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STAFF REPORT
To the Honorable Mayor and City Council

From the City Manager 

DATE: November 22, 2021

SUBJECT 

Study Session on site strategies for the Housing Element

RECOMMENDATION

Hold Study Session, receive public input and individual City Councilmember input on Housing Element 
strategies. No formal action will be taken.

STRATEGIC PLAN GUIDING PRINCIPLE

Housing

BACKGROUND
 
Redwood City’s General Plan describes the goals, policies and programs for how the City plans to grow 
and change through 2030. The plan includes sections called “elements” that address Housing, Land Use, 
Safety, and Circulation among others. In California, General Plans serve as a blueprint for all future 
development. The Redwood City General Plan was adopted in October 2010 with a separate Housing 
Element last adopted in 2014. 

The Housing Element identifies and analyzes existing and projected housing needs and establishes goals, 
policies, quantified objectives, and scheduled programs for the preservation, improvement, and 
development of housing. The Housing Element plans for new housing for all income levels. It identifies 
areas in Redwood City where new housing may be built and estimates of how and where housing could 
be built in each area. The Housing Element also provides for goals, policies, and programs that help 
Redwood City plan for future housing needs for all residents, including all income levels, emergency 
shelters and special housing needs such as elderly, persons with disabilities and large families. 
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Every eight years, Redwood City and other California jurisdictions are required to revise and update their 
individual Housing Elements consistent with State law. Redwood City will be evaluating its Housing 
Element at the same time as other jurisdictions throughout the Peninsula and the Bay Area for the 2023-
2031 cycle. All Bay Area cities must complete and submit their Housing Elements to the State by December 
2022or face the possibility of funding cuts, loss of local housing land use discretion, housing grant 
eligibility, and fines. 

As part of the Housing Element update, changes to the General Plan Land Use Element, Zoning Ordinance 
and Zoning Map would facilitate an increase in allowable residential densities in particular areas and to 
rezone to allow residential uses in previously nonresidential areas. An Environmental Impact Report (EIR) 
will be completed that evaluates the impacts of these actions. As part of the update, Redwood City is also 
required to update its Safety Element and adopt an Environmental Justice Element (or incorporate 
environmental justice-related goals, policies, and objectives into other elements) to comply with State 
law. Redwood City has started its planning process for those elements and will have a separate study 
session with Planning Commission and Housing and Human Concerns Committee to discuss those 
additional elements in early 2022. 

ANALYSIS

REGIONAL HOUSING NEEDS ALLOCATION (RHNA)
The Housing Element is designed to ensure the City recognizes its responsibility in contributing to the 
attainment of housing goals. All cities in California receive a target for new housing called a Regional 
Housing Needs Allocation or RHNA (pronounced Ree-na), which includes housing at all income levels. The 
Housing Element sets policies and goals for meeting this RHNA target. 

For this new RHNA cycle, the Association of Bay Area Governments (ABAG) allocates jurisdiction-specific 
housing goals based on jobs, transportation, and the presence of high opportunity areas. “High 
opportunity areas” are a new concept this cycle and are defined as residential neighborhoods with high 
property values and access to good schools, parks, and jobs in the greater region. The RHNA targets 
include total numbers of new homes that should be constructed that are affordable to households in 
different income categories (very low income to above moderate income). 
 
In 2014, Redwood City was given an eight-year goal of 2,789 new homes in Redwood City, with over 50 
percent of the homes targeted towards moderate, low, or very low income households. The City has been 
very successful in meeting those housing needs with permits issued for almost 3,000 new units, the 
highest number of units of any jurisdiction in San Mateo County (See 2020 Annual Progress Report). 
Almost 600 of these units were affordable to extremely low, very low, or low income households.

For the 2023 to 2031cycle, the State’s methodology changed to account for unmet existing need, rather 
than only projected housing need. This allocation is intended to address past deficits as well as projected 
demand. The State also took into consideration overcrowded households (households with more than 
one person per room), cost burdened households (those paying more than 30% of their income for 
housing), and a target vacancy rate (minimum of 5%) for a healthy housing market in developing the RHNA 
targets. These factors result in a much higher RHNA target for the new Housing Element cycle.
As part of the Housing Element, the City must proactively identify individual sites that collectively can 
support the total amount of new housing units needed to meet the RHNA. (See existing Housing 
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Element map example). In addition, State law also requires that cities maintain adequate sites to 
accommodate its remaining unmet RHNA throughout the entire planning period, known as a “no net loss” 
requirement. This means that if an identified housing opportunity site develops at a lower density than 
anticipated, the City must ensure that the remaining sites identified in the Housing Element are sufficient 
to accommodate the City’s total RHNA need. If there are not sufficient remaining sites, the City must 
identify new sites with equal or greater density so that there is no net loss of capacity. Even if the proposed 
project contains the number of units anticipated, if the housing is not affordable to the income category 
for which the site was designated in the Housing Element, the City must ensure there are adequate sites 
to meet the need for that income category. 

State law requires the City to plan for 100% of RHNA goals. However, targeting 150% of RHNA (as shown 
in Figure 1) helps ensure the City can meet no net loss requirements and would help make Redwood City 
eligible for a “pro-housing” designation. The Pro-Housing Designation Program is a new State program 
that provides jurisdictions with the “pro-housing” designation preferences in the scoring of competitive 
State housing, community development, and infrastructure funding. Cities receive the designation if they 
demonstrate they have taken a certain number of specific, pro-housing actions, such as targeting 150% of 
RHNA in the upcoming Housing Element cycle. Planning for more housing than the RHNA minimum would 
allow for flexibility in future development and address the jobs housing imbalance. It would also increase 
opportunities for affordable housing to be constructed, benefitting low-income households. The City is 
only required to reach the RHNA target and is not penalized for failing to meet a goal of 150%. For these 
reasons, staff recommends the City set a goal of 150% of the required RHNA. Planning Commission and 
the Housing and Human Concerns Committee’s recommendations are described in the 
“Recommendation” section of this report. 

Figure 1 – Redwood City RHNA for 2022-2031 
 2022-2030 RHNA Target With an Additional 50 Percent 

Very Low Income 1,115 1,672
Low 643 965

Moderate 789 1,183
Above Moderate 2,041 3,062

TOTAL 4,588 6,882
 
Policy Question – Is a 150% RHNA target, planning for a total of approximately 6,900 units, appropriate? 

DECISIONS ON STRATEGIES
Redwood City must decide on a rezoning and sites strategy to achieve its RHNA target. The City has a 
variety of options to help determine a strategy. Staff suggests that the City use three different criteria, or 
principles, to determine which options should set the strategy: 

1. Which strategies align with the community’s values? 
2. Which strategies distribute housing more evenly throughout the community? 
3. Which strategies will result in the required number of total new homes and affordability levels? 

PRINCIPLE 1 – COMMUNITY VALUES
In May 2021, the City hosted an introductory workshop and asked about community values, or goals, 
associated with new housing production. The City received over 300 responses to the survey. Over 75% 
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of all respondents have lived in the City for more than 10 years, and over 75% of English-language 
respondents owned their own home. Spanish-language respondents (17 respondents) were majority 
renters. While these results are somewhat typical of survey response demographics, they differ in 
community representation where only half of Redwood City’s homes are owner-occupied (Redwood City 
demographics) and 17% are Spanish-speaking residents. Staff continues to try to balance feedback by 
making connections with stakeholder and advocacy groups that work with underrepresented populations, 
as further described in the Public Outreach section. The consulting team is hosting a Spanish-language 
focus group in late November to discuss housing and environmental justice strategies. 

Community members were polled on what values were their highest priority. Each group’s top three 
priorities follows:

Homeowner Responses (217 respondents) Renter Responses (66 respondents, including 
those with no permanent home or staying with 
family) 

1. Keep our city clean and beautiful - with 
green, tree-lined streets

2. Diversity is important – maintain and 
support ethnic and racial, and economic 
diversity

3. Support our schools by building teacher 
housing and housing for young families

1. Preserve our existing low-income housing 
units and build new affordable homes

2. Keep our city clean and beautiful - with 
green, tree-lined streets

3. Take care of homeless and prioritize low-
income community members. 

As shown, community members have different priorities depending on existing housing type and tenure. 
Tracking these demographic characteristics will be important in weighing community feedback and 
making choices about policy recommendations. See Attachment A for a summary of survey results and 
the Public Outreach section for more details on the City’s outreach efforts including concentrated efforts 
to ensure more diverse representation that matches our City’s demographics. 

PRINCIPLE 2 – DISTRIBUTION OF HOUSING THROUGHOUT THE COMMUNITY 
Local Housing Elements must affirmatively further fair housing. This means not only building housing for 
a range of income groups but also making sure that housing is located throughout the City, including high 
resource opportunity areas, which are traditionally single-family home neighborhoods (see Figure 2). 
According to the State, achieving this objective includes preventing segregation and poverty 
concentration as well as increasing access to high resource opportunity areas. High resource opportunity 
areas are places with high income, high educational attainment, and good health outcomes. The California 
Department of Housing and Community Development (HCD) has mapped Opportunity Areas, as shown in 
Figure 2 on the following page, and has developed guidance for jurisdictions about how to further fair 
housing in Housing Elements. New housing sites included in the Housing Element will need to be evenly 
distributed throughout the city, in contrast to the last Housing Element cycle where new housing sites 
were located almost exclusively along commercial corridors and in the Downtown area.
 
On September 16, 2021 Governor Newsom signed into law SB 9, a law requiring cities to approve by 
ministerial action (meaning without discretionary review or a public hearing), applications for no more 
than two residential units duplexes and applications for urban lot splits in single-family zoned 
neighborhoods (with some limited exceptions). This complex and far-reaching bill, which will take effect 
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on January 1, 2022, could increase the diversity of building stock in Redwood City’s single-family 
neighborhoods and create new areas for home construction. Implementing this bill will be a significant 
challenge procedurally to the City as State law sets forth specific limitations on City discretion, including, 
for example, the requirement that zoning, subdivision, and design standards must be objective, and may 
not physically preclude certain construction. These standards must be consistent with other related State 
laws, including SB 330. 

Staff is analyzing where the City has discretion under SB 9 and will provide a detailed report the Council 
in early 2022. It is unknown how many new homes would be generated annually with these new 
provisions. The Terner Center at UC Berkeley has estimated new units expected based on SB 9, and found 
that based on limited feasibility due to lot constraints, local market prices, and development costs, large 
changes in unit counts are not expected in the early stages of this law. Currently single-family 
neighborhoods are seeing the addition of approximately 60 ADUs a year at a variety of affordability levels, 
and SB 9 will add more units to these neighborhoods. City staff will stay up to date on the state’s 
development of a formula, similar to ADUs, to estimate future development over the next eight years. 

Policy Question - Are there additional rezoning strategies that should be pursued in high opportunity 
neighborhoods? 

Figure 2 - Redwood City 2021 Opportunity Areas

Source: Berkeley Center 2021 Opportunity Map 
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PRINCIPLE 3 – EFFECTIVENESS OF LAND USE STRATEGIES
To meet our RHNA target, the City has three different categories of updates: current progress the City is 
already implementing, mandated State law strategies, and optional strategies. Optional strategies should 
be evaluated based on how many additional housing units they produce and how well they meet 
community values and housing distribution goals.

Progress towards RHNA - The City has an ADU ordinance and has averaged 60 new ADUs per year. These 
same projections for the construction of ADUs will continue for future years and result in a projected 480 
units. In addition, the City may include residential development projects that are in the City’s development 
pipeline (projects that have been either submitted or are already approved but not yet constructed) to be 
counted towards RHNA targets. The City’s development pipeline currently includes up to 3,700 units. 
Counting residential development pipeline projects towards RHNA does not commit the City to approving 
these projects; they are included as a method of gauging development potential.
 
Mandated Strategies – In addition to SB 9 as a mandated strategy, State law provides that in cases where 
the General Plan and Zoning are inconsistent, the General Plan shall be the guide for appropriate density 
(GCS 65589.5(j)(4)). Staff has identified areas throughout the City where the zoning density is lower than 
the allowed General Plan density, creating an inconsistency. These areas will be up zoned as part of this 
planning process to create consistency. In addition, the Housing Crisis Act of 2019 limits a City’s ability to 
down zone or lower the intensity of land use, including, but not limited to, reductions in height, density, 
or floor area ratio, or any other action that would individually or cumulatively reduce the site’s residential 
development capacity below what was permitted on January 1, 2018 (GCS 66300(b) (1) (A)). Thus, it is not 
an option to reduce the allowable General Plan density to make it consistent with current Zoning 
standards or to reduce residential density elsewhere in the city without ensuring there is no net loss in 
residential capacity. 

While inconsistencies exist in a variety of zoning districts, one key area of inconsistency is within the City’s 
R-2 through R-5 zoning districts. Current zoning standards restrict density for smaller lots, resulting in an 
allowable density substantially below that allowed by General Plan. Provisions governing lot size, lot 
width, parking and potentially open space will need to be amended to make the zoning consistent with 
the General Plan. These amendments will allow for “Missing Middle” housing development, or smaller 
duplexes, triplexes and quadplexes. The Planning Commission and Housing and Human Concerns 
Committee supported pursuing this option at their August 20, 2019 joint study session. Staff expects that 
the zoning consistency cleanup could enable creation of up to 500 additional homes over eight years. The 
City will continue to work with the State to develop a formula so this type of zoning action will contribute 
to the RHNA targets. 

Optional Strategies – The City has also developed a series of optional strategies to consider. These 
primarily impact existing corridors such as Woodside Road and Veterans Boulevard, along with allowing 
additional residential density in the Downtown area. These strategies accomplish a variety of goals, with 
an emphasis on locating housing near transit and increasing the diversity of housing opportunities. 

In addition to the duplex, triplex, and quadplex (Missing Middle) strategy already described, the 
strategies presented to the public and at the Planning Commission/HHCC Joint Study Session include:
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1. Apply Mixed Use Corridor zoning designation to new areas along Veterans Boulevard
2. Apply a New Mixed Use Corridor Subdistrict to the Woodside Road Area
3. Apply Mixed Use Neighborhood zoning designation to Bay Road area
4. Increase densities for focused mixed use zoning designations
5. Allow residential units in the Downtown Precise Plan area in addition to those being considered 

with the proposed Gatekeeper and Transit District General Plan Amendments
6. Preserve mobile home parks

A more detailed description and map of the strategies is in Attachment B. There are positives and 
negatives to each of these strategies and staff recognizes there are tradeoffs. 

 Protecting Local Business Areas - The Veterans Boulevard, Bay Road and Woodside Road 
strategies contain commercial areas with small businesses. There are concerns over the loss of 
smaller commercial spaces and their associated economic opportunities for residents and 
revenue for City services. Staff will amend the zoning regulations to allow those uses to continue 
and additional regulations can be considered if desired.

 Lack of Transit Access – The Bay Road strategy and the Missing Middle zoning will increase 
densities in some areas that lack significant transit access. This could create strain on existing 
transportation infrastructure in the short term, while new transit routes take time to develop. 

 Corridor-Focused Approach – Both the Veterans Boulevard and Woodside Road corridors 
concentrate development in areas with heavy vehicular traffic and limited bicycle and pedestrian 
facilities. Staff is coordinating with the current Walk Bike Thrive bicycle and pedestrian action 
plan to ensure new walking and biking facilities in these new potential residential areas.

Staff has further refined early estimates about potential housing production with each strategy over the 
eight-year Housing Element cycle (Attachment C). These estimates are preliminary and subject to change, 
based on further analysis and review with the State. While these are the short-term estimates, the 
Environmental Impact Report that analyzes the rezoning action will look at the total housing potential 
possible over a multi-decade time period. 

Policy question - Are there any rezoning strategies staff should eliminate or additional strategies to 
consider? 

PUBLIC OUTREACH
Staff has made extensive efforts to reach out to existing stakeholder groups to inform them of the housing 
planning efforts and to get input on community values and priorities. Staff has met with youth groups 
(Teen Board and Sequoia High School Associated Student Body), seniors (Senior Advisory Commission), 
Neighborhood Associations (Centennial, Woodside, and all Neighborhood Association chairs), and 
business groups (Chamber San Mateo County and San Mateo County Economic Development 
Association). With both youth and seniors, priorities included creating spaces that foster community, 
either through shared communal spaces and designs that encourage neighbor communication such as 
balconies and porches. Multigenerational housing was discussed, and the need to protect housing for low-
income residents. Conversations also identified concerns about traffic and parking in existing residential 
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neighborhoods, and interests in making travel safer for bikes and pedestrians and creating more public 
transit opportunities. 

In addition to City-specific stakeholder groups, the City has been participating in countywide discussions 
with specific stakeholders and in larger community conversations on how housing connects with equity 
and climate change concerns. A Countywide housing group Let’s Talk Housing has also sponsored 
stakeholder groups that include fair housing advocates, housing service providers, and nonprofit and 
market-rate housing developers. These meetings provided important input for later development of 
policies and programs for housing disabled community members, promoting fair housing, and designing 
regulations for all types of housing.

RECOMMENDED PACKAGE OF STRATEGIES
Staff recommends the following: 

 Setting a 150% RHNA Target - Staff is suggesting a 150% target; however, some commissioners 
and committee members expressed interest in planning for even more than 150% to mitigate the 
jobs housing imbalance.
 

 Strategies in High Opportunity Areas – Several of the proposed strategies address housing in High 
Opportunity Areas, namely, the Missing Middle Strategy, ADUs, SB9, and Woodside Road 
rezoning. Staff also recommends studying increasing residential densities in some single-family 
zoned neighborhoods as part of the Housing Element implementation program. This study would 
begin after certification of the Housing Element and would incorporate broad community input. 
As a separate study, it would allow for a longer timeframe to consider key community issues such 
as wildfire risk, transportation options, access to neighborhood-serving retail and adequate 
parking.

 Rezoning Strategies - Staff suggests moving forward with all the proposed strategies except the 
Bay Road rezoning. Staff originally had proposed that a site on Bay Road be considered but after 
further analysis, determined the Bay Road rezoning strategy does not have as much development 
potential as initially thought. Existing lease terms and divided property ownership may make this 
strategy less feasible. This remaining package of strategies meets the stated principles by 
addressing community values for diversity. 

This package of strategies meets the stated principles by addressing community values for diversity, low 
income housing, and housing for families. With the Missing Middle and mandatory SB 9 provisions, 
housing is distributed throughout the community, and continuing to consider these strategies maximizes 
the amount of housing that can be built which maintains flexibility in future development.

This recommendation was developed after receiving input from the community, Planning Commission, 
and the Housing and Human Concerns Committee. At a workshop on September 30, 2021, staff and the 
consulting team presented the strategies to the community (see Attachment B for a summary). Potential 
land use strategies were introduced, along with their alignment with the community’s values and an 
estimated number of potential units. Participants provided their level of support for each strategy. 
Participants also shared their related issues and concerns. Most strategies received strong levels of 
support, with more concerns about Missing Middle and impacts on existing neighborhoods. An electronic 
survey was made available in both English and Spanish after the meeting. The survey closed in the second 
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week of November, and a one-page summary is included in Attachment B. Many respondents were 
supportive of additional affordable housing, multi-family housing, and increasing density in certain areas. 
Respondents’ concerns included overcrowding, increasing traffic, insufficient parking, excessive office 
space, and encroaching into single-family residential neighborhoods.

On October 19, 2021, the Housing and Human Concerns Committee (HHCC) and Planning Commission 
held a joint study session on these site strategies for the Housing Element. Overall, the HHCC and Planning 
Commission were supportive of all the land use strategies (including all optional strategies) that staff is 
proposing. In addition, the HHCC and Planning Commission were asked the same three policy questions 
that staff is asking the City Council. There was support for the equitable distribution of housing and there 
was interest from several committee members and commissioners in additional rezoning strategies in 
High Opportunity Areas. There was discussion of additional housing along transportation corridors, such 
as Alameda de las Pulgas, or near local services such as grocery stores and retail centers. 

A few committee members and commissioners expressed interest in developing a citywide affordable 
housing overlay, which incentivizes the development of housing by allowing more housing if the housing 
provided is affordable. Other suggestions included developing strategies to increase housing accessibility 
and wanting to incentivize more affordable housing and Missing Middle housing. There were also some 
concerns about how to improve pedestrian safety in transportation corridors and how to address parking 
spillover and traffic, as more housing is produced. 

Next Steps - In addition to these broader strategies, staff is also compiling a list of individual sites that 
would be appropriate for future housing. Further analysis will need to be done to estimate the total 
number of future units, including the anticipated levels of affordability, but this package of strategies is 
expected to meet the required RHNA and actually exceed it by a minimum of 50%. Based on the feedback 
received from the HHCC and Planning Commission as well as the community workshops, and stakeholder 
meetings, there is sufficient community support for further environmental analysis and study of all of the 
optional strategies. Including all the strategies would maximize the City’s flexibility in how it can meet 
housing goals. Based on the results of the environmental analysis, the City may decline to implement one 
or more of the optional strategies. 

FISCAL IMPACT
 
The contract with the consultant, MIG, was approved on January 25, 2021 in the amount of $734,434. The 
cost of preparing these elements is paid for by the General Fund, State SB2 and LEAP grants, and General 
Plan Update fees that are collected as part of building permit costs. Certification of the Housing Element 
is also an important component of housing grant eligibility and impacts future funding opportunities.

ENVIRONMENTAL REVIEW 

This study session is not a project for purposes of the California Environmental Quality Act. Any proposed 
changes to the General Plan and Zoning Ordinance and Map will require an Environmental Impact Report. 
The final package of site strategies will be analyzed for potential traffic, air pollution, and other 
environmental impacts. 
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Some community members have raised questions about sufficient water supply for new home 
construction. In May 2021, City prepared a Draft Urban Water Management Plan which details water 
supplies, programs to conserve, and water shortage contingency plans. Utility planning for future 
community needs was also discussed at the October 11, 2021 study session on long term planning for City 
water, sewer and storm drain utilities. The City will continue to analyze water demand and supply while 
planning for state-mandated housing.

PUBLIC NOTICE

Notice of this Study Session was posted on the City website (www.redwoodcity.org), published in the 
San Mateo Daily Journal, and sent in the City’s E-newsletter. 

ALTERNATIVES

Staff is requesting feedback on the following three questions:

1. Is a 150% RHNA target, planning for a total of approximately 6,900 units, appropriate?
2. Are there additional rezoning strategies that should be pursued in high opportunity neighborhoods? 
3. Are there any rezoning strategies staff should eliminate or additional strategies to consider? 
 
ATTACHMENTS

Attachment A – Community Values Summary
Attachment B – Summary of September 30 Workshop with Maps of Proposed Strategies
Attachment C – Options for Meeting RHNA Targets

REPORT PREPARED BY:

Diana O'Dell, Principal Planner
dodell@redwoodcity.org
(650) 780-7236

Alin Lancaster, Housing Leadership Manager
alancaster@redwoodcity.org
(650) 780-7226

APPROVED BY:

Mark Muenzer, Community Development & Transportation Director
Melissa Stevenson Diaz, City Manager
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Redwood City Targeted General Plan Update  
Summary – Survey of Community Values  
June 2021 
 
 

Introduction 
As a follow-up to the May 12th Community Workshop, the City provided the opportunity for 
residents to weigh in on some draft values statements that were developed from the 
feedback received from the workshop. The survey also included an opportunity for 
participants to write in a values statement for consideration. The survey was open from June 
5 through June 28, 2021. The survey was hosted on the City website: welcomehomerwc.org 
and participants could complete the survey in English or Spanish. Participants were 
encouraged to view the video recording of the workshop which included Spanish- language 
captions. The City received 302 responses to the survey; 285 were in English and 17 were in 
Spanish.  
 

Survey Methodology 
The survey was conducted using Survey Monkey and the questions mirrored those 
conducted during the May 12 workshop. This allowed the City to understand the age and 
housing status of participants along with providing information about how long they had 
lived in Redwood City. The values statements used as the basis of the survey were drawn 
from the feedback provided during the small break-out group discussions during the 
workshop.  
 
 The City publicized the survey in both English and Spanish using social media, website 
promotion and printed flyers. The City did several rounds of publicity, with each round 
measuring a notable boost in the response rate. 
 

Survey Results 

Highlights 
The top three statements receiving the highest number of responses included: 
 

● Keep our city clean and beautiful - with green, tree-lined streets 
● Diversity is important - maintain and support ethnic and racial, and economic diversity 
● Preserve our existing low-income housing units and build new affordable homes 
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The complete survey results are in the tables which follow.  Percentages are rounded to 
the nearest whole number. “n” indicates the total number of responses for each question. Not 
all participants responded to each question.  
 
 
Question 1. How long have you lived in Redwood City? 
 

Responses English Spanish Combined 

Less than 1 year 4 (1%) 0 (0%) 4 (1%) 

1-4 years 27 (9%) 1 (6%) 28 (9%) 

5-10 years 37 (13%) 1 (6%) 37(13%) 

11years or more 206 (72%) 15 (88%) 221 (73 %) 

I do not live in 
Redwood City 

11 (4%) 0 (0%) 11 (4%) 

Total 285 respondents in 
English 

17 respondents in 
Spanish 

302 combined 
respondents 

 
 

 
English (n = 285) 
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Spanish (n = 17) 
 
 
 
Question 2. What is your housing situation? 
 

Responses English Spanish Combined 

I own my home 216 (76%) 1 (6%) 217 (72%) 

I rent my home 
 

56 (20%) 10 (63%) 66 (22%) 

I live with 
friends/family, do 
not own, or pay 
rent 

9 (3%) 3 (19%) 12 (4%) 

I do not currently 
have a permanent 
home 

4 (1%) 2 (13%) 6 (2%) 

Total 285 respondents in 
English 

16 respondents in 
Spanish 

301 combined 
respondents 
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English (n = 285) 
 
 

 
Spanish (n = 16) 
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Question 3. What is your age? 
 

Responses English Spanish Combined 

Under 18 years 1 (0%) 0 (0%) 1 (0%) 

18 - 29 years 12 (4%) 0 (0%) 12 (4%) 

30 - 49 years 81 (28%) 10 (63%) 91 (30%) 

50 - 64 years 99 (35%) 6 (38%) 105 (35%) 

65 years or more 87 (31%) 0 (0%) 87 (29%) 

I prefer not to say 5 (2%) 0 (0%) 5 (2%) 

Total 285 respondents in 
English 

16 respondents in 
Spanish 

301 combined 
respondents 

 
 

 
English (n = 285) 
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Spanish (n = 16, skipped = 1) 
 
 
Question 4. What’s one word that describes Redwood City? (Word cloud includes words 
that received at least 8 occurrences.) 
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Words (English) Number of Occurrences  Percentage of total 

Diverse 27 10% 

Home 14 5% 

Community 11 4% 

Vibrant 11 4% 

Comfortable  8 3% 

Crowded 8 3% 

Family / Family-Friendly 7 3% 

Growing  7 3% 

Expensive 6 2% 

Friendly 6 2% 

Change / Changing / 
Changing quickly 

5 2% 

Progressive / Progressing 5 2% 

n = 278, skipped = 7 
 

Words (Spanish - Translated) Number of Occurrences  Percentage of total Spanish 

Expensive 7 44% 

Beautiful / Pretty 2 13% 

Comfortable 2 13% 

Safety, Growing, Support, 
Tranquility, Home 

1 mentioned of each 6% each (30% combined) 

n = 16, skipped = 1 
 
 
Question 5. What values and priorities should guide the planning process for the 
Housing, Safety and Planning Elements? The following are some statements that have 
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already been provided by community members. Please check all the statements you 
agree with. You may add your own at the end.  
 
The top selected values and priorities by English respondents are highlighted in orange, 
Spanish respondents highlighted in green, and the combined overall top responses are 
highlighted in purple. 
 

Value Statements English Spanish Combined 

Diversity is important - maintain and 
support ethnic and racial, and economic 
diversity 

180 (63%)  6 (35%) 186 (62%) 

Provide different types of housing 141 (49%) 6 (35%) 147 (49%) 

Preserve our existing low-income 
housing units and build new affordable 
homes 

165 (58%) 13 (76%) 178 (59%) 

Locate homes in placed where you can 
walk to for services, transit and jobs 

150 (53%) 13 (76%) 163 (54%) 

Support our schools by building teacher 
housing and housing for young families 

164 (58%) 8 (47%) 172 (57%) 

Take care of homeless and prioritize 
housing for needs of low-income 
community members 

159 (56%) 6 (35%) 165 (55%) 

Keep our city clean and beautiful - with 
green, tree-lined streets 

225 (79%) 10 (59%) 235 (78%) 

Other (please specify) 109 (38%) 5 (29%) 114 (38%) 

Total 285 
respondents 
in English 

17 
respondents 
in Spanish 

302 
combined 
respondents 
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English (n = 285) 
 
Participants were given the option to write in a values statement. The responses included 
statements across multiple themes. Some value statements were consistent with values and 
priorities discussed in the community workshop on May 12th, while some highlighted 
different issues.  Responses from the English language survey focused on: 

● Access to Open Space - Respondents want to see more parks and open spaces for 
families and to relax. 

● Affordability and Stability for All - Many respondents highlighted the importance of 
building more affordable housing, as well as increasing the housing supply for all 
income levels. Responses also mentioned building more housing for seniors, mixed-
age housing, programs for new homeowners and support for current homeowners to 
maintain their homes. There was a mixed response to building higher density versus 
maintaining single family homes in neighborhoods currently zoned for that.  

● Jobs-Housing Balance - Respondents were concerned about the amount of office and 
commercial buildings being constructed and would like to see a balance with more 
housing.  

● Safety Concerns - Residents were concerned about crime and wanted to ensure 
police and fire departments had adequate resources to meet the needs of a growing 
community. 

● Transit and Walkability - Respondents showed an interest in seeing improvements to 
biking and pedestrian paths as well as increased access to such trails. Many residents 
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expressed concerns over increased traffic and limited parking due to higher density 
housing. 
 

New themes highlighted in these open-ended responses included: 
● Water Concerns - Some respondents expressed concerns about water shortage and 

the need to meet higher demands with increased developments 
● Overcrowding Concerns - For multiple respondents, overcrowding of the city was a 

concern, they do not want to see more development happening, with some asking for 
an end to all new constructions. 

● Neighborhood Characteristics Preservation - Some respondents wanted to prioritize 
maintaining the “small neighborhood” characteristics and were concerned with the 
increased development happening across the city. Others also mentioned preserving 
historic charm and maintaining old homes.  

● Climate Resiliency - Some respondents expressed concern over climate impacts and 
emergencies and wanted homes to be sustainable and built with resilient materials.  

 
Responses from Spanish Language participants focused on: 
 

● Affordability - Several comments focused on the need to stop rent increases and have 
rent control. This is needed to prevent people from needing to move to other cities 
where rent and work are more accessible. 

● Equity- To have equity we must focus on the needs of the poorest 
● Safety- fast moving traffic can make it dangerous for people when walking 
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Spanish (n = 17) 
 
Open-ended responses for Spanish respondents for “Other (please specify)” -  

● Stop the excessive increase in rents 
● To have equity we must focus on the needs of the poorest 
● Stop the rent increase every year, because with this in the future, families will have to 

move to other cities where rent and work are more accessible! 
● For there to be more security on the streets because cars move very fast and it is very 

dangerous when you are walking 
● Put rent control and fair prices to the properties 

 
 
Question 6. Did you watch the video of the May 12th workshop? 
 

Responses English Spanish Combined 

Yes 29 (10%) 1 (6%) 30 (10%) 

Not Yet 111 (39%) 11 (65%) 122 (41%) 

No 144 (51%) 5 (29%) 149 (50%) 

Total 284 respondents in 
English 

17 respondents in 
Spanish 

301 combined 
respondents 
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English (n = 284, skipped = 1) 
 
 

 
Spanish (n = 17) 
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Question 7. Please provide your email if you would like to receive updates about the 
planning process. 
 

 English Spanish Combined 

Provided Email 133 (48%) 11 (65%) 144 (48%) 

Skipped Question 149 (52%) 6 (35%) 155 (52%) 

  Total 144 emails 
collected 
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City of Redwood City   1 
Targeted General Plan Update 
Summary of September 30, 2021 Community Workshop 

 

Redwood City Targeted General Plan Update:  
Summary of Community Input from the  
September 30, 2021 Workshop  
 
 

Introduction 
In 2021, the City of Redwood City (City or Redwood City) launched efforts to conduct a 
Targeted General Plan Update that focuses on the Housing, Safety, and Environmental 
Justice Elements. Each element must meet specific requirements and be completed by State 
mandated deadlines. Other General Plan Elements may need to be updated to ensure 
consistency in accordance with State law and General Plan Guidelines.  
 
The Housing Element provides goals, policies, and programs that help Redwood City plan for 
current and future housing needs for all segments of its population.  The Housing Element 
plans for the construction of new housing and identifies areas where it may be built. The 
planning effort will integrate equity and inclusivity throughout the process and elevate 
equity-related goals and strategies. The Housing Element must be adopted in January 2023.  
 
Redwood City will conduct a variety of community outreach and public engagement activities 
throughout the process to inform stakeholders and collect input to guide the development of 
the Targeted General Plan Update. This Values and Strategies workshop is the second of 
three workshop activities to engage the community in this process. The project website 
contains more information about the planning process and upcoming activities. 
  

Workshop Format 
In May 2021, Redwood City and its planning consultant (MIG) hosted a public workshop to 
introduce the community to the Targeted General Plan Update planning process and collect 
input from the public about the community values that should drive the planning process.  
 
On Thursday, September 30, 2021, Redwood City with MIG’s assistance, hosted the “Values 
and Strategies” housing public workshop to introduce possible land use policy changes or 
strategies that would allow for additional housing to be constructed throughout the 
community. Six land use strategies were introduced, where they may be applied, their 
alignment with the community’s values, and an order of magnitude number of units was 
described. Participants provided their level of support for the strategy. Participants could also 
share their related issues and concerns. Joan Chaplick of MIG provided meeting facilitation. 
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City of Redwood City   2 
Targeted General Plan Update 
Summary of September 30, 2021 Community Workshop 

The workshop was designed to be interactive and included live polls using Mentimeter and 
an interactive, small-group discussion documented in real-time using a digital whiteboard 
tool called Mural.  The workshop included a brief presentation designed to orient 
participants to the planning process with the bulk of the time used for interaction and 
discussion. The meeting presentation, complete polling results, and Mural are available in the 
Appendix. A video of the workshop is also available with captioning in English and Spanish.  
 
Following guidance from public health agencies regarding public gatherings and COVID-19, 
the workshop was held virtually using online video conferencing. Live Spanish interpretation 
was provided. One hundred seventeen (117) stakeholders registered for the workshop, and 
58 stakeholders participated. Three stakeholders listened to the meeting and participated in 
Spanish.    
 

Polling Results 
The workshop began with live polling to collect basic information about the participants and 
what they like about their community. The City intends to collect demographic information 
throughout the outreach process, so the City can understand who has been reached through 
the process. Percentages are rounded to the nearest whole number. “n” indicates the total 
number of responses for each question. Not all participants responded to each question.  
 
Question 1. How long have you lived in Redwood City?  

 
n = 19  

7.A. - Page 25 of 40

214



 
City of Redwood City   3 
Targeted General Plan Update 
Summary of September 30, 2021 Community Workshop 

Question 2. What is your current housing situation?  

 
n =19 
 
Question 3. How old are you?   

 
n = 21 
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City of Redwood City   4 
Targeted General Plan Update 
Summary of September 30, 2021 Community Workshop 

Question 4. What‘s one word that describes Redwood City?   

 
n = 15 
 
 

Strategies for New Housing  
The informational presentation shared six proposed strategies for new housing and invited 
participants to indicate their level of support and provide comments for each strategy. 
Participants’ level of agreement and comments are summarized by question below.  
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City of Redwood City   5 
Targeted General Plan Update 
Summary of September 30, 2021 Community Workshop 

What is your level of support for Strategy #1, Increase Number of Duplexes, Triplexes, 
 and Quadplexes?  

 

 
n = 27 
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City of Redwood City   6 
Targeted General Plan Update 
Summary of September 30, 2021 Community Workshop 

Do you have any additional comments about Strategy #1?  
• Affordable Housing – Several participants indicated a need for more affordable 

housing.  
• Build New Housing Throughout City – Several participants would like to ensure that 

new housing is built in every neighborhood, including wealthy neighborhoods and 
those with relatively more resources.  

• Duplexes, Triplexes, and Fourplexes – One participant indicated her or his support for 
duplexes, triplexes, and fourplexes.   

• Equity – Several participants would like to promote equity, affordability, and access for 
all throughout the Housing Element.   

• Historical preservation – One participant would like to see historical buildings 
preserved.  

• Improve Public Transit – One participant indicated a need for improved public transit 
services.  

• Parking – Several participants would like to ensure adequate parking throughout the 
City.   

• Parks – One participant would like to ensure that parks are provided around new 
multi-family housing developments.   

 
What is your level of support for Strategy #2, Apply Mixed Use Corridor Designation to 
New Areas (Veterans Boulevard)?  
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City of Redwood City   7 
Targeted General Plan Update 
Summary of September 30, 2021 Community Workshop 

 
n = 30 
 
Do you have any additional comments about Strategy #2?  

• Affordability – One participant would like to ensure new development is affordable.  
• Build New Housing Throughout City – Several participants would like to ensure that 

new housing is built throughout Redwood City, including wealthy neighborhoods.   
• Concentrate Density Downtown – One participant would like to concentrate density 

downtown.  
• Consider Rezoning Commercial Areas – One participant would like the City to 

consider rezoning commercial areas for housing.  
• Impacts to Businesses and Services – Several participants were concerned about 

potential impacts to nearby businesses and services. One participant would like to 
protect future office development.  

• Multi-Modal Transit – One participant noted that the Strategy #2 focus area is 
walkable. Another would like to improve safety for pedestrians and bicyclists. A third 
participant indicated a need for more public transportation around the focus area.  

• Preference for Strategy #2 – Several participants prefer Strategy #2 over Strategy #1.  
• Public Transportation – Several participants indicated a need for additional public 

transportation in this area.   
• Safety – Several participants were concerned around safety for pedestrians and 

cyclists and suggested traffic calming and additional pedestrian and bicycle 
infrastructure. One participant was concerned about concentrating affordable 
housing along freeways.  
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City of Redwood City   8 
Targeted General Plan Update 
Summary of September 30, 2021 Community Workshop 

• Suitable for Development – Several participants indicated the focus area for Strategy 
#2 is suitable for development, with one participant noting underutilized land. 
Another participant suggested Strategy #2 will help address the jobs-housing 
imbalance in Redwood City.  

• Supportive of Mixed Use – Several participants were supportive of new mixed-use 
projects.   

 
What is your level of support for Strategy #3, Create and Apply New Woodside Mixed Use  
Corridor Subdistrict?  
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City of Redwood City   9 
Targeted General Plan Update 
Summary of September 30, 2021 Community Workshop 

 
n = 30 
 
Do you have any additional comments about Strategy #3?  

• Access to Multi-Modal Transit – Several participants noted the focus area is walkable 
and provides easy access to public transit.  

• Additional Public Transit – Several participants indicated a need for additional public 
transit in the Strategy #3 focus area.  

• Coordinate with the County – One participant suggested coordinating with the 
County as there are County-owned properties nearby the focus area.  

• Fair Housing – One participant would like the City to emphasize and advance fair 
housing across all strategies and prioritize wealthy neighborhoods for development.  

• More Housing on the West Side – One participant would like to see more housing and 
mixed-use developments on the west side of Redwood City.  

• Safety Issues – Several participants noted there are safety issues along Woodside 
Road. Consider multi-modal improvements and developing mixed-use 
neighborhoods off of Woodside Road rather than along Woodside Road.   

• Suitable for Development – Five participants indicated the Strategy #3 focus area is 
suitable for development, with several noting that the area provides convenient 
access to public transit.  

• Traffic – Several participants are concerned that Strategy #3 would amplify traffic 
issues.  

• Transition Between Low- and High-Density Development – One participant suggested 
considering setbacks to help transition single-family neighborhoods with denser 
developments.   
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Targeted General Plan Update 
Summary of September 30, 2021 Community Workshop 

 
What is your level of support for Strategy #4, Apply Mixed Use Neighborhood Designation 
To Bay Road Area?  

 

 
n = 28  
 
Do you have any additional comments about Strategy #4?  
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City of Redwood City   11 
Targeted General Plan Update 
Summary of September 30, 2021 Community Workshop 

• Apply Strategy #4 to Wealthy Neighborhoods – Two participants suggested applying 
Strategy #4 to wealthy, single-family neighborhoods throughout Redwood City.  

• Conflicting Opinions Around Building Height – Two participants shared conflicting 
opinions around potential building height. One participant would like to keep 
buildings short, while another would like to build very tall buildings eight to ten stories 
tall.  

• Location – One participant indicated the Strategy #4 focus area is suitable for 
development, noting that the area needs pedestrian and bicycle infrastructure 
improvements. Two observed the focus area is close to Stanford. Another observed 
the area seems remote for high density development.  

• Redevelop AT&T Infrastructure Site – One participant suggested partnering with AT&T 
to redevelop their major infrastructure site.  

• Rezone Surrounding Areas – Two participants suggested rezoning surrounding areas. 
One of these participants suggested rezoning commercial uses to residential uses, 
and another suggested up zoning the area around the Second Avenue Apartments.  

• Supportive of Strategy #4 – One participant noted the focus area is a suitable location 
for development, and another noting Strategy #4 addresses the jobs-housing 
imbalance.  

 
What is your level of support for Strategy #5, Increase Densities for Focused Mixed Use 
Designation?  
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City of Redwood City   12 
Targeted General Plan Update 
Summary of September 30, 2021 Community Workshop 

 
 
Do you have any additional comments about Strategy #5?  

• Additional Information – Several participants asked questions and requested 
additional information around density limits and potential impacts.   

• Affordability – One participant would like to ensure new housing is affordable. 
Another would like to increase the proportion of affordable housing.  

• Density and Building Height – Participants expressed conflicting opinions around 
density and building height, with several participants suggesting increasing density 
and building heights and one indicating the City is too dense already. Several 
participants suggested removing density limits and maximizing the number of new 
homes.  

• Multi-Modal Improvements – Several participants indicated a need for multi-modal 
improvements to improve walkability, safety, and accessibility in the Strategy #5 focus 
area.  

• Municipal Code – One participant suggested establishing a form-based code that 
does not set a maximum unit density.  

• Traffic and Parking – One participant was concerned about amplifying traffic issues, 
and another warned against overprioritizing parking.  
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Targeted General Plan Update 
Summary of September 30, 2021 Community Workshop 

What is your level of support for Strategy #6, Preserve Mobile Homes?  

 

 
n = 31 
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City of Redwood City   14 
Targeted General Plan Update 
Summary of September 30, 2021 Community Workshop 

Do you have any additional comments about Strategy #6?  
• Data – Several participants asked questions, with two questioning the accuracy of 

the number of existing mobile homes.  
• Establish Affordable Housing Standards for New Offices – One participant 

suggested establishing standards for how much low-cost housing needs to be 
built alongside new office space.  

• Flooding and Sea-Level Rise – One participant was concerned about the impacts 
of flooding and sea-level rise.  

• Pathway to Permanent Affordable Housing – One participant suggested 
establishing a pathway for mobile home residents to acquire more permanent 
affordable housing in amenity-rich neighborhoods.  

• Preserve Affordable Housing – Several participants would like to preserve 
affordable housing, particularly homes affordable to very-low- and extremely-low-
income households.  

• Preserve Jobs – One participant would like to preserve jobs and livelihoods.  
• Protect Mobile Homes – Six participants would like to protect mobile homes, with 

several noting that mobile homes are crucial for maintaining socioeconomic 
diversity. One participant suggested treating mobile homes, RV’s, and trailer 
homes equally.  

• Protect Trees – One participant would like to protect existing trees from being cut 
down by developers.  

 
 

Input Shared by Email  
One stakeholder who could not attend the workshop shared input by email. These comments 
are summarized by theme below.  

• Apartments – This participant was concerned about the impacts of new apartments on 
traffic and the cost instability for renters.  

• Design – This participant dislikes the “big box” apartments that have been built 
downtown.  

• Parks and Open Space – This participant would like parks and open space to be 
added proportionally as new housing is built. New developments should be required 
to provide parks.  

• Population Growth – This participant indicated that Redwood City has enough people 
and does not need to grow its population.  

• Traffic and Safety – This participant indicated that traffic issues and congestion has 
worsened and would like to see improved enforcement of traffic laws.   

• Variety of Homeownership Options – This participant suggested building a variety of 
affordable homeownership options for first time homebuyers.  
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Targeted General Plan Update 
Summary of September 30, 2021 Community Workshop 

Next Steps 
The City and MIG will use the workshop results to refine land use strategies that allow for new 
housing. The workshop materials and video will be posted on the project website. 
 
For those who were not able to attend the workshop, they can respond to a short survey 
about community values that will be publicized by the City. The survey will share information 
about the six strategies for new housing and ask participants about their level of support and 
additional feedback. The survey is available in Spanish and English.  Participants can also 
watch the video of the workshop, which has captioning in English and Spanish.  
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Focused General Plan Update: 
September 30th Workshop Follow-Up Survey Results 
  

Introduction  
The survey collected 265 responses in English and 6 responses in Spanish between October and 
November 2021. Most participants live in Redwood City (90%), own their home (69%), and are 50 years 
or older (64%). Popular words used to describe Redwood City include community, crowded, home, 
diverse, expensive, vibrant, great, and growing.  

Participants shared their level of support for six strategies for new housing. Overall, more participants 
liked the strategies for new housing than disliked the strategies. As depicted in Figure 1, survey 
participants indicated a higher level of support for Strategies #2, #4, and #6.  

Respondents shared conflicting opinions around constructing new housing, increasing density, and 
developing mixed-use projects. Many participants were supportive of additional affordable housing, 
multi-family housing, and increasing density in certain areas. Participants’ concerns included 
overcrowding, increasing traffic, insufficient parking, excessive office space, and encroaching into single-
family residential neighborhoods.  

 

Figure 1: Level of Support for Strategies for New Housing  
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Attachment C – Options for Meeting RHNA

These are high-level estimates for construction over an eight-year period, and 
subject to further analysis and amendments. 

100% RHNA Target 4,588
Existing Progress towards future RHNA -4,180

ADUs -480 
Pipeline -3,700 

Mandated Strategies (Estimates) -500
SB 9 Unknown (>100)

Missing Middle and GP Inconsistencies -500
Optional Strategies (Estimates) -1,500

Downtown Residential -1,500
ESTIMATED REMAINING 
UNITS IN THE BASE TARGET (not 
counting SB 9) 

0

150% RHNA Target 6,882 
Existing Progress towards future RHNA -4,180

ADUs -480 
Pipeline -3,700 

Mandated Strategies (Estimates) -600
SB 9 Unknown (>100)

Missing Middle and GP Inconsistencies -500
Optional Strategies (Estimates) -2,150

Mixed Use Corridor – Veterans Broadway -150
Woodside Road – New Mixed-Use Corridor -500

Downtown Residential -1,500
ESTIMATED REMAINING 
UNITS IN THE ENHANCED 
TARGET (not counting SB 9) 

0
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