Demographics and Economic Conditions
Millbrae General Plan Update

DEMOGRAPHICS AND ECONOMIC
CONDITIONS

INTRODUCTION

This chapter describes demographics and economic conditions in Millbrae. Demographic information
is used to identify changes and trends in the composition of the population, which can affect the
future needs of the population. This chapter is organized into the following sections:

A Population and Household Trends (Section 2.1)

A Employment and Industry Trends (Section 2.2)

A Population and Employment Projections (Section 2.3)
A Market Overview/Demand (Section 2.4)

A Fiscal Conditions (Section 2.5)
SECTION 2.1 POPULATION AND HOUSEHOLD TRENDS

Introduction

This section discusses recent population and household growth trends in Millbrae and describes
current distribution of household income. The section is divided into the following subsections:

A Population Trends
A Household Trends

Major Findings

A With an estimated 2015 population of just under 22,900, Millbrae has a relatively small
population, when compared with other surrounding communities in San Mateo County.
Concurrent to Millbrae’s relatively small population, the recent growth rate has also been
modest with an average annual rate of 0.7 percent.

A In 2014 Millbrae had an average (median) household income of about $91,486, which is higher
than the statewide average and slightly lower than the median income for San Mateo County.

A The distribution of income in Millbrae shows high concentrations of households earning more
than $100,000, and a sizable representation of middle income households.
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Existing Conditions

Population Trends

With an estimated 2015 population of just under 22,900, Millbrae has a relatively small population,
when compared with other surrounding communities in San Mateo County, as shown in Table 2-1.
Support for retail stores largely comes from population and income (with other potential market
support from visitors, commuters, and other local businesses), which is the primary generator of
household spending demand.

Millbrae itself has a small population, while surrounding communities such as San Bruno, South San
Francisco, Burlingame, Colma, and Daly City substantially add to the population in close proximity to
Millbrae.

Concurrent to Millbrae’s relatively small population, the recent growth rate has also been modest with
an average annual rate of 0.7 percent. This growth rate is roughly the same as San Bruno and South
San Francisco. While not an especially fast growth rate, Millbrae’s growth rate since 2000 has been
notably faster than San Mateo County’s average annual growth rate of 0.4 percent.
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TABLE 2-1
POPULATION GROWTH TRENDS

City of Millbrae and San Mateo County Cities
2000 to 2015

. 2000 2010 2015 | 200010 2015
HOEEEIT Population Population Population e
Growth Rate
Atherton 7,194 6,914 6,935 -0.2%
Belmont 25,123 25,835 26,748 0.4%
Brisbane 3,597 4,282 4,541 1.6%
Burlingame 28,158 28,806 29,890 0.4%
Colma 1,187 1,454 1,480 1.5%
Daly City 103,625 101,072 105,810 0.1%
East Palo Alto 29,506 28,155 29,137 -0.1%
Foster City 28,803 30,567 32,390 0.8%
Half Moon Bay 11,842 11,324 12,051 0.1%
Hillsborough 10,825 10,825 11,420 0.4%
Menlo Park 30,785 32,026 33,273 0.5%
Millbrae 20,718 21,532 22,898 0.7%
Pacifica 38,392 37,234 38,551 0.0%
Portola Valley 4,462 4,353 4,527 0.1%
Redwood City 75,402 76,815 81,838 0.5%
San Bruno 40,165 41,114 44,409 0.7%
San Carlos 27,718 28,406 29,449 0.4%
San Mateo 92,482 97,207 101,429 0.6%
South San Francisco 60,552 63,632 66,193 0.6%
Woodside 5,352 5,287 5,539 0.2%
Balance of County 61,275 61,611 64,615 0.4%
Incorporated 645,888 656,840 688,508 0.4%
San Mateo County Total 707,163 718,451 753,123 0.4%
Source: Population: California Dept. of Finaneg ReportJanuary 1, 2015
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Household Trends

Data from the California Department of Finance estimates that Millbrae’s household count grew
moderately from 2000 to 2015, to a total of 8,228 households in 2015, as shown in Table 2-2. This
represents an average annual growth rate (AAGR) of only 0.2 percent and a total growth of less than
300 households during this period. This low growth trend is very similar to San Mateo County, which
also grew at an AAGR of 0.2 percent.

TABLE 2-2
HOUSEHOLD GROWTH TRENDS

City of Millbrae and San Mateo County Cities

2000 - 2015
2000 to
Location 2081 2B 2085 A%l?]luSal
Households | Households | Households
Growth
Rate

Atherton 2,413 2,330 2,260 -0.4%
Belmont 10,418 10,575 10,594 0.1%
Brisbane 1,620 1,821 1,869 1.0%
Burlingame 12,511 12,361 12,409 -0.1%
Colma 327 430 430 1.8%
Daly City 30,777 31,079 31,468 0.1%
East Palo Alto 6,976 6,940 6,946 0.0%
Foster City 11,613 12,016 12,313 0.4%
Half Moon Bay 4,004 4,149 4,271 0.4%
Hillsborough 3,689 3,693 3,766 0.1%
Menlo Park 12,387 12,347 12,437 0.0%
Millbrae 7,956 7,994 8,228 0.2%
Pacifica 13,995 13,967 13,985 0.0%
Portola Valley 1,700 1,746 1,756 0.2%
Redwood City 28,060 27,957 28,828 0.2%
San Bruno 14,677 14,701 15,365 0.3%
San Carlos 11,455 11,524 11,554 0.1%
San Mateo 37,338 38,233 38,595 0.2%
South San Francisco 19,677 20,938 21,067 0.5%
Woodside 1,949 1,977 2,004 0.2%
Balanceof County 20,562 21,059 21,139 0.2%
Incorporated 233,542 236,778 240,145 0.2%
San Mateo County Total 254,104 257,837 261,284 0.2%

SourcePopulation: California Dept. of Financeh Report; January 1, 20G&rowth Projections: ABAG Projections 20:

In 2014 Millbrae had a median household income of $91,486 and an aggregate household income of
about $934.4 million (Table 2-3). The median income in Millbrae is higher than the statewide average
($61,933) and slightly lower than the median income for San Mateo County ($101,051).
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The distribution of income in Millbrae shows high concentrations of households earning more than
$100,000, with over 45 percent of households in this group. By comparison, only 13.0 percent of
Millbrae households earn less than $30,000 annually. This indicates that the community has a large
proportion of higher income households, along with a sizable representation of middle income
households.

TABLE 2-3
ANNUAL HOUSEHOLD
INCOME DISTRIBUTION

City of Millbrae

2014
Income Range PETEIE O
Households
Less than $10,000 3.8%
$10,000 to $14,999 1.8%
$15,000 to $19,999 1.6%
$20,000 to $24,999 2.2%
$25,000 t0$29,999 3.6%
$30,000 to $34,999 3.5%
$35,000 to $39,999 3.7%
$40,000 to $44,999 4.7%
$45,000 to $49,999 2.9%
$50,000 to $59,999 6.4%
$60,000 to $74,999 6.8%
$75,000 to $99,999 13.1%
$100,000 to $124,999 10.9%
$125,000 to $149,999 8.6%
$150,000 td5199,999 11.5%
$200,000 or more 14.8%
Total 100.0%
Median Household Income $91,846
Total Household Income $934,385,200

Source: American Community Survey, 2014
Regulatory Setting
There is no regulatory setting for this section.

Key Terms

None.
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SECTION 2.2 EMPLOYMENT AND INDUSTRY TRENDS

Introduction

This section discusses jobs in Millbrae and describes recent trends in employment by major industry
group. The analysis also describes the industry and occupational characteristics of workers who live in
Millbrae. The section is divided into the following subsections:

A Employment and Housing Trends

A Job Growth by Industry

A Industry and Occupational Characteristics of Labor Force
Major Findings

A Millbrae’s employment base was projected to grow by an average of 1.7 percent between
2010 and 2015 with the largest growth occurring in health, education, and recreational
services (which also includes hospitality).

A The priority development areas that include much of the areas located between Broadway
and El Camino Real, and close to San Francisco International Airport, together account for
more than half of all of the jobs in Millbrae, and are projected to grow at a slightly faster rate
than the rest of the city.

A Millbrae had a projected 7,480 jobs in 2015, with the trend over the past decade showing a
decline of jobs down to below 6,900 positions in 2005 and 2010.

A In general, Millbrae’s balance between jobs and housing in 2015 (0.87) has shown no change
compared to the level in 2000.

A Millbrae’s employment base has a very high concentration of jobs in visitor-serving and
institutional uses, together making up over half of the jobs in Millbrae.

A The occupational distribution of workers living in Millbrae is similar to the countywide
averages, with just under half of the city workforce and San Mateo County workforce
employed in management, business, science, and arts occupations.
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A The commute patterns show a net outflow of jobs, with 95 percent of workers who live in
Millbrae working jobs outside of the city.

-

A The age distribution of workers shows a generally younger workforce filling jobs in Millbrae,
compared with the workers living in Millbrae who commute to jobs outside the city. The
young workers for internal jobs inside of Millbrae parallels the trend showing a higher
representation of lower-income jobs that pay less than $1,250 per month, compared to the
lower-income external jobs held by Millbrae residents commuting outside the city.

Existing Conditions
Employment and Housing Trends
Based on data from ABAG, Millbrae’s employment base was expected to grow by an average of 1.7

percent after 2010 with an estimated 7,354 jobs in 2014, as shown in Table 2-4. Much of this growth
has occurred in health, education, and recreational services (which also includes hospitality).
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TABLE 2-4
EMPLOYMENT TRENDS
Millbrae, San Mateo County, and Bay Area
2010 - 2014
Projected
Location 2010 2014 (Est.) Annual
Growth Rate
Millbrae Total Jobs (ABAG) 6,870 7,354 1.7%
Agricultural and Natural Resources 20 20 0.0%
Manufacturing, Wholesale, aritransportation 650 690 1.5%
Retail 900 940 1.1%
Financial and Professional Services 1,180 1,244 1.3%
Health, Educational, and Recreational Services 3,010 3,310 2.4%
Other 1,110 1,150 0.9%
Census Tract 6044 Block Groups 1 and 3 2,985 3,222 1.9%
Agricultural and Natural Resources 0 0 0.0%
Manufacturing, Wholesale, and Transportation 103 110 1.5%
Retail 630 657 1.1%
Financial and Professional Services 408 430 1.3%
Health, Educational, and Recreational Services 1,786 1,965 2.4%
Other 57 60 0.9%
Census Tract 6044 Block Group 2 934 1,005 1.8%
Agricultural and Natural Resources 0 0 0.0%
Manufacturing, Wholesale, and Transportation 221 235 1.5%
Retail 17 18 1.1%
Financial and Professional Services 55 58 1.3%
Health, Educational, arfldecreational Services 471 518 2.4%
Other 170 176 0.9%
San Mateo County Total Jobs (ABAG) 345,190 368,781 1.7%
Agricultural and Natural Resources 2,220 2,260 0.4%
Manufacturing, Wholesale, and Transportation 67,480 71,404 1.4%
Retail 35,350 36,410 0.7%
Financial and Professional Services 86,150 92,312 1.7%
Health, Educational, & Recreational Svcs 86,980 94,014 2.0%
Other 67,010 72,381 1.9%
Bay Area Total Jobs (ABAG) 3,385,300 3,610,930 1.6%
Agricultural and Natural Resources 24,640 25,071 0.4%
Manufacturing, Wholesale, and Transportation 558,880 577,047 0.8%
Retall 335,930 349,161 1.0%
Financial and Professional Services 782,810 861,954 2.4%
Health, Educational, and Recreational Services 920,650 996,242 2.0%
Other 762,390 801,455 1.3%

Source ABAG Projections 201Bist of Census TBk Qp jobs Longitudinal Employefousehold Dynamics, 2010 to 201+
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The priority development areas are contained in Census Tract 6044, Block Groups 1,2, and 3. Block
Groups 1 and 3 include much of the area located between Broadway and El Camino Real, while Block
Group 2 also includes parts of Millbrae across Highway 101, close to San Francisco International
Airport. These areas together account for more than half of all of the jobs in Millbrae, and are
projected to grow at a slightly faster rate than the rest of the city.

By comparison, Millbrae’s recent growth trends closely parallel the trends for San Mateo County, and
show a slightly higher growth rate than the Bay Area. As shown in Table 2-5, Millbrae had a projected
7,480 jobs in 2015, based on data from ABAG. This exceeds the employment levels from earlier in 2000

(7,020 jobs). The trend over the past decade showed a decline of jobs down to below 6,900 positions
in 2005 and 2010.

During this period the number of housing units saw a steady increase between 2005 and 2015 with
the latest housing count showing 8,616 total housing units in Millbrae. In general, Millbrae’s balance
between jobs and housing in 2015 (0.87) has shown no change compared to 2000. However, in 2005
and 2010 the job-housing balance decreased, as the employment base in Millbrae declined.

TABLE 2-5
JOBS-HOUSING TRENDS

City of Millbrae

2000 - 2015
Year Housing Jobs
2000 8,113 7,020
2005 8,132 6,880
2010 8,370 6,870
2015 8,616 7,480

Source: Job#BAG Projection2007 and2013
Housing: California Dept. ofnance, E5 and EB reports
20002015

Job Growth by Industry

Figure 2-1 illustrates how Millbrae’s employment base varies by industry sector, and how these
industries have shifted since 2002, based on data from LEHD. Millbrae’s employment base has a very
high concentration of jobs in visitor-serving and institutional uses. The visitor-serving sectors include
arts/entertainment and hospitality sectors such as restaurants and lodging, and make up about 35.5
percent of the total jobs in Millbrae.

The institutional sector (education, health care, government) is the second largest employment group
in Millbrae, with about 23.8 percent of the total employment. The sector experienced a drop in jobs
since 2010, but has seen a recent recovery.
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Office jobs accounted for nearly 20 percent of the jobs in Millbrae, while commercial businesses,
which are mostly retail, provided 12.8 percent of the jobs in 2014. It should be noted that the LEHD
data is based on a different source than the ABAG employment figures, and generally shows a lower
overall total.

FIGURE 2-1
EMPLOYMENT TRENDS BY LAND USE TYPE

City of Millbrae

20027 2014
1,900
- \ /\//
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Source: Longitudinal Employdousehold Dynamics 20@D14.

Industry and Occupation Characteristics of Local Labor Force

According to the American Community Survey (ACS) sample for 2014, workers living in Millbrae and
San Mateo County mostly work in similar industries (Table 2-6). About 14.6 percent of the Millbrae
labor force and 13.2 percent of San Mateo County’s labor force work in manufacturing and
construction industries. Just over 12 percent of the city’s labor force works in wholesale and retail
trade, while the countywide trend in these industries is nearly identical. With transportation,
warehousing, and utilities industries, Millbrae’s labor force had a higher representation (8.1 percent)
compared to San Mateo County (5.4 percent). The combination of information, financial, professional,
administrative, and management services employ 23.5 percent of the city labor force, and 28.3
percent of the county labor force. Education and health care comprise about 22.9 percent of the city
labor force and 21.6 percent of the county labor force.
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TABLE 2-6
DISTRIBUTION OF WORKFORCE BY INDUSTRY

City of Millbrae
2010-2014

Percent | San Mateo | Percent

Industry Category Millbrae of Total County of Total

Civilian employed population 16 years and oveg 10,521 100.0% 379,767 100.0%
ﬁgi]rrlli(rzltélture, forestry, fishing and hunting, and 30 0.3% 2520 0.7%
Construction 863 8.2% 20,512 5.4%
Manufacturing 675 6.4% 29,480 7.8%
Wholesale trade 264 2.5% 9,148 2.4%
Retail trade 1,050 10.0% 37,796 10.0%
Transportation and warehousing, and utilities 850 8.1% 20,532 5.4%
Information 254 2.4% 12,558 3.3%
zlnndalr;c:S;srllréd insurance, and real estate and re| 777 7 4% 29053 —
Profgs_smngl, scientifiand management, anq 1.442 13.7% 65782 17.3%
administrative and waste management service

Es;ggl:cneal services, and health care and soc| 2 410 22.9% 81.895 21.6%
Arts, entertal_nment, and recre:?mon, and 930 8.8% 35,625 9.4%
accommodation and food services

Other services, except public administration 461 4.4% 20,710 5.5%
Public administration 513 4.9% 14,156 3.7%

Source: American Community Survey, 20004.

The occupational distribution of workers living in Millbrae is also similar to the countywide averages
(Table 2-7). In Millbrae 45.9 percent of the workforce is in management, business, science, and arts
occupations, while these occupations make up 45.0 percent of the county labor force. About 14.6
percent of the Millbrae workforce is in service occupations, which include some healthcare workers,
public safety, and other services. This is lower than the county trend that shows 18.7 percent of the
labor force in these occupations. Additionally, 24.4 percent of Millbrae’s workforce is in sales and office
occupations, while 22.4 percent of the county workforce is in these occupations.
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TABLE 2-7

OCCUPATIONAL DISTRIBUTION OF WORKFORCE

City of Millbrae

2010-2014
San
. 3 Percent Percent
Occupational Ca
p tegory Millbrae of Total Mateo of Total
County
Civilian employed population 16 years and over 10,521| 100.0%| 379,767 100.0%
Management, business, science, and arts occupatio 4,832 45.9%| 170,990 45.0%
Management, business, and financial occupationg 2,114 20.1% 74,296 19.6%
Management occupations 1,438 13.7% 50,029 13.2%
Business and financial operations occupations 676 6.4% 24,267 6.4%
Computer, engineering, and science occupations: 824 7.8% 35,606 9.4%
Computer and mathematical occupations 384 3.6% 18,718 4.9%
Architecture and engineering occupations 261 2.5% 9,147 2.4%
Life, physical, and social science occupations 179 1.7% 7,741 2.0%
E((:i;j:s;t(i);,]slggal, community service, arts, and me 979 9.3% 39213 10.3%
Community and social servicescupations 164 1.6% 4,779 1.3%
Legal occupations 144 1.4% 6,581 1.7%
Education, training, and library occupations 478 4.5% 18,954 5.0%
Arts, de_S|gn, entertainment, sports, and media 193 1.8% 8,899 2 3%
occupations
Healthcare practitioner and technicatcupations: 915 8.7% 21,875 5.8%
Health dlagposmg and 'Freatlng practitioners and 214 6.8% 16,562 4.4%
other technical occupations
Health technologists and technicians 201 1.9% 5,313 1.4%
Service occupations: 1,537 14.6% 70,831 18.7%
Healthcaresupport occupations 228 2.2% 7,254 1.9%
Protective service occupations: 280 2.7% 6,902 1.8%
Firefighting and prevention [
e g ting and P e e.to , and gther protective 95 0.9% 4,358 1.1%
service workers including supervisors
Law enforcement workers including supervisors 185 1.8% 2,544 0.7%
Food preparation and serving related occupations 436 4.1% 19,921 5.2%
Sgéljg;g:igl:g grounds cleaning and maintenance 166 1.6% 18,732 4.9%
Personal care and service occupations 427 4.1% 18,022 4.7%
Sales and office occupations: 2,562 24.4% 85,151 22.4%
Sales and related occupations 1,077 10.2% 38,914 10.2%
Office and administrative support occupations 1,485 14.1% 46,237 12.2%
Natural r r nstructi [
o:ctldpztisig-u ces, constructio&, maintenance 856 8.1% 24.806 6.5%
Farming, fishingand forestry occupations 0 0.0% 1,559 0.4%
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TABLE 2-7
OCCUPATIONAL DISTRIBUTION OF WORKFORCE

City of Millbrae

2010-2014
San
Occupational Category Millbrae P! Mateo PETEE
of Total of Total
County
Construction and extraction occupations 690 6.6% 15,058 4.0%
Installation, maintenance, and repair occupations 166 1.6% 8,189 2.2%
Production, transp & material moving occupations: 734 7.0% 27,989 7.4%
Production occupations 293 2.8% 10,940 2.9%
Transportation occupations 305 2.9% 10,970 2.9%
Material moving occupations 136 1.3% 6,079 1.6%

Source: American Community Survey, 20004,

Based on data from LEHD, the commute patterns shown a net outflow of jobs, with 95.0 percent of
workers that live in Millbrae working jobs outside of the city (Figure 2-2). Only about 5.0 percent of the
Millbrae labor force lives and works in jobs located in Millbrae. Conversely, 90.3 percent of the jobs in

Millbrae are filled by workers commuting into the city.
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FIGURE 2-2
COMMUTE INFLOW AND OUTFLOW

Geographic Area
2014

Source: Longitudinal Employldousehold Dynamics 2014.
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