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INTRODUCTION
For decades, most major cities in the nation have struggled to balance the desire to support growth
and to somehow contain the increased vehicular traffic and associated negative impacts on the
livability of their quiet neighborhoods. While local governments continued to manage increased
auto use and increased parking demands though zoning regulations, it is widely accepted that
creating more parking is as impractical as building more freeways to meet the growing travel
demand. Additionally, creating more parking to meet the peak demand is not only very expensive,
but it creates abundance of oversupply during all hours other than the peak demand periods. It is
imperative that dependency on the auto travel and resulting greenhouse gas (GHG) emissions are
appropriately addressed and contained. More sustainable and economically feasible alternatives
must be developed to assure quiet, safer and walkable communities for future generations.
Planners, city leaders and developers must work together to address these issues and support
development policies that encourage compact and transit‐friendly urban designs that promote
alternate modes of transportation, preserve open space and reduce GHGs.
Redwood City continues to attract new employers, residents and businesses to its thriving
downtown core. It is critical to provide adequate parking that makes the retail activity more
attractive and helps builders fully lease office, residential and retail land uses. As the downtown
development activities continue over the coming years, the increased demand on transportation
infrastructure and mobility may pose new challenges to the attractiveness of its downtown and
livability of its neighborhoods. The City’s Downtown Precise Plan acknowledged the negative
impacts of excessive parking and outlined parking regulations that will ensure convenient and
accessible parking for all without the negative impact on the Downtown’s pedestrian‐oriented
character.
Since completing a comprehensive analysis of parking conditions in 2005, Redwood City has
implemented several policy changes that have resulted in better parking operations within the
downtown core. The most recent changes include an August 2014 increase in the on‐street meter
fees that may improve dispersion of parking demand in the downtown core and the immediate
vicinity. Figure 1 shows major public parking facilities within the downtown core.
Since 2006, Redwood City has offered an In‐Lieu Parking Fee Program to developers who may
choose to pay a set fee per parking space in lieu of providing the necessary number of spaces to
comply with the code requirements. Several developers have opted to pay this fee in the past
decade, and recently many more have proposed to do so. The program guidelines adopted by the
City Council in 2006 have not been updated. Now, the City wishes to revisit the intended purpose of
the program, address any known issues and challenges, and make necessary policy and procedural
revisions including a higher fee that reflects a realistic cost of building a parking space. This report
summarizes the use of the program over the last decade, current issues and challenges and offers
recommendations to improve effectiveness of the program. The report reflects valuable input from
the City staff and various committees and stakeholders including the Economic Development +
Downtown Subcommittee.

Redwood City In‐Lieu Parking Fee Study

Page | 1

BACKGROUND
Many cities across the nation and around the world have offered in‐lieu fee alternatives to
providing onsite parking to alleviate requirements imposed on new developments. The intent is to
overcome site‐specific constraints and to utilize in‐lieu fee payments to fund alternate yet relevant
programs and services that result in overall benefit to the public. The guidelines for an in‐lieu fee
program are typically adopted by the City Council for inclusion in the City codes. In almost all cases,
while the regulations are clearly spelled out and codified, participation from the developers is
voluntary, at the discretion of the developer.
In Redwood City, a developer may choose to pay the voluntary in‐lieu fee per guidelines approved
by the City Council in February 2006 and codified in Section 30.3 of the Redwood City Zoning Code.
As outlined in the February 2006 staff report to the City Council, the purpose of this fee is to offer a
voluntary option to the developers to pay a fee for each required parking space that is not provided
on‐site. The fees collected via this program are used to create additional public parking within the
Downtown Parking Zone.
This voluntary fee is being paid by developers who choose to pay the in‐lieu fee instead of building
parking spaces as required by the zoning codes. As part of the entitlement process, the City must
also make a finding that an in‐lieu fee should be applied to a specific project. These fees can only be
used to create additional public parking spaces within the Downtown Parking Zone. Since this new
parking is created within close proximity of the developments that paid the in‐lieu fees, there is a
reasonable assumption that employees, residents and visitors to these developments will utilize the
newly created parking spaces. Thus, there is a clear linkage between the development that pays the
fee and expected end users who benefit from the new public parking supply.
An “in‐lieu” fee is much different than the development “impact fee.” It is voluntary in nature and
is not being “imposed” on a developer by Redwood City. Any new development, irrespective of the
land use, creates a certain number of trips, and therefore provision of some on‐site parking is
necessary. The City’s Zoning Code determines the number of parking spaces that a developer must
provide so that the new trips do not cause a negative impact on the existing parking supply,
vibrancy of downtown or safety. Thus, a reasonable relationship between the need for public
parking facility and the type of development is already established by imposing specific parking
requirements through the zoning ordinance. The “in‐lieu” fee is merely a mechanism, or an
alternate, for the developer to support addition of public parking spaces by the City instead of
taking on that responsibility.
The total cost of building a new parking facility includes the cost of land, environmental clearance,
design, construction, financing, etc. As shown in Table 4, the cost of new parking supply ranges
between $17,000 and $81,000 per space, with an average cost around $32,000. In 2014, the City
evaluated options to build a new garage at the site of the Main Street Lot and at the SamTrans JPB
site. The estimated costs for those projects ranged between $31,000 and $52,000 per space.
Redwood City’s current in‐lieu fee of $10,000 per space is well below the cost of building a new
parking space. It is reasonable and significantly lower when compared to other local jurisdictions in
the urban areas of the San Francisco Bay region. The following table shows in‐lieu parking fees
collected by several SF Bay Area cities.
The proposed in‐lieu fee of $25,000 per space would cover the minimum cost necessary to
construct a space and is comparable to the fees collected by similar size cities within the Bay Area.
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Table 1 – In‐Lieu Parking Fees in SF Bay Area Cities
#

City

In‐Lieu Fee
(per parking space)
$15,000 ‐ 30,000

1

Berkeley

2

Mountain View

$26,000

3

Oakland

$20,000

4

Palo Alto

$63,848

5

San Mateo

$12,000

6

Walnut Creek

$32,000
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Fee increases with number of spaces waived
Broadway/Valdez District only
Effective 07/01/16 ‐ $18,000,
07/01/17 ‐ $25,000, annual CPI adjustment thereafter
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Figure 1 – Public Parking Within Downtown Core
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REDWOOD CITY’S IN‐LIEU PARKING FEE PROGRAM
In 2006, the City Council of Redwood City approved two actions around in‐lieu parking fees. In
February 2006, the Council adopted an ordinance that established guidelines for a new In‐lieu
Parking Fee Program. In April 2006, the City Council adopted a resolution establishing the in‐lieu
parking fee of $10,000 per parking space. These two actions offered developers a voluntary option
to pay in‐lieu parking fees for developments within the Downtown Parking Zone.
Section 30.3 of the Zoning Code titled In‐Lieu Parking Fee outlines conditions under which the
program is currently administered. A developer has the option to pay in‐lieu fees for not providing
the number of parking spaces required by the City codes, if approved by the Zoning Administrator.
The program guidelines have not changed since its inception.
Current Guidelines
The current program, applicable only to the parcels within the Downtown Parking Zone, has worked
well under the following parameters, as outlined in Section 30.3.







A developer may opt to pay for as little as one space and up to 100 percent of spaces
required by the zoning code.
The in‐lieu fee is set by the City Council and the current fee is $10,000 per space as
established by a City Council resolution in April 2006. The fee has not been revised since
2006.
An approval from the Zoning Administrator is required to pay in‐lieu fees for each space
short of the zoning code requirements. A developer must demonstrate to the satisfaction
of the Zoning Administrator that at least one of the five conditions identified in Section 30.3
is met. These conditions include challenging site configurations, likely negative impact on
pedestrians, lack of need for on‐site parking, opportunities for walking from off‐site parking
facilities and adequacy of available parking in the immediate vicinity of the development
site.
If approved by the Zoning Administrator, a developer must pay the in‐lieu fee prior to the
issuance of a building permit or within 45 days of a request by the City, if a building permit
is not required.
Payment of this fee does not offer
any rights of privileges to the
developer. All decisions pertaining
to the use of collected fees are at
the sole discretion of the City.

Crossing 900 – Office &
Retail building under
construction at
Middlefield and Jefferson
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In‐Lieu Fee Program ‐ 2006 to 2015
Since the program inception 10 years ago, Redwood City has received $410,000 in fee payments in
lieu of 41 parking spaces that were required by the zoning code and not built by the developers.
Applications for another 175 parking spaces have been approved, but the fees have not yet
collected. Details of these fee payments are shown on Table 2. As of March 2015, the fund balance
is approximately $438,100 including interest. Due to the City code requirement restricting use of
these funds exclusively for creating new parking and insufficient fund balance to build new
facilities, no monies have been spent.
Table 2 – In‐Lieu Parking Fees Collected, or Anticipated, Since 2006
#

Project Address

Collected
1
2411 Broadway Avenue

Land Use

Fiscal Year

# of In‐Lieu
Spaces

Fees
Collected

Retail

2006‐07

3

$30,000

2

2606 Broadway Avenue

Retail

2006‐07

1

10,000

3

2420 Broadway Avenue

Retail

2007‐08

6

60,000

4

1000 Marshall Street

Medical

2009‐10

6

60,000

5

2411 Broadway Avenue

Retail

2009‐10

1

10,000

6

935 Main Street

Office

2010‐11

7

70,000

7

801 Hamilton Street

Mixed‐use

2011‐12

11

110,000

8

801 Hamilton Street

Mixed‐use

2012‐13

6

60,000

41

$410,000

SUBTOTAL
Anticipated
9

550 Allerton Street

Office

2015‐16

60

$1,500,000

10

815 Hamilton Street

Mixed‐use

2015‐16

115

$350,000*

216

$2,260,000

TOTAL
*Fee amount set in development agreement

Although no money has been spent from the fund balance, approximately 75 new parking spaces
were created along Winslow, Bradford, Marshall and Pennsylvania primarily through striping
changes. An additional 31 spaces were made available to the public at the Library Lot C. To a certain
extent, addition of these spaces has helped alleviate the increased parking demand over the last
decade.
Future Demand
Recently, the requests for in‐lieu fee payments have increased significantly. This can be attributed
to a number of reasons.
Solid Economic Conditions
The historic recession that started in 2008 and bottomed in 2012, was followed by a very sharp rise
in real estate prices, resulting in an infusion of new development activity not seen for many years.
As developers are rushing to get their long‐delayed projects through the permitting processes, they
are increasingly considering ways to speed up the process and to make the maximum use of
available footprint for the actual development and not for parking.
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Tenant Demand
As employers increasingly locate in mixed‐use districts and near transit stations, tenant demand for
parking has decreased. Due to this reduced parking demand, developers are more able to receive
financing for projects with lower parking ratios.
In‐Lieu Fee Amount
Table 3, below, lists current developments in various stages of the approval process that have
requested payment of in‐lieu parking fees.
Table 3 – Pending Requests for In‐Lieu Parking Fee Payments
#

Development Site

Land Use

# of In‐Lieu
Spaces

1

2075 Broadway Avenue

Office + Retail

84

2

30 California Street

Office

25

3

601 Marshall Street

Office

118

4

851 Main Street

Office

48

TOTAL

Current Status
Application complete
Application incomplete, requires a
General Plan and DTPP
amendment and EIR
To City Council upon appeal
Application incomplete, requires a
General Plan and DTPP
amendment and EIR

275

In recent years, widespread construction of transit oriented developments, improved transit
options, increased emphasis on bicycling and walking, telecommuting and live/work units may have
resulted in actual parking demand that is lower than the code requirements for a new
development. This is supported by anecdotal input from developers and studies conducted by
private employers and transportation management associations (TMAs). A 2015 survey of
downtown Palo Alto employees concluded that nearly 40 percent of employees used walking,
bicycling, transit or telecommuting. Half of the remaining 60 percent of employees who drove
expressed interest in using transit if transit services improved. The survey also showed that only
about half of the employees who drove parked in public or private parking facilities.
With worsening congestion on Bay Area freeways and improving non‐auto modes of travel, it is
likely that the parking demand will peak in the near future. Investing in pedestrian and bike
facilities infrastructure and various
transportation demand management
(TDM) strategies are more attractive and
more cost effective options than building
new parking facilities.

2075 Broadway Avenue –
Proposed office & retail
development
(proposed In‐Lieu Fee
Payment for 84 spaces)
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550 Allerton Street –
Approved office
building (In‐Lieu Fee
Payment for 60 spaces)

815 Hamilton Avenue ‐ Approved
office & retail development
(In‐Lieu Fee Payment for 115
spaces)

A 2013 report on the Redwood City Parking Program estimated a shortfall of 73 spaces during the
weekday peak demand during the current period of construction. However, the predicted weekday
midday parking shortage has not materialized and there continues to be an adequate supply of
weekday parking. Although downtown parking conditions have changed since the study’s
completion, it is appropriate to predict that accepting in‐lieu fee payments for the 450 (175 from
approved projects + 275 of requests) spaces identified above could generate the shortfall identified
in the 2013 study if no additional parking spaces are constructed. The current fund balance and
other potential revenue sources are short of the actual costs of building new, structured parking
facilities. Revising the “per space” fee and expanding the toolkit to include numerous
transportation and parking related strategies are therefore very critical to maintain a healthy
parking supply/demand balance and to preserve the vibrancy of the downtown Redwood City.
Redwood City strives to improve its In‐Lieu Parking Fee Program such that it remains an option for
developers and becomes more effective at addressing transportation and parking needs. The City’s
Community Development Department staff, Economic Development + Downtown Subcommittee
and Parking Advisory Committee have discussed this matter and fully support exploring meaningful
revisions that will improve the overall effectiveness of the program without diluting its
attractiveness to the developers. To that end, the City has identified several key issues for further
analysis and refinement. Each of the following issues captures Redwood City relevant information,
experiences of other jurisdictions with similar dynamics and recommendations.
Redwood City In‐Lieu Parking Fee Study
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Proposed office
building at 30
California Street
(proposed In‐Lieu Fee
Payment for 25 spaces)

Issues of Interest
1. Program Applicability
Issue
Redwood City’s current in‐lieu fee program is applicable to all parcels within the Downtown Parking
Zone. Is there a need or justification to revise the area boundaries?
Analysis
Most cities, comparable to Redwood City, with current in‐lieu fee programs have set applicable
area boundaries that cover the core downtown area. While it may be beneficial to the City and
developers if the boundaries are extended beyond the core downtown, or if a second zone just on
the perimeter of the core zone is created, it may also bring unexpected consequences that may
dilute the purpose of the in‐lieu fee program. For example, a development in the area immediately
outside the Downtown Parking Zone may provide parking spaces and thereby lessen impacts of the
parking demands within the core.
Recommendation
In absence of a need to expand the area eligible for in‐lieu fee payments, no change to the current
practice is recommended.
2. In‐Lieu Fee per Parking Space
Issue
Redwood City’s current In‐Lieu Fee of $10,000 per space does not reflect the true cost of providing
a new parking space. What is an appropriate fee?
Analysis
While there may be far more parking structures than other publicly accessed facilities such as parks,
libraries and schools, the true cost of building a parking structure is not easy to identify. Vastly
different land values, site‐specific challenges, design characteristics, associated development type
and local regulations all factor into the cost, and often play a key role in the decision to build a
parking structure or pay an in‐lieu fee. A developer is mostly concerned about the total cost of
building the required parking supply and lost developable area taken away by parking. The city
planners and the community are rightfully concerned about the societal cost of adding a parking
structure into the neighborhood and accepting the obvious negatives in terms of increased traffic,
Redwood City In‐Lieu Parking Fee Study
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vehicular noise, pollution and reduced safety and livability. Setting an appropriate in‐lieu fee is
therefore extremely important, and may encourage more developers to pay a fee, allowing a
community to decide how it wants to address the access and parking issues without compromising
the attractiveness of the downtown districts.
As shown in Table 4, the total cost of building a new parking garage could range between $17,000
and $81,000 per space, with an average of $32,000. The cost varies by location and construction
type (underground vs. above ground). Additional justification to revise Redwood City’s in‐lieu fee
on par with market conditions include the following:




Two recent garage projects in the Bay Area include San Leandro’s Estudillo Callan above‐
grade garage with a construction cost alone at $19,850 per space and VTA’s Berryessa
garage with a construction cost alone at $36,940 per space.
A March 2014 analysis evaluated four sites within Redwood City’s downtown core where
new parking facilities could be developed. The construction costs ranged from $31,100 to
$52,600 per space.
Cities of similar size and development activities charge much higher in‐lieu fees compared
to Redwood City. Examples include Palo Alto ($63,848), Walnut Creek ($32,000), Berkeley
($15,000 to $30,000 depending upon number of spaces waived), Mountain View ($26,000),
Oakland’s Broadway/Valdez District ($20,000) and San Mateo ($12,000).

The City fully recognizes the implications of charging in‐lieu fees that are closely comparable to the
cost of building a new parking facility. In‐lieu fee payments that match the full cost of building a
new parking facility may dis‐incentivize the developer to pay the fees. The developer may choose to
build more parking to fully meet the code requirements, which may result in oversupply of parking
spaces, encouraging auto travel resulting in numerous negative impacts including reduced
pedestrian and bicycle safety, increased GHG emissions and on‐going operations and maintenance
responsibilities.
The proposed in‐lieu fee of $25,000 per space is lower than the cost of building a new space. The
City intends to explore less expensive options utilizing effective parking supply management and
TDM strategies that will reduce parking demand. Cost of implementing such strategies could vary
depending upon size of the program, location and availability of other options. Table 5 provides
potential costs for several of these strategies.
The actual cost of building each new parking space and comparison of in‐lieu fees collected by
other Bay Area cities fully justify increasing Redwood City’s in‐lieu fee to $25,000 per parking space.
The City established the current in‐lieu fee of $10,000 per space in 2006. In order to keep the in‐lieu
fees in tandem with rising costs, it is important to evaluate the fees on an annual basis and seek the
City Council authorization to increase the fee when so justified. A more effective way is to have the
City Council authorize the staff to increase the fee automatically every year in tandem with a widely
used index, such as the construction cost index. This will eliminate the need for periodic analysis of
the fees and recurring authorizations from the City Council. Many cities have opted for automatic
annual increases (e.g. Oakland’s Broadway/Valdez District, where in‐lieu fees are set to adjust
automatically every year based on the construction cost index).
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Table 4 – Summary of Selected Parking Structures, Built and Planned
Project Name

# of
Spaces
(gross)

# of
Spaces
(net)

Construction
Cost of
Structure

Cost per
Space

Cost per
Net Space

1,086
743

1,086
N/A

$32,580,000
$60,000,000

$30,000
$80,754

$30,000
N/A

506
678
178
244

N/A
193
178
N/A

$12,000,000
$26,536,000
$3,500,000
$7,200,000

$23,715
$39,139
$19,663
$29,508

N/A
$137,492
$19,663
N/A

400
502
1,513
1,180
1,547

400
N/A
N/A
1,180
75

$6,875,000
$8,518,664
$42,000,000
$24,000,983
$51,236,000

$17,188
$16,969
$27,759
$20,340
$33,120

$17,188
N/A
N/A
$20,340
$683,147

8,577

3,112

$274,446,647

$31,998

462

41

$18,600,000

$40,260

$453,659

710
480
910

503
N/A
N/A

$17,546,172
$15,371,000
$22,314,487

$24,713
$30,208
$24,521

$34,883
N/A
N/A

600
400
750
450
970
2,370
1,242
700
10,044
18,621

360
400
430
209
570
370
1,242
700
4,825
7,937

$16,000,000
$10,000,000
$16,654,000
$14,750,000
$20,000,000
$43,000,000
$31,050,000
$22,400,000
$247,685,659
$522,132,306

$26,667
$25,000
$22,205
$32,778
$20,619
$18,143
$25,000
$32,000
$24,660
$28,040

$44,444
$25,000
$38,730
$70,574
$35,088
$116,216
$25,000
$32,000
$36,032
$44,693

Built
CBD
Jack London AMTRAK
San Jose (4th St. and San Fernando St.)
Urban
Fruitvale BART
Richmond BART
Hayward‐City Hall Parking Structure
Hayward‐Cinema Place
Suburban
Fairfield Transportation Center
Livermore Valley Center Park‐n‐Ride
Dublin/Pleasanton BART
West Dublin/Pleasanton
Pleasant Hill BART Replacement Parking
Summary
Planned (estimated costs)
CBD
Berkeley Center Street Garage
Urban
Richmond Parkway Transit Center
MacArthur BART TOD
South Hayward BART TOD
Suburban
Fairfield Transportation Center ‐ Phase 3
Vacaville Intermodal Station ‐ Phase 2
Vallejo Ferry Terminal
Curtola Transit Center
Larkspur Ferry Terminal Parking Garage
Pittsburg/Bay Point Master Plan
San Mateo Hillsdale
Cotati
Summary
TOTAL

Source: Parking Structure Technical Report by Metropolitan Transportation Commission, June 2013
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Table 5 – Alternate Strategies and Range of Costs
#

Cost

Total Cost Over
10 years

$2,000‐$2,500
per space

$2,000‐$2,500
per spacea

$300 per space
per month
$200 per space
per month

$36,000 per
spaceb
$24,000 per
space

$90 per hour
per shuttle

$37,500 per
spacec

$200,000d

$8,000 per
space

Strategy

1

Restriping parking
spaces

2

Valet parking

3

Shared/leased parking

4

Shuttle service
to/from transit
stations

5

Bike lanes and lockers

6

Transportation
Management
Association

$250,000 per
year

n/a

7

Transit pass subsidy

$75 per
employee per
month

$9,000 per
space

8

Car‐sharing

n/ae

n/ae

Comment
Restriping parking spaces for
narrower, compact or angled
parking
Allows higher utilization of existing
parking supply
For parking spaces during peak
demand periods.
Assumes shuttle operations from
6:30‐9:30am and 4:00‐7:00pm,
and reduced parking demand by
75 spaces.
Assumes reduction in parking
demand by 25 spaces
Annual budget of $250,000
includes staffing, marketing,
outreach/educational efforts, etc.
Each employee receiving subsidy
reduces parking demand by one
space
Car‐sharing reduces auto
ownership and thereby parking
demand

Notes: a: restriping is not necessary within 10 years.
b: excluding any inflation/CPI adjustment for valet services
c: two shuttles running 6 hours a day, 5 days a week, 52 weeks a year
d: five miles of new Class II bike lanes and 50 new lockers at key facilities
e: car‐share providers and users pay for all expenses

Recommendation
Based on the true cost of providing a new parking space in a well‐designed parking structure,
average costs of recently built parking garages in urban areas of the San Francisco Bay Area Region
and current in‐lieu fees collected by other comparable cities, it is recommended that:
a) The City of Redwood City revise the In‐lieu Parking Fee to $25,000 per space.
b) The City consider options for automatic annual adjustments on a specific date (e.g. every
year on July 1) that are tied to an index (such as construction cost index) that reflects the
increased cost of building a new parking space. Alternatively, the City could decide a fixed
percent increase every year (e.g. 2 or 3 percent). This will eliminate any staff time needed
to establish a percent increase tied to an index on an annual basis.
3. Payment Options
Issue
Should the City offer more than one payment option?
Analysis
Per currently adopted policies, upon approval by the Zoning Administrator, a developer pays the
full amount in one payment, either prior to the issuance of a building permit or within 45 days of a
Redwood City In‐Lieu Parking Fee Study
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request from the City if a building permit is not required. To accommodate financial needs of the
developers, some cities have offered a four‐payment plan or other means of deferring partial
payments in the future. Santa Monica, Beverly Hills and Huntington Beach allow payments over a
four‐year period.
A one‐payment option may have higher financial burden on the developer during the first year
compared to a four‐payment plan, under which the developer pays only 25 percent of the fees in
the first year. While a multi‐year payment plan is advantageous to the developer, it adds
uncertainty and unnecessary administrative burden on the City staff, making it less appealing to the
cities. In addition, a one‐payment plan allows the cities to secure necessary funds upfront and
initiate any feasibility studies, designs and implementation that will address the parking deficiencies
in a timely manner. Since in‐lieu fees are set below the cost of building new parking spaces, a
developer is already benefitting by a single payment plan. Therefore, it is not necessary to offer a
deferred payment plan that will provide additional incentives to the developers with no apparent
benefit and very real negatives to the City.
As a balanced approach, the City may split the in‐lieu payment fees into four equal installments and
offer a discount if paid in one payment before the issuance of a building permit. This will require
that the revised in‐lieu fee per parking space is set higher than the current rate. For example, a city
may set the in‐lieu fee at $28,000 per space, and offer a 10 percent reduction if paid in one
installment. A developer can choose to pay $28,000 in four equal installments of $7,000 each or
pay $25,200 ($28,000 minus 10 percent) in one installment.
Recommendation
The administrative burden of offering a multiple payment plan outweighs any potential benefits.
No change to the current practice of single payment is recommended.
4. Use of Fees
Issue
Other than building new parking facilities, what are the alternative uses of in‐lieu fee payments that
will benefit transportation access and safety?
Analysis
The current Redwood City ordinance clearly states that the fees shall be used exclusively for
providing additional public parking spaces. The original intent behind this exclusive use
requirement was to assure that the fee payments are not diverted into other uses and thereby
creating a perennial shortage of parking spaces in the downtown. Cumulative fees collected over
the last 10 years are not enough to fund a new parking facility. Moreover, adding new parking
spaces may not be the most creative solution considering the increased emphasis on use of cleaner
modes of transportation, TDM strategies and new and emerging options such as car‐sharing, bike‐
sharing and Transportation Network Companies (TNC) that support reduced auto ownership and
reduce parking demand.
Many cities have embraced the approach of utilizing in‐lieu fees for broader solutions and
strategies that help them achieve their goal of creating a safe and robust transportation system
that offers multiple options to driving and thereby reduce auto trips and cut down GHGs. The City
should consider expanding the toolkit for effective and timely use of in‐lieu fee payments, including
the following alternatives.
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Recommendation
Redwood City should utilize the in‐lieu fees to fund highly effective transportation solutions that
help address the increasing parking demand through any of the following strategies:
a) Increase on‐street and off‐street parking supply through addition of new spaces, restriping
existing spaces, leasing of parking spaces from privately owned facilities, etc.
b) Provide valet parking at some parking facilities. This will add parking supply at a cost that is
lower than building new spaces. For example, introducing valet parking for upper floors of
the Marshall Garage may increase parking supply by about 50‐60 spaces at a cost of about
$300 per month per space.
c) Consider developing a public‐private partnership program where the City can add a specific
number of public parking spaces in a proposed development using the accrued balance in
its in‐lieu fees fund.
d) Revise parking and development policies that will reduce parking demand and improve
parking utilization.
e) Improve bicycle and pedestrian facilities and thereby reduce demand for vehicle parking.
f) Provide robust bike‐sharing and car‐sharing options.
g) Utilize various TDM strategies that encourage carpool, vanpool, telecommuting and other
methods of reducing vehicle trips, thereby reducing existing parking demand.
h) Use of Smart parking meters that allow optimal pricing, resulting in improved dispersion of
demand and enhanced parking utilization.
i) Intelligent Transportation Systems (ITS) strategies such as a Parking Guidance System with
real‐time space availability information, wayfinding signs, etc.
5. Exemptions
Issue
Redwood City’s current In‐Lieu Parking Fee Program does not provide for exempted land uses. Is it
appropriate to exempt certain developments from the fee?
Analysis
Since almost all types of developments attract new auto trips, it is customary to assess appropriate
impact fees to mitigate any negative impacts of new developments on the public infrastructure and
resources. Exempting certain land uses or specific operations (such as non‐profit) does not reduce
the negative impact of the development. It simply shifts the burden of funding the mitigation
measures to other developments or allows the service degradation without properly addressing
impacts. If the City’s desire is to promote certain land uses, the better approach would be to
address the preferential treatment through revised zoning codes where parking requirements for
such land uses could be reduced or eliminated.
Recommendation
No change is recommended to the current practice of collecting in‐lieu fee from all types of
developments who choose to participate in this voluntary program.
6. Reporting Requirements
Issue
Redwood City’s current In‐Lieu Parking Fee Program does not have any regular reporting
requirements. What are the appropriate reporting requirements?
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Analysis
Redwood City’s In‐Lieu Parking Fee Program is not based on the California Mitigation Fee Act and
therefore any conformance requirements of the Act, including periodic reporting requirements, are
not applicable to the program. Nevertheless, in the spirit of open government, transparency and
fiscal accountability, benefits of regular reporting to the City Council far outweigh any negatives.
Such reporting would not only help better tracking of the program balance and unfunded needs,
but would also help the City Council and executive staff to stay fully informed about the program
needs, allowing them to take necessary fiscal, policy or legislative actions in a timely manner.
Recommendation
It is recommended that the City staff provide two reports to the City Council on an on‐going basis:
a) An annual report summarizing various program activities including beginning and ending
fund balances, fees received, funds expended, projects completed, etc.
b) A report every five years summarizing fund balance, reasons for not utilizing available
funds, proposed projects and anticipated expenses over the coming years, etc.

Redwood City In‐Lieu Parking Fee Study

Page | 15

RECOMMENDATIONS
Since its inception in 2006, this is the first re‐evaluation of the Redwood City’s In‐Lieu Parking Fee
Program. Based upon the past experiences over the last 10 years, current development activity,
staff and stakeholder input and benchmarking with other San Francisco Bay Area cities, the
following recommendations are provided:
1. Program Applicability
No change to current practice is recommended. The City should continue to allow in‐lieu
fee payments for parcels within the Downtown Parking Zone.
2. Fee per space
It is recommended that the fee per space be revised to $25,000. Additionally, it is
recommended that the City consider an automatic increase in the fee on a set day every
year.
3. Payment of Fees
No change is recommended.
4. Use of Fees
It is recommended that the City expand the options on where and how the in‐lieu fee funds
can be utilized, making them eligible for a variety of parking enhancements, support to
non‐auto modes of travel and Transportation Demand Management strategies.
5. Exemptions
No change is recommended. Any new development within the Downtown Parking Zone
must either provide the required number of parking spaces per zoning ordinance or provide
appropriate in‐lieu fee payments.
6. Program Reporting
It is recommended that the City staff provide two reports to the City Council on an on‐going
basis:
a) An annual report summarizing various program activities including beginning and
ending fund balances, fees received, funds expended, projects completed, etc.
b) A report every five years summarizing fund balance, reasons for not utilizing
available funds, proposed projects and anticipated expenses over the coming years,
etc.
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