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Appendix B.  
U.S. Census and PSRC Data Analysis 
A GIS mapping analysis of secondary data sources was conducted to complement the 
neighborhood profiles gleaned from the Comp Plan and the TMP, and to develop a complete 
understanding of market characteristics and transit market potential.  The analysis was prepared 
from U.S. Census 2000 (block group level) data and from PSRC population and employment 
projections for King County (TAZ level).  Thirteen key demographic and socioeconomic 
characteristics (or transit market potential indicators) that are known to affect transit use and 
performance were analyzed, these include: 

Population and Employment Projections (PSRC TAZ data)  

1. Residential density: dense population areas have a positive correlation with transit use 

2. Employment density: dense employment areas such as Downtown Seattle and or 
Central Business Districts (CBD) also have a positive correlation with transit 

Demographic Characteristics by Market Area (US Census 2000) 

3. Average household size: large households are indicators of families, or extended 
families, and ultimately population density 

4. Families with children: presence of families with children is an indicator of mobility 
needs that require a chauffeur or independent means such as transit or bikes 

5. High-School population: presence of persons with mobility needs and limited access to 
automobiles 

6. Senior population: typically an indicator of transit dependent population; many seniors 
don’t have access to a car or can’t use a car for medical reasons. However an increasing 
number of seniors today are drivers as well. 

7. Minority population: minority populations are typically indicators of poverty and/or 
immigrant status, both groups have higher propensity to use transit because of need or 
cultural acceptation of transit 

8. Foreign-born population arrived between 1990-2000: recently arrived immigrants have 
in general positive attitudes towards transit. Given that Microsoft employs tens of 
thousands of people in Redmond that come from all over the world, this is an important 
indicator of potential transit use. 

9. Median household income: household income is inversely correlated with transit use, 
the higher the income the lower the use of transit 

10. Population in poverty: poverty or low income status is positively correlated with transit 
use, and a typical indicator of transit dependency 

11. Zero-vehicle households: a typical indicators of accessibility to automobiles 

12. Commute-to-work in public transit: primary commute mode of workers in household 

13. Commute-to-work in non SOV modes: same as above 
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Summary of Market Characteristics 
The analysis of transit markets conducted in Chapter 3 of the study shows that Redmond 
neighborhoods have different population, land use, and development density characteristics. 
These characteristics combined provide for different profiles in each neighborhood area that have 
a direct relationship with transit and determine a higher or lower propensity to use transit. 

Population density and employment density characteristics are known variables affecting transit 
use and performance. Industry research has shown that concentrations of jobs in downtown 
areas or CBDs attract commute trips in transit, and that concentrations of residents along urban 
corridors or at urban centers generate transit trips. Other variables that positively affect transit, at 
the community level, include household income (in particular low income households), access to 
automobiles (limited number of automobiles per household), transit dependant population groups 
such as high school-age children and seniors who don’t or can’t drive, recently arrived immigrants 
who in general have more positive attitudes toward transit, and average household size 
(extended families and families with children), which need service trips throughout the day or 
have unmet mobility needs. 

As presented in this Appendix, most Redmond neighborhoods have moderate residential density 
levels (about 15 persons per acre on average, by PSRC 2005 TAZ projections), however pockets 
of higher density – in the form of multi-family apartment buildings, abound in Downtown, 
Overlake, Education Hill, and portions of Avondale Road.  Employment density is mostly 
concentrated in and around Downtown Redmond and the Overlake High-Tech Industrial Center, 
and along the SR 520 and Bel-Red Corridor. 

Redmond has a variety of population groups that include people from all ages and races. 
Families with children are a majority in Redmond and can be found mostly in the neighborhoods 
that are north, south and west of downtown (i.e. Education Hill, Grass Lawn, and Viewpoint).  
One person households, families with no children, and seniors are mostly found within and 
around the Downtown Redmond and Overlake urban centers.  Most households in Redmond are 
middle income ($40k - $80k in 1999 dollars) and upper-middle income ($80k plus) households. 
Upper-middle income households are found in neighborhoods with a majority of families with 
children, they are larger in size, and have access to automobiles.  Recently arrived immigrants 
are found mostly around Downtown Redmond, Overlake and along corridors and areas with 
multi-family apartment buildings, for example: along Avondale Road, Redmond Way, 148th 
Avenue, 156th Avenue, and Redmond-Fall City Road. 

Given these attributes a higher propensity to use transit, and therefore a significant transit 
potential exists around Downtown Redmond, Overlake, and along major corridors in the City such 
as 148th Avenue NE, 156th Avenue NE, Redmond Way, Avondale Road, and Redmond-Fall City 
Road. 
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1. Residential and Employment Density 

Residential Density (see Figure B-1) 

The vast majority of Redmond’s neighborhoods have a density of 15 residents per acre or less.  
About one-half of the city areas have a very low density of 5 residents per acre or less, while the 
other half is slightly more at 5-15 residents per acre.  Major concentrations of very low density 
residential (5 or less range) are found in the Bear Creek, North Redmond, Sammamish Valley, 
Willows/Rose Hill and Southeast Redmond neighborhoods.  Major concentrations of low-to-
medium density residential – 5-15 residents per acre range, are found in Education Hill and Grass 
Lawn, and portions of Rose Hill and Overlake.  There is only one small pocket of medium-to-high 
density residential – 15-25 residents per acre range; this is located in southwest Education Hill 
close to Downtown Redmond.   

In terms of the surrounding areas of Redmond, the north and east areas (Woodinville, Cottage 
Lake, and Novelty Hill Road) tend to be very low density, in the 5 or less residents per acre 
range.  To the west (Kirkland), the 5-15 residents per acre range predominates, with a small 
pocket of 15-25 residents per acre.  To the south (Bellevue), the 5-15 residents per acre range 
predominates, again with some pockets of 15-25 residents per acre.  

In sum, Redmond and the surrounding urbanized areas land use is low density residential, 
comprised primarily of single-family housing.  

Employment Density (see Figure B-2) 

Most employment in Redmond is concentrated within a few neighborhood areas or districts, 
including Willows/Rose Hill, Sammamish Valley, Downtown Redmond, Southeast Redmond, and 
Overlake.  The major concentrations of employment are found in Downtown Redmond and 
Overlake, which are also the two major urban centers in the city.   

Employment density in Willows/Rose Hill and Southeast Redmond are of low density at 5-10 
employees per acre.  These two districts are characterized by industrial parks with large buildings 
on large lots.  Sammamish Valley has a mix of industrial and business parks of relatively higher 
density which explains its overall employment density at 10-15 employees per acre.  The northern 
part of Overlake also has employment density in the 10-15 employees per acre range. This area 
has a combination of business parks and office building complexes for the high-tech industry on 
the west side of NE 156th Avenue and residential areas on the east side of the street.   

Downtown Redmond has the second highest employment density district (15-20 employees per 
acre) with its mixed employment base comprised of retail, commercial, institutional, and 
professional services.  But it is Overlake and the industrial park areas wedged between SR 520 
and the Bel-Red corridor that have the highest employment density at 20 or more employees per 
acre.  Employment density in Overlake is obviously driven by the Microsoft Corporation which is 
expanding and building new complexes on the west side of SR 520 and along 156th Avenue NE 
between NE 40th and NE 51st Streets.  Other major industries include Honeywell. 

Other employment concentration areas are found outside Redmond along the Bel-Red corridor in 
Bellevue and in the Totem Lake area along the I-405 freeway and NE 124th Street in Kirkland.  
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2. Household and Family Size 

Household Size (see Figure B-3) 

The vast majority of Redmond has an average household size of 2-3 people; this includes Bear 
Creek, North Redmond, Grass Lawn, Overlake and Viewpoint, Southeast Redmond, and 
Willows/Rose Hill.  Education Hill is the area of the city with the largest households (3 or more 
persons on average).  On the other end of the spectrum, Downtown Redmond and Sammamish 
Valley have the lowest household sizes at 1-2 persons per household, on average.   

It should be noted that no area within the Redmond city limits or in the surrounding area has an 
average household size of 1 person or less – indicating that very few singles live in and around 
the City. 

With regard to the surrounding area, the north border is mostly in the 3 or more persons per 
household range, while the west, south, and east borders are mostly in the 2-3 persons per 
household range.  This shows that most of Redmond and its surrounding areas contain families 
with children.   

Families with Children (see Figure B-4) 

Of the families in Redmond, in the vast majority of places 40-60 percent of families have children.  
Bear Creek, Downtown Redmond, Grass Lawn, Overlake, Sammamish Valley, and Southeast 
Redmond all have sections or pockets where only 20-40 percent of families have children, but 
these pockets are small. In contrast, in the northeast corner of Education Hill, the percentage of 
families with children is much higher at 60 percent or more.   

It should be noted that in no area in Redmond are there 20 percent or fewer families with 
children.  This and the other statistics indicate that Redmond is a place where more than half of 
all families are families with children – and that perhaps Redmond is a family-friendly city and 
conducive to childrearing.  

The same can be seen in the surrounding areas of Redmond.  To the north, 60 percent or more 
families have children, while to the east, south, and west, 40-60 percent of families have children.  
Around the southwest and south borders there are pockets of 20-40 percent of families with 
children, but these are relatively small.    
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3. High School and Senior Population 

High School Population (see Figure B-5) 

The vast majority of Redmond neighborhoods have about 5 percent of its population within 15-19 
years old (high-school population group).  Neighborhood areas with high concentrations of high-
school population (close to 10%) include: North Redmond, Education Hill, Grass Lawn, North 
Overlake, and Viewpoint.  

Neighborhood areas with lower concentration of high-school age population include: 
Willows/Rose Hill and the Sammamish Valley on the northeast of town, and Bear Creek and 
Southeast Redmond in the eastside of town. These are mostly undeveloped areas or areas of low 
population density. 

With regard to the surrounding area, areas immediately north of Redmond (towards Cottage 
Lake) and east of Redmond (in unincorporated County area) have high concentrations of 
population in high school age (over 10%). While neighborhoods in Bellevue – west and south of 
town, have moderate concentrations of high school age population (5-10%). This shows that most 
of Redmond and its surrounding eastside communities contain families with children.   

Senior Population (see Figure B-6) 

Most neighborhoods in Redmond have low concentrations (0-10%) of senior population (65 years 
and older). However, there are a few pockets with concentrations of 30 percent of more senior 
population, these include: central Education Hill, Sammamish Valley west of the trail (between 
Willows Road and the Sammamish River trail), and in South Overlake. 

A few other areas with more than 10 percent of its population comprised of seniors include Bear 
Creek, Southeast Redmond, Grass Lawn, Viewpoint, and portions of North Overlake. 

In the areas surrounding Redmond, most communities to the north, east, and west of town have 
very small proportions of senior population (0-10%). Communities west and south of town (in 
Bellevue) have a mix of low (0-10%) and moderate (10-20%) concentrations of senior population. 
A higher concentration of seniors is found in the Totem Lake area, to the northwest of Redmond. 







L o c a l  T r a n s i t  S t u d y    F i n a l  R e p o r t  ( D R A F T )  

C I T Y  O F  R E D M O N D  
 
 

Page B-12  Nelson\Nygaard Consulting Associates Inc. 

4. Minorities and Foreign-Born Population 

Minority Population (see Figure B-7) 

In the majority of Redmond neighborhoods, 10-20 percent of residents are part of a minority 
group, as defined by the U.S. Census 2000.  Though there are pockets of higher and lower 
concentrations of minorities, Redmond residents are much more likely to be White/Caucasian that 
any other race.  In general, most of the 10 percent or less minority concentrations are found in the 
northern portions of the city – North Redmond, Sammamish Valley, Bear Creek, and Education 
Hill. While those in the 20-30 percent or 30 percent or more minority range are found in the 
central Redmond or southern Redmond portion – Grass Lawn, Overlake, Southeast Redmond, 
and Willows/Rose Hill.   

In the surrounding areas, the concentration of minority populations is about the same with lower 
minority ranges in the north towards Woodinville and Cottage Lake, and higher minority ranges to 
the south around Bellevue and Kirkland.  It should be noted that on the northwest border of the 
city in the Rose Hill neighborhood there is a pocket of 30 percent or more minority population.  
This is also seen in two areas on the southwestern border with Bellevue.  As well, these higher 
minority concentrations are bordered by several pockets in the 20-30 percent range.   

Thus in and around Redmond, higher and lower concentrations of minorities tend to be 
segregated and grouped apart from each other.  Despite this, and certainly compared to other like 
cities in the area, Redmond has a fair number of minorities within its borders.    

Foreign-Born Population (see Figure B-8) 

In Redmond, the vast majority of neighborhoods are 5-20 percent populated by foreign-born 
arrivals or people arriving to Redmond from other countries between 1990 and 2000 (the last 
decade recorded by the Census).  Southeast Redmond, Willows/Rose Hill, and Downtown 
Redmond have the highest concentrations in the 20-35 percent range, with Education Hill and 
Sammamish Valley having smaller pockets in this range.  Overlake has a pocket of even higher 
concentration in the 35 percent or more range – by the Microsoft Corporation campus.  However, 
this area is small and is somewhat of an exception in the City.  Other than that, very low foreign-
born population ranges are seen in all of North Redmond and areas of Grass Lawn and 
Viewpoint. 

Outside Redmond, to the north and east, there are very low concentrations of foreign-born 
populations in the 5 percent or less range.  However, the west and south city boundaries are lined 
with 5-20 percent concentrations, but also some areas with higher concentrations in the 20-35 
percent and 35 percent or more range in Bellevue, south of the Bel-Red corridor.   
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5. Median Income and Vehicle Availability 

Median Household Income (see Figure B-9) 

There are a variety of household income ranges found in the City of Redmond.  Bear Creek, the 
Sammamish Valley, and the southern part of Overlake have large sections of lower incomes in 
the $40,000 or less range, while North Overlake, Viewpoint, North Redmond, and parts of 
Education Hill have large concentrations of high income in the $80,000 or more range.  Overall, 
the majority of households are in the $40,000-80,000 range with several pockets in the city in the 
$80,000 plus range.  That said, Redmond is primarily a middle income and upper-middle income 
city.   

In and around Redmond, however, even higher incomes predominate.  North of Redmond, the 
median household income is in the $80,000 or more range.  The same is true for the 
southeastern and southwestern border (Sammamish and Bellevue, respectively).  The remaining 
border areas, towards Kirkland, are lined with more middle or upper-middle ranges of $40,000-
60,000 and $60,000-80,000. 

Population in Poverty (see Figure B-10) 

Given that Redmond is a rather solid middle and upper-middle income city, few people are living 
in poverty.  Considering the City as a whole, about one-half of its residents are in the 5 percent or 
less poverty status range; this includes North Redmond, the northern part of Education Hill, Bear 
Creek, Overlake, and Viewpoint.  The other half (particularly the western half of the City) is in a 
slightly higher range of 5-10 percent below the poverty line; this includes Willows/Rose Hill, 
Sammamish Valley, and Grass Lawn.  The highest concentrations of poverty, which are in the 10-
15 percent range, are located in Southeast Redmond and the southern portion of Education Hill. 

As well, the vast majority of the area in and around Redmond is in the 5 percent or less range – 
particularly the areas to the north and east, towards Woodinville, Cottage Lake and Redmond 
Ridge.  The west and south borders, Kirkland and Bellevue, are lined rather equally with ranges 
of 5 percent or less and 5-10 percent.  Lastly, a few small pockets of higher poverty 
concentrations are found in the northwest and southwest corners of the city boundary.  

Zero-Vehicle Households (see Figure B-11) 

Redmond is an auto-oriented city and most of its residents have access to an automobile.  In the 
vast majority of neighborhoods, only 5 percent or less of households do not have a car.  Only in 
South Overlake and the Sammamish Valley there are larger portions (15% or more) of 
households that own zero vehicles.  Most households in Redmond own one or more vehicles for 
their transportation needs. This is consistent with the median household income and the relatively 
large family size found in the city. 

In and around Redmond, the same is overwhelmingly true, except for the southwest border  
which is lined with some areas in the 5-10 percent and 15 percent or more range (in Bellevue, 
south of the Bel-Red corridor).  
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6. Commute-to-Work Mode Split 

Public Transit Mode Split (see Figure B-12) 

In most Redmond neighborhoods, 5 percent or less of the working-age population is using transit 
for their commute-to-work trips.  In five neighborhoods, however, there are sizable areas where 5-
10 percent of workers are using transit:  Education Hill, Sammamish Valley, South Overlake and 
Viewpoint, and Downtown Redmond.  This is not surprising given that these neighborhoods have 
good accessibility to regional transit centers with express bus service connections to Seattle and 
Bellevue.  It should be noted, however, that in no place in Redmond are there 10 percent or more 
of commuters using transit.  These statistics indicate the possibility that Redmond is either car-
dependent and/or transit-unfriendly.    

In and around Redmond, the same is more or less true.  In all areas to the north and east city 
limits (Woodinville, Cottage Lake, and Redmond Ridge) only 5 percent or less of commuters use 
transit.  To the south, however, there are a few higher concentrations of commuters in the 5-10 
percent and 10-15 percent ranges, south of the Bel-Red corridor.  To the west, in North Bellevue 
and Kirkland, there are the same low proportions found in Redmond with predominance of 5 
percent or less commute-to-work by transit concentrations. 

Non-SOV Mode Split (see Figure B-13) 

In the majority of places (North Redmond, Education Hill, Bear Creek, Grass Lawn, and 
Viewpoint), 10 percent or less of Redmond commuters are using any mode of transportation but 
SOV to get to work.  Alternative modes to solo driving include:  carpools, public transit, bicycles, 
motorcycles, walking, and working from home.  Commuters in the Sammamish Valley, Downtown 
Redmond, Southeast Redmond, and Overlake are in the 10-20 percent range use of alternative 
modes.  South Overlake, around the Microsoft Corporation campus, is the only neighborhood 
where numbers go higher into the 20-30 percent range (most likely a high presence of walking 
trips).  It should be noted that in no place in Redmond there are 30 percent or more commuters 
using any mode but SOV.  These statistics, along with the others, indicate that Redmond is a 
rather car-dependent city with more than 70 percent of commuters driving alone to work on a 
daily basis, on average.  

In and around Redmond, the same patterns are more or less true.  To the north and east city 
limits, in nearly all areas only 10 percent or less of commuters use any mode but SOV.  To the 
south, there are a few pockets in the 10-20 percent range, though the 10 percent or less range 
predominates.  To the west, the 10 percent or less range also covers the majority of places, but 
with some sections of 10-20 percent scattered throughout.  

Most importantly, in no area around Redmond there are 20 percent or more of commuters using 
any mode but solo driving.  This number is on average lower than that within the City of Redmond 
limits – demonstrating that Redmond itself is doing better than the outlying areas in encouraging 
alternative modes of transportation for the work commute.  
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