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Town & Country Village – Vacancy Map

Retail Vacancy: 33,173 SF

Office Vacancy: 4,167 SF

As of January,2021



Town & Country Village – Retail Facts

Town & Country Retail Sales

2017 to 2018   2% Decline

2018 to 2019   6% Decline

2019 to 2020   35% Decline

Town & Country Average Retail Vacancy

2015-2016   0.9%

2017-2018   2.0%

2019-2020   6.4%

Current 21.3%



National Retail Trends 
Retail Sales Increasingly Going On-Line

Source: E-Commerce 360 Research, 2021



The Growth of Health Retail



The Growth of Health Retail



Health Retail Facts

• 69% of US Adults visited a Health Care provider 

located at a shopping center in 2020 (Avg 3.6 visits 

per year)

• Visits were mostly to Primary Care, Dentists, 

Diagnostic and Urgent Care

• 41% of those who visited Health Care providers at 

a shopping center now shop there more often

• 74% shopped at other retail tenants during a visit 

to a Health Care provider

Source: ICSC, May 2021



Proposed Zoning Text Change

1. Allow up to 20% 10% of the Ground Floor (up to 30,000

15,025 sf) to be used for Medical Office Health Retail 

Uses

2. Increase the Site-Wide Office Cap from 15% to 30%

21.4% to accommodate the Ground Floor Medical Office 

Health Retail Uses. 

Current Office Cap: 25,800 sf  (15% of total sf)

Proposed Office Cap: 30,000 15,025 sf Ground Fl Health Retail (max)

21,500 sf Second Fl Office (max)

51,600 36,579 sf (21.4% 30% of total sf)

Reduction in Allowed SF to 10% - ACCEPTABLE



Additional Restrictions Recommended 

by City Council and Staff

• Limit uses to those that comply with Retail Health definition

• Retail Health uses would NOT be on El Camino and Embarcadero 

frontages

• Maximum square feet (SF) per tenant of 5,000 SF

• Entry/reception area required to be 15% of tenant SF

• Storefront transparency requirements

ACCEPTABLE

• Limited to leases signed in two years

UNACCEPTABLE



Example of Potential Site Plan with 15,000sf of Health Retail



Potential Impacts to Palo Alto Sales Tax Revenue

• Average Annual Sales Tax Revenue from Town & Country*: $637,000

• Potential Reduction in Annual Sales Tax Revenue if ALL 30,000 15,025 sf

was leased to Health Retail: $78,000 $39,000 (Worst Case)

• Worst Case Reduction in T&C Sales Tax: 12% 6.1% (39k/637k)

• Worst Case Reduction in City-Wide Sales Tax: <1% <0.5%

Health Retail tenants would drive much needed foot traffic to T&C and, 

in the absence of other new tenants, will boost retail sales, prevent 

more tenant failures and increase sales tax revenues! 

*Based on 2016-2017 Data



Thank You!


