
EL CAMINO REAL CORRIDOR, CA

Streetscape Concept Plan, Development Feasibility and Zoning Study 
DESCRIPTION The Grand Boulevard Initiative is the coordinated planning effort 
of multiple Cities, Counties and agencies to develop a Vision for approximately 50 
miles of the El Camino Real corridor into a series of vibrant mixed use hubs. VMWP 
worked closely with Strategic Economics, the prime contractor for multiple cities to 
develop and evaluate prototypical high density mixed use development scenarios 
for feasibility and to make recommendations regarding zoning regulations in order 
to realize the goals of the Grand Boulevard Initiations.

ISSUES EXPLORED

n    Streetscape designs for BRT transit, bikeway designs and pedestrian circulation
n    Streetscape designs to support mixed use and residential frontages,
n    Parcel aggregation benefits to development feasibility
n    Impacts on density, parking standards, setbacks and height on feasibility
n    Locations for Retail Nodes along the corridor
n    Alternative uses such as office and residential as ground floor uses
n    Transitions to adjacent residential neighborhoods.

GRAND BOULEVARD FEASIBILITY STUDY



EL CAMINO REAL  |  StREEtSCApE dESIgN fEAtuRES AREA pLAN
MOuNtAIN VIEw, CA |  AuguSt 23, 2011  |  CIty Of MOuNtAIN VIEw

DEL MEDIO AVE

SY
LV

AN
 AV

E

MAR
IPO

SA
 AV

E

JO
RD

AN
 AV

E

DIS
TE

L D
RIV

E

MOU
NT

AIN
 VI

EW
 AV

E

OR
TE

GA
 AV

E

CR
ES

TV
IEW

 AV
E

DA
LE

 AV
E

TH
E A

MER
ICA

NA

BO
RAN

DA A
VE EH

RH
OR

N AV
E

BAY
 ST

BO
NI

TA
 AV

E

LA
NE

 AV
E

HO
PE

 ST

VIE
W ST

BU
SH

 ST

YUBA DRIVE

PE
TT

IS 
AV

E
PA

LO
 AL

TO
 AV

E

SA
N A

NT
ON

IO 
RD

HETCH HETCHY TRAIL
(PROPOSED)

STEVENS CREEK
TRAIL

S. 
RE

NG
ST

OR
FF

 AV
E

ES
CU

EL
A A

VESHOWERS DRIVE

S. SHORELIN
E BLV

D
CA

ST
RO

 ST

HWY 237

CL
AR

K A
VE

EL
 M

ON
TE

 AV
E

MIRAMONTE AVE

CALD
ERON AVE

PH
YL

LIS
 AV

E

GRA
NT R

D 

(85) W
 VALLEY FREEW

AY

BE
RN

AR
DO

 AV
E

POTENTIAL DEDICATED BRT ROUTE

(Sunnyvale to Grant / Hwy 237)
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crossing possible
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tRAIL
New pedestrian 
crossing possible
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recommended
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pOtENtIAL COMMERCIAL / REtAIL fRONtAgE

bRt NOdE (wItH 1/4-MILE RAdIuS AREA)

pOtENtIAL REtAIL NOdE At NON-bRt StOp

pOtENtIAL dEdICAtEd bRt ROutE

pROpOSEd bRt StOp

ExIStINg StREEt pARKINg tO REMAIN

ExIStINg StREEt pARKINg tO bE REMOVEd

pOtENtIAL pARKINg dIStRICt

ExIStINg dEdICAtEd bIKEwAy (CLASS I / II)

ExIStINg RECOMMENdEd bIKEwAy (CLASS III)

pOtENtIAL bIKEwAy (CLASS II / III)

ExIStINg SIgNALIzEd CROSSINg

pOtENtIAL SIgNALIzEd CROSSINg

pOtENtIAL pARKINg dIStRICt

pOtENtIAL pARKINg dIStRICt pOtENtIAL pARKINg dIStRICt

PROJECT SCOPE

n   Corridor Analysis

n Location of Nodes of 
Development

n Parking District Feasibility

n Parcel Studies

n Bike Circulation Study

n BRT Configuration Study

CITIES

n   Mountain View

n   South San Francisco

n   Daily City

Contacts:  
Sujata Srivastava | Principal
Strategic Economics
2991 Shattuck Avenue, Suite 203
Berkeley, California 94705
510.647.5291 x105

STATISTICS AND DATA
SITE
ADDRESS 7361-7395 Mission Street (3 parcels under consolidated ownership)
LOT WIDTH 291 feet (front), 182 feet (rear)
LOT DEPTH 372 feet (longer depth), 150 feet (shorter depth)
ACRES 1.92 (± 83,605 sf)
ZONING C-1-B Light Commercial with BART Station Area Combining District

(General Plan 2030 zoning: Neighborhood Commercial C-N)
MAX FAR None

BUILDING
CONSTRUCTION 1 story with surface parking
HEIGHT 36' feet maximum (Daly City Zoning 17.18.020)

RETAIL
GROSS BLDG AREA 25,405 square feet
FAR 0.30
PARKING REQUIRED 1 space/300 sf = 85 spaces on-site (current zoning requirement)
PARKING PROVIDED 96 spaces (additional flexibility for landscaping, handicap spaces, etc)

DEVELOPMENT CHALLENGES AND LESSONS
- This is a standard strip retail development which is allowed under current zoning if a 
redevelopment occurs on these parcels, if there are no strong design guidelines to enforce a 
design character for this important node.
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MARKET STREET
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STATISTICS AND DATA
SITE
ADDRESS 7361-7395 Mission Street (3 parcels under consolidated ownership)
LOT WIDTH 291 feet (front), 182 feet (rear)
LOT DEPTH 372 feet (longer depth), 150 feet (shorter depth)
ACRES 1.92 (± 83,605 sf)
ZONING C-1-B Light Commercial with BART Station Area Combining District

(General Plan 2030 zoning: Neighborhood Commercial C-N)
MAX FAR None

BUILDING
CONSTRUCTION 1 story with surface parking
HEIGHT 36' maximum (zoning restriction)

RETAIL
GROSS BLDG AREA 27,520 square feet
FAR 0.33
PARKING REQUIRED 1 space/300 sf = 92 spaces on-site (current zoning requirement)
PARKING PROVIDED 99 spaces (additional flexibility for landscaping, handicap spaces, etc)

DEVELOPMENT CHALLENGES AND LESSONS
- This is the same development program as scheme 1 but with parking at the rear and 
buildings at the sidewalk, which is more desirable in creating a good presence at the 
intersection of Mission and Market.
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STATISTICS AND DATA
SITE
ADDRESS 7361-7395 Mission Street (3 parcels under consolidated ownership)
LOT WIDTH 291 feet (front), 182 feet (rear)
LOT DEPTH 372 feet (longer depth), 150 feet (shorter depth)
ACRES 1.92 (± 83,605 sf)
ZONING C-1-B Light Commercial with BART Station Area Combining District

(General Plan 2030 zoning: Neighborhood Commercial C-N)
MAX F.A.R. None
MAX DENSITY 145 du/ac (300sf lot area per unit)

RETAIL
CONSTRUCTION 1 story with surface parking
HEIGHT 15'-20'
PAD RETAIL AREA 13,600 square feet
PODIUM RETAIL 7,400 square feet
GROSS RETAIL 21,000 square feet
PARKING REQUIRED 1 space/300 sf = 70 spaces on-site (current zoning requirement)
PARKING PROVIDED 77 spaces (additional flexibility for landscaping, handicap spaces, etc)

RESIDENTIAL / MIXED-USE
CONSTRUCTION - RETAIL 2- to 3-story wood frame residential over 2-story podium garage with retail and liner units
HEIGHT 50' (zoning exception required)
UNIT MIX % mix # units avg sq ft pkg ratio pkg spaces

1 bedroom 30% 18 units 800 1.0 18 spaces
2 bedroom 60% 35 units 1050 2.0 70 spaces
3 bedroom 10% 6 units 1250 2.0 12 spaces

TOTAL 59 units 100 spaces
DENSITY 30.2 du/ac (total site area); 77.1 du/ac (sub-parcel area)
RESIDENTIAL AREA 58,000 sf (net), 72,000 sf (gross)
PARKING REQUIRED 100 spaces 
PARKING PROVIDED 100 spaces in 2 levels of parking garage - one access on Market St, another on 1st Ave

no stackers
PODIUM PKG AREA 36,000 sf
TOTAL MIX USE BLDG AREA 119,000 sf
TOTAL BLDG AREA 132,600 sf (1.59 FAR)
 

DEVELOPMENT CHALLENGES AND LESSONS
- Higher ratio of 2-bedroom units can be achieved if 1-bedroom residential parking ratio is lessened
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STATISTICS AND DATA
SITE
ADDRESS 7361-7395 Mission Street (3 parcels under consolidated ownership)
LOT WIDTH 291 feet (front), 182 feet (rear)
LOT DEPTH 372 feet (longer depth), 150 feet (shorter depth)
ACRES 1.92 (± 83,605 sf)
ZONING C-1-B Light Commercial with BART Station Area Combining District

(General Plan 2030 zoning: Neighborhood Commercial C-N)
MAX F.A.R. None
MAX DENSITY 145 du/ac (300sf lot area per unit)

BUILDING
CONSTRUCTION 3-story residential over retail and 2 levels of garage parking

liner townhouses along 1st Avenue
HEIGHT 48'
PODIUM PKG AREA 127,600 sf
TOTAL BLDG AREA 297,000 sf (3.55 FAR)

RETAIL
GROSS RETAIL 23,300 square feet
PARKING REQUIRED 1 space/300 sf = 78 spaces
PARKING PROVIDED 78 spaces in subgrade parking garage

RESIDENTIAL
UNIT MIX % mix # units avg sq ft pkg ratio pkg spaces

1 bedroom 30% 36 units 800 1.0 36 spaces
2 bedroom 60% 69 units 1050 2.0 138 spaces
3 bedroom 10% 12 units 1289 2.0 24 spaces

TOTAL 116 units 198 spaces
DENSITY 59.9 du/ac
RESIDENTIAL AREA 116,250 sf (net), 143,150 sf (gross)
PARKING REQUIRED 198 spaces
PARKING PROVIDED 198 spaces in underground parking garage
 

DEVELOPMENT CHALLENGES AND LESSONS
- Compared to scheme 4A, this has the same number of total parking spaces, but retail frontage along 
Market Street has been replaced with residential units, and additional units can be added to the back of the lot
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Eric Anderson
City of Mountain View 
500 Castro Street
P.O. Box 7540
Mountain View, CA 
650.903.6306


