further limited on a citywide basis, then commitments to the project 
may be reduced accordingly.  Similarly, if water use fees are increased citywide 
due to shortages or other factors, those increases will apply to those future 
phases of the project. 
 
3. Sewer 
The Precise Plan anticipates that the applicant will contribute to or construct 
additional wastewater capacity and collection system improvements to 
accommodate buildout of the project, with the development of the initial phase. 
In addition, monitoring of sewer use is required to assure that fees are 
adequately assessed for the project, in comparison to estimated sewage 
generation demands. Again, such an assessment would be required at each 
subsequent phase of development after the initial 200 units are occupied, and 
fees would be adjusted accordingly. 

 
4. Other Monitoring and Phasing Requirements 
The Precise Plan provides for monitoring and phasing for other elements of the 
Marina Shores development, including: 

 
•  Capital Improvements – Major capital improvements are generally 

required to be installed or funded either in the early phases of the project, 
usually prior to occupancy of more than 500 residential units (for major 
roadways, pedestrian undercrossing, off-site sewer and water lines, parks 
and open spaces), or proportionate to each phase (water storage, internal 
streets and utilities). 
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•  Retail/Community Hub – The Precise Plan requires that the community 
hub commercial facilities be initiated with the completion of 25% of the 
residential units, and that the community hub be completed prior to 
occupancy of 65% of the residential units.  

•  Water Quality – Water quality monitoring is required during the course of 
construction to assure compliance with environmental measures to 
protect the marina areas, Redwood Creek, and Smith Slough. 

•  Affordable Housing – “Very-low” income affordable units must be 
developed or payment in lieu (in total) must be made with the initial phase 
of development if built off-site, and other units will be phased with 
respective project phases, to maintain a 10% affordability ratio for on-site 
units throughout the project. 

 
The Precise Plan does not address the sequence of development directly, but does 
require that a conceptual phasing program be provided for approval by the Planning 
Director prior to the initial phase of the project. This sequence should emphasize 
development of contiguous areas, integration with the marinas and other public 
improvements, and a logical approach that avoids some elements of the overall project 
appearing disjointed from others. 
 
Phasing Summary 
The following section summarizes the projects and programs concurrent with Phase I 
that must be completed prior to the issuance of Building Permit for the first phase of 
Marina Shores Village Project 
 
Phase I Improvements or Programs: 
 

•  Blomquist Street Extension and Bridge 
•  Blomquist/Maple Street Intersection 
•  Pedestrian & Bike Connector under Highway 10112 
•  Woodside/Broadway Intersection signalization 
•  El Camino Real/Whipple Intersection signalization 
•  Affordable Housing for Very Low Income Households (if provided off site) 
•  Water Tank for Emergency Water Supply 
•  Off-site Infrastructure for water and sewer  
•  Off-site sewer transmission capacity upgrade 
•  Water availability study 

 
The following are significant improvements or programs required at subsequent phases 
of the project or prior to occupancy of a certain number of units: 
 
                                            
12 This project may be completed at the time of Blomquist Extension to achieve engineering efficiencies 
and cost savings. 
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•  Woodside/Veterans Intersection Improvements 
•  Veterans Boulevard Widening 
•  Middlefield/Woodside Intersection Improvements 
•  Veterans/Whipple Pedestrian Countdown Heads 
•  Blomquist/Seaport Intersection Improvements 
•  East Bayshore Widening (from Whipple Avenue to the Syufy theatre site). 
•  Alemeda de Las Pulgas/Woodside Improvements 
•  On-site affordable housing for moderate income households 
•  On-site affordable housing for very low income households13 
•  Shuttle Service 
•  Water availability study 
•  On-site sewer/water/storm drain infrastructure 

 
For those required upfront projects, e.g. the Blomquist Street bridge and roadway 
extension, the ultimate cost will need to be shared among several developers. It would 
not be fair to place the entire financial burden on Marina Shores Village when other 
large developments (e.g. Syufy Theatre site project) will require these improvements as 
part of their mitigation for traffic impacts at a later time.  In this case because the Marina 
Shores project needs the improvement at the initial phase, it will have to submit all the 
necessary funds up front to complete the project. (The City would also contribute an 
amount it has already collected in traffic impact fees from other projects).  As needed, 
the City would then set up a reimbursement agreement to assure that Marina Shores is 
paid back as other new projects in the area are developed.  
 
POINTS OF DIFFERENCES  
A project of this size and scope will undoubtedly have some points of differences 
between staff and the developer.  One significant difference is that staff is requesting 
that the project be reduced in size as a last resort if the developer cannot meet the 15% 
traffic reduction in baseline conditions.  Staff believes this is critical to assure that if the 
TDM measures don’t work, then there is a “safety net” to assure traffic is somehow 
reduced. 
 
The developer has indicated that such a condition would make it extremely difficult to 
finance the project. The total 1,930 units are needed to fund all the amenities and public 
improvements.  Marina Shores Village has assured staff that the reduction will be met 
by other TDM measures, and there is no need to include this stringent condition. 
 
There are other differences which staff has not had a chance to thoroughly review. The 
developer has expressed an interest in modifying a number of the design standards in 
order to ensure that 1,930 units can be built on the site. Modifications to the draft 
                                            
13 As mentioned previously, if the developer wishes to contribute to a City sponsored very low income 
housing project off-site, then the City will request the total contribution upfront. Otherwise, the developer 
can construct a very low income project on-site in phases. 
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standards include reduced setbacks, taller mid-rise buildings, and larger tower floor 
plates. These changes were not finalized in time for preparation of this staff report, but 
will be discussed at the upcoming Planning Commission meetings.  The developer will 
be submitting this list of proposed modifications to the Precise Plan prior to the Planning 
Commission meeting on March 2. 
 
ALTERNATIVES 

1) Hold the public hearing, and then refer the matter back to staff so as to evaluate 
and comment on the modifications to the Precise Plan as proposed by the 
developer. 

2) Hold the public hearing and recommend approval of the existing Precise Plan 
and project conditions to the City Council.  

3) Amend the Precise Plan as the Planning Commission deems appropriate and 
recommend approval of the Precise Plan 

4) Deny the Precise Plan outright 
 
As mentioned previously, staff will submit information on the General Plan Amendment, 
Rezoning, and Development Agreement at a subsequent meeting. 
 
 
 
 
 
Tom Passanisi      Curtis Williams 
Principal Planner      Contract Planner 
 
 

 
Attachments: 

a. Precise Plan Implementation Flow Chart 
 

Under Separate Cover 
a. Marina Shores Village Draft Precise Plan and Conditions of Approval  
b. Project Exhibits 
c. Analysis of the Probable Enrollment Impact of the Marina Shores Village 

Development on the Redwood City and Sequoia Union High School Districts 
d. EIR Mitigation Monitoring Program 
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