
JOINT PLANNING COMMISSION/
HOUSING AND HUMAN CONCERNS  
COMMITTEE (HHCC) STAFF REPORT

February 15, 2022

Request for: Comments on draft Housing Element goals, policies, and programs and Housing Sites Information

CEQA: An Environmental Impact Report 
will be prepared. The study session is 
not a project under CEQA.

Staff Leads: Diana O'Dell
Principal Planner
dodell@redwoodcity.org
650-780-7236

Alin Lancaster
Housing Leadership Manager
alancaster@redwoodcity.org
(650)780-7299

Reason for the Request: To receive Committee and Commission feedback and public comment on proposed 
housing sites information and draft goals, policies, and programs. 

Key Considerations:  Confirming priorities for the next eight-year Housing Element cycle.  

Public Notice: Public notice of this meeting was posted on the website on Friday, February 4, 2022, distributed 
to the Fair Oaks Community Center, Senior Center and libraries, and published in the newspaper. 

Staff Recommendation: 

No formal action. 
Hold a Study session to receive Housing and Human Concerns Committee, Planning Commission 
and public feedback on proposed housing sites information, and draft goals, policies, and 
programs proposed for the City’s Housing Element. No formal action will occur. 
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PLANNING COMMISSION/HHCC JOINT MEETING STAFF REPORT
Housing Element Goals, Policies, and Programs with Housing Sites Information

BACKGROUND
Staff has been holding study sessions with City Council and related City commissions and committees and 
conducted public outreach on information related to the mandatory Housing Element process. The feedback 
received has assisted staff and the consulting team in preparing the draft Housing Element and related 
General Plan policies for the Land Use, Environmental Justice, and Safety Element. 

 April 26, 2021 – City Council Study Session on the Housing Element Process, timelines, and 
requirements. 

 May 18, 2021 – Planning Commission Study Session on Housing Element Process, timelines, and 
requirements.  

 Oct 19. 2021 – Planning Commission/HHCC Joint Study Session on Regional Housing Needs 
Allocation (RHNA) targets and related strategies.  

 Nov 22, 2021 – City Council Study Session on RHNA targets and related strategies.  
 January 25, 2022 – Planning Commission/HHCC Joint Study Session to discuss Environmental Justice 

and Safety Element policies.

At the Planning Commission/HHCC Joint Session on October 19, 2021 and City Council Study Session on 
November 22, 2021, staff received valuable feedback on site strategies.   Staff is moving forward with the 
following recommendations:

1. Create a target of 150 percent of the initial RHNA goal of 4,588 homes, for a total of approximately 
6,880 homes. 

2. Consider allowing more housing in portions of existing single-family neighborhoods in addition to 
implementing Senate Bill 9 (SB 9), proposed Missing Middle strategies, and continuing to implement 
the existing ADU ordinance.  

3. Consider rezoning areas along Veterans and Woodside to create more areas for housing. Increase 
the zoning capacity for the Mixed Use Corridor, Mixed Use Transitional and Mixed Use 
Neighborhood zoning district by an additional 20 units per acre and rezone mobile home parks to 
provide an additional protection for preserving these homes.   

Staff has also conducted public outreach in a broad array of formats, including two community events, 
electronic surveys, attendance at neighborhood meetings, presentation to neighborhood chairs, outreach 
to the Senior Affairs Commission, Youth and Teen Commission and Sequoia High School, as well as attending 
meetings of the Chamber of Commerce and SAMCEDA. In addition to these Redwood City-specific events, 
staff also attended Countywide listening sessions with housing builders, fair housing organizations, and 
housing service organizations. 

ANALYSIS
The Housing Element is a larger plan that contains information about housing needs, constraints to building 
that housing, and an explanation of City resources for building housing, as well as goals, policies and 
programs that will meet that need. 

This study session focuses on two items in the Housing Element: (1) the proposed housing sites information 
showing where a minimum of 150 percent of RHNA may be built, and (2) a draft of the goals, policies and 
implementation programs for the Housing Element.  
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Housing Element Goals, Policies, and Programs with Housing Sites Information

Housing Sites Information: State law requires the City to provide information and a map that shows the 
location of sites that are suitable for new housing. These new sites must meet the minimum RHNA of 4,588 
homes permitted over the next eight years. State law has several requirements about what qualifies as a 
potential housing site: 

 The site must have both a General Plan and Zoning designation that permits housing by right, which 
means the use must be allowed without discretionary action.  

 If the site is currently developed with another use, information must be provided about the 
likelihood of the site redeveloping. For example, proposed projects with a submitted application, 
often qualify as a housing site. Sites with existing low-density or older buildings also may qualify.  

 Each site should be listed with a “realistic” density, which shows not just the maximum number of 
units allowed, but the typical amount of housing that could be expected on the site.  Space needs 
for setbacks, vehicle circulation, and open space must balance with desired unit size, which may 
result in less than the maximum density allowed. 

The total number of projected homes exceeds the target RHNA of 150 percent for all income categories 
except the above moderate category (See Attachment A, Sites Summary). It is possible that the number of 
sites may be reduced over the course of the review with the responsible State agency, Housing & 
Community Development (HCD). This reduction may occur if HCD does not agree with the methodology for 
estimating units or does not agree with the estimated income level of different types of housing projects. 
Planning for a target of 150 percent ensures flexibility during the review process and ensures that the City 
meets its RHNA and housing policy goals. 

It is important to note that these sites provide a snapshot of information to the State about the City’s ability 
to construct housing. It is not expected to reliably predict all new housing proposals for the next eight 
years.  In the last cycle, well over 1,300 units were approved on parcels not designated as housing sites. The 
rezoning actions the City will take, along with the existing zoning capacity, provide the flexibility for even 
more housing to be built.

Housing Needs and Constraints: A series of demographic reports, surveys, and public outreach was 
conducted to analyze the demographic, employment and housing trends. The housing needs section 
analyzes these trends. The Housing Constraints section analyses constraints to the production of 
housing, such as market forces, construction financing and construction costs.  The City focuses on actions 
it can take regarding governmental constraints, such as the general plan and zoning limitations, codes and 
enforcement, fees and exactions, and permit processing times. Key needs and constraints include: 

 Population Growth - Redwood City experienced approximately 13 percent population growth 
between 2010 and 2020, with an additional 20 percent growth expected by 2045.  

 Increased Senior Population with Related Needs – The Baby Boomer generation is aging, and the 
senior population increased by 2% with a corresponding decrease in children 14 years or younger. 
Senior-headed households are smaller in size and can have special needs due to relatively low 
incomes, disabilities or limitations, and dependency needs.  

 The Millennial Generation needs Housing –Millennials (generally born between 1977 and 1995) 
recently surpassed the Baby Boomers as the largest generation in the United States. As Millennials 
enter their 40s, they will continue to shape housing needs. By 2026, people 25-44 and 45-64 will 
make up more than 50 percent of the local countywide population.  
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 People With Disabilities need Affordable and Accessible Housing - Many Redwood City residents 
have disabilities that prevent them from working, restrict their mobility, or make it difficult to care 
for themselves. 

 Overcrowding - In Redwood City, nine percent of housing units are overcrowded. According to both 
California and federal standards, a housing unit is considered overcrowded if it is occupied by more 
than one person per room (excluding, kitchens, bathrooms, and halls). 
Overcrowding is more prevalent in rental households and lower income households than owner 
households. Redwood City experiences slightly more overcrowding than San Mateo County at large, 
where eight percent of households are overcrowded.

 Need to Distribute Affordable Housing More Equitably throughout the City- While Redwood City 
does a better job of providing housing opportunities for low-income households as compared to the 
County overall and surrounding communities, disparities remain with low-income housing 
disproportionately concentrated in the center of the City. 

The above-mentioned trends lend themselves to policies that ensure a wider variety of housing will be 
provided. While the last several decades have focused on single-family homes, limited townhouse 
projects and larger apartment complexes, public input and identified needs indicate a desire for other types 
of housing such as small apartments, accessory dwelling units, senior living options and middle housing in 
existing residential neighborhoods. Indicated priorities also include looking for ways in which younger 
generations may affordably find housing for themselves and their families and making senior housing and 
flexible housing options a priority.  The past and projected population growth and overcrowding all indicate 
a need for an increased number of homes in the City.  As a high-level summary, the Draft Housing Element 
Goals and Policies intend to address the following:

 Increase the Capacity for New Housing Throughout the City by
o Considering rezoning commercial areas to Mixed Use Corridor zoning district,
o Increasing densities and building heights in existing Mixed Use zoning districts and 

removing residential cap in Downtown, and 
o Amending the zoning ordinance to increase the ability for middle housing (duplexes, 

triplexes and small apartments) to be built in established multifamily residential zoning 
districts. 

 Preserve and produce affordable housing by 
o Continuing to implement the affordable housing ordinance, 
o Continuing to provide subsidies, as funds are available, to assist in the development of 

affordable housing units, 
o Pursuing the proposed Anti-Displacement Strategy which includes recommendations 

for preserving unsubsidized affordable housing units and mobile home parks, and 
o Partnering with community organizations to produce and preserve affordable housing. 

 Encourage a Wider Variety of Home Types by
o Updating requirements to make it easier to permit supportive housing, group homes 

and care facilities for seniors and non-seniors, and
o Making it easier to construct middle housing (duplexes, triplexes, and small apartments) 

in residential zoning districts. 
 Increase Housing at All Income Levels in High Resource Neighborhoods by 

o Implementing SB 9 duplexes in single family neighborhoods, 
o Continuing to encourage accessory dwelling units in single family neighborhoods, 
o Increasing middle housing opportunities, and
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o Studying increasing densities (upzoning) in single family neighborhoods. 
 Streamline Review, by

o Creating objective design standards for residential projects, and
o Exploring methods of shortening permitting times. 

 Support Housing for People with Disabilities by 
o Considering a universal design ordinance that may better address housing needs for 

people with disabilities, and 
o Publicizing information about the City’s Reasonable Accommodations ordinance.  

 Reduce Costs by 
o Considering reduction in parking requirements for residential projects, particularly 

those near transit and retail services,
o Allowing in-lieu fees for undergrounding utilities associated with residential projects, 
o Encouraging innovation in construction technology such as mass timber and 

prefabricated buildings. 
 
Goals, Policies and Implementation Programs: The Housing Element is a set of goals, policies, and 
implementing programs. Goals are long-range, broad and comprehensive targets and describe the overall 
future outcome the community would like to achieve. Policies are focused and specific instructional 
guidelines. The goals and policies are implemented through a series of implementing programs that identify 
specific actions the City will undertake toward putting each goal and policy into action. Staff and the 
consulting team have drafted a complete list of goals, policies and implementing programs, located in 
Attachment 2. 

NEXT STEPS
Staff will make changes based on the provided input from tonight’s session and release the draft Housing 
Element in February for a 30-day comment period. If comments are received, the City will take at least 10 
additional business days to consider and incorporate public comments before submitting a draft to HCD. At 
the conclusion of that comment period in late March, staff will provide the public comments and draft 
Housing Element to City Council on March 21, 2022, for review and comment. For any subsequent draft 
revision, the City will post the draft revision on the City’s website and email a link to the draft revision to 
any requestor at least seven days before submitting the draft revision to HCD. A formal draft of the Housing 
Element will be submitted to HCD in early April. 

Staff will provide ongoing information to the public on the status of HCD’s review on the project website 
(www.welcomehomerwc.org). In the meantime, additional discussion will occur on the details of the 
rezoning actions and the Environmental Impact Report (EIR). It is anticipated that a final Housing Element, 
General Plan element amendments to integrate Environmental Justice policies, goals and objectives, and 
Safety Element amendment  with the proposed rezoning actions and EIR will return for Planning Commission 
review and recommendation in late fall of this year. State law requires the Housing Element to be certified 
by January 30, 2023. 

ENVIRONMENTAL REVIEW
This study session does not constitute a project under California Environmental Quality Act (CEQA) as 
defined in CEQA Guidelines, section 15378, because it has no potential for resulting in either a direct or 
reasonably foreseeable indirect physical change in the environment. The changes discussed as part of the 
study session will require review through an Environmental Impact Report. The Notice of Preparation (NOP) 
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is expected to be released in late February, and the Planning Commission is scheduled to hold a scoping 
meeting on the proposed EIR on March 15, 2022. 

ALTERNATIVES
No alternatives are provided, as this is a study session. 
 
ATTACHMENTS
1. Draft Housing Sites  Summary Table
2. Draft Housing Element Goals and Policies

REPORT PREPARED BY:
Diana O'Dell, Principal Planner
Alin Lancaster, Housing Leadership Manager

APPROVED BY:
Sue Exline, Assistant Director of Community Development and Transportation
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ATTACHMENT A – DRAFT Housing Sites Summary Table

For the Housing Element, the City must prepare a list of housing sites that meet the total Regional Housing 
Needs Allocation (RHNA) at each income level.  The table below shows potential housing sites totaling 
7,917 units., exceeding the goal of 150 percent of the City’s RHNA target of 4,588 homes. The breakdown 
includes both larger sites and strategies focused on existing single-family neighborhoods (Figure 1). These 
single-family strategies include accessory dwelling units and “missing middle” housing (duplexes, 
triplexes, or small apartments). 

Figure 1 – DRAFT Sites in Redwood City Meeting 150 Percent of RHNA
Very 

Low (Includes 
Extremely 

Low) Low Moderate
Above 

Moderate TOTAL
150 percent of 

RHNA 1,672 964 1,183 3,061 6,882

Approved Projects 63 162 52 992 1,269
Proposed Projects 287 343 132 1,165 1,927

Other Potential 
Sites 1,589 916 1,177 -- 3,682

ADUs 156 156 156 51 519
SB9 and Missing 

Middle -- -- 259 260 519

TOTAL 2,095  1,577   1,776  2,468 7,917 

Table Notes:
 The approved projects consist of units with an estimated occupancy after June 30, 2022. 
 The proposed projects have been submitted but no decision has been made. 
 The other potential sites category is using “realistic capacity” as opposed to a maximum density 

allowed under the zoning rules.  
 Based on a recent study completed for the County of San Mateo, staff is estimating that ADUs will 

serve the following income categories – 30 percent very low income, 30 percent low income, 30 
percent moderate income and 10 percent above moderate.  

 It is not yet known how the missing middle and SB 9 units will be distributed among the income 
categories. Initial estimates project a 50 percent split between moderate and above moderate 
income categories.  
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R e d w o o d  C i t y  G e n e r a l  P l a n P a g e    H 2 - 1

Housing Plan
Redwood City is committed to implementing housing policies that expand and preserve our housing stock, 
encourage greater access to housing, and minimize the displacement of vulnerable residents. To that end, 
this Housing Element outlines an implementation plan through goals, policies, and implementing 
programs. Goals are long-range, broad, and comprehensive targets. They are not necessarily measurable 
or achievable in the lifespan of this General Plan; rather, they describe the overall future outcome the 
community would like to achieve. Policies are focused and specific instructional guidelines. The goals and 
policies are implemented through a series of implementing programs. Programs identify specific actions 
the City will undertake toward putting each goal and policy into action. 

This Housing Element is built around 4 key principles: 

PRESERVE
existing 

affordable 
housing

PROTECT
housing options 

for low and 
middle income 

residents

PRODUCE
housing to meet 
RHNA goals for 
moderate, low 
and very low 

income residents

PARTNER
on housing 

opportunities for 
unique 

populations

The goals, policies, and programs build upon the identified housing needs in the community, constraints 
confronting the City, and resources available to address the housing needs. This Housing Element will 
guide Redwood City housing policy through the 2023-2030 planning period. Redwood City’s housing goals 
and policies pertain to affirmatively furthering fair housing and maintaining, preserving, improving, and 
developing housing. (Government Code 65583(b)). The Housing Plan also includes programs to implement 
the policies and achieve the goals to address the major housing needs identified by State law that do all 
of the following (Government Code 65583[(c)]):

▪ Identify actions that will be taken to make sites available, with appropriate zoning and development 
standards and services to accommodate the locality’s share of the regional housing needs for each 
income level.
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P a g e    H 3 - 2        R e d w o o d  C i t y  G e n e r a l  P l a n

▪ Assist in the development of adequate housing to meet the needs of extremely low-, very low-, low-, 
and moderate-income households.

▪ Address and, where appropriate and possible, remove governmental constraints to the maintenance, 
improvement, and development of housing, including housing for people at all income levels, as well 
as housing for people with disabilities.

▪ Conserve and improve the condition of the existing affordable housing stock and preserve affordable 
housing developments at risk of conversion to market-rate housing.

▪ Affirmatively further fair housing. Promote equal housing for all people, regardless of race, religion, 
sex, marital status, ancestry, national origin, color, familial status, or disability and other 
characteristics protected by the California Fair Employment and Housing Act.

▪ Develop a plan to incentivize and promote the creation of accessory dwelling units that can be offered 
at affordable rent. 

▪ Identify the agencies and officials responsible for implementing the various actions and means by 
which consistency will be achieved with other general plan elements and community goals.

▪ Include a diligent effort by the City to achieve public participation of all economic segments of the 
community in the development of the housing element, and describe the effort. 

Key Actions that Accomplish Housing Goals
In addition to the baseline requirements of State law, Redwood City has taken a comprehensive approach 
to increasing housing opportunities and equity in housing choice, through a number of key actions.  
Measures that are anticipated to result in the most potential for positive change include: 

 Increase the Capacity for New Housing Throughout the City by
o Creating a working target of 150 percent of the initial RHNA goal of 4,588, for a total 

of 6,880 homes. 
o Considering rezoning commercial areas to Mixed Use Corridor zoning district,
o Increasing densities and building heights in existing Mixed Use zoning districts and 

the Downtown, and 
o Amending the zoning ordinance to increase the ability for middle housing (duplexes, 

triplexes and small apartments) to be built in established multifamily residential 
zoning districts. 

 Preserve and produce affordable housing by
o Continuing to implement the Affordable Housing Ordinance,
o Continuing to provide subsidies, as funds are available, to assist in the development 

of affordable housing units,
o Pursuing the proposed Anti-Displacement Strategy which includes recommendations 

for preserving unsubsidized affordable housing units and mobile home parks, and
o Partnering with community organizations to produce and preserve affordable 

housing.
 Encourage a Wider Variety of Home Types by

o Updating requirements to make it easier to permit supportive housing, group homes 
and care facilities for seniors and non-seniors, and

o Making it easier to construct middle housing (duplexes, triplexes, and small 
apartments) in residential zoning districts. 

 Increase Housing at All Income Levels in High Resource Neighborhoods by 
o Implementing SB 9 duplexes in single family neighborhoods, 
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R e d w o o d  C i t y  G e n e r a l  P l a n P a g e    H 2 - 3

o Continuing to encourage accessory dwelling units in single family neighborhoods, 
o Increasing middle housing opportunities, and
o Studying increasing densities (upzoning) in single family neighborhoods. 

 Streamline Review, by
o Creating objective design standards for residential projects, and
o Exploring methods of shortening permitting times. 

 Support Housing for People with Disabilities by 
o Considering a universal design ordinance that may better address housing needs for 

people with disabilities, and 
o Publicizing information about the City’s Reasonable Accommodations ordinance.  

 Reduce Costs by 
o Considering reduction in parking requirements for residential projects, particularly 

those near transit and retail services,
o Allowing in-lieu fees for undergrounding utilities associated with residential projects, 

and
o Encouraging innovation in construction technology such as mass timber and 

prefabricated buildings. 

Goals and Policies

A. Encourage Diverse Housing Options

Meeting the housing needs of all residents in the community requires a multipronged approach, including 
the identification of adequate sites for all types of housing, considering the needs of a variety of household 
types, and other innovative solutions. 

Goal H1: Maintain and increase the diversity of housing types in all City 
neighborhoods. 

POLICY H1.1: Ensure adequate housing sites through appropriate land use, zoning, and precise plan 
designations to accommodate the City’s share of regional housing needs.

POLICY H1.2: Create a regulatory environment that enables the private market to build a variety of 
housing types at all income levels.

POLICY H1.3: Support workforce housing for moderate-income households, including housing for 
teachers, non-profit employees, and other key groups. 

POLICY H1.4: Facilitate middle density housing (duplexes, triplexes) in residential neighborhoods 
throughout the City.

POLICY H1.5: Continue to explore methods of increasing density in existing single-family 
neighborhoods in high resource opportunity areas. 
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Program H1-1: Adequate Sites to Accommodate Regional Fair Share of Housing 
Growth. The City has a Regional Housing Needs Allocation 
(RHNA) of 1,115 extremely low/very low-income, 643 low-
income, 789 moderate-income, and 2,041 above moderate-
income units for the 2023-2030 RHNA planning period (4,588 
units total). A significant portion of this target will be achieved 
with credits for approved and proposed projects. The sites 
inventory identifies vacant and underutilized land in residential 
and mixed-use zones, as well as projections about accessory 
dwelling units (ADUs) and missing middle housing and shows that 
the City can adequately accommodate the remaining RHNA 
under existing General Plan and Zoning standards. 

Objective: 
 Continue to track new housing projects and progress toward 

meeting the City’s RHNA and post the sites inventory on the 
City’s webpage.

Timeframe:   Ongoing
Responsible Party: Community Development and 
Transportation
Funding Sources:  Departmental Budget

Program H1-2: No Net Loss.  No jurisdiction shall “reduce, or require or permit 
the reduction of, the residential density for any parcel to, or allow 
development of any parcel at, a lower residential density” unless 
the jurisdiction makes written findings that the reduction is 
consistent with the General Plan, and that the remaining sites 
identified in the Housing Element are adequate to accommodate 
the jurisdiction’s need (Government Code §65863(b)(1)). 

Objective: 
▪ Evaluate residential development proposals for consistency 

with goals and policies of the General Plan and the 2023-
2030 Housing Element sites inventory and make written 
findings that any density reduction is consistent with the 
General Plan and that the remaining sites identified in the 
Housing Element are adequate to accommodate the RHNA 
by income level. If a proposed reduction of residential 
density will result in the residential sites inventory failing to 
accommodate the RHNA by income level, identify and make 
available additional adequate sites to accommodate the 
related share of housing need by income level within 180 
days of approving the reduced density project.

The lead department 
responsible for implementation 
is indicated in bold font.
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Timeframe:  Ongoing 
Responsible Party: Community Development and 
Transportation
Funding Sources:  Departmental Budget

Program H1-3: Replacement Unit Requirements.  The replacement of units 
affordable to the same or lower income level is required as a 
condition of any development on a nonvacant site identified in 
the Housing Element consistent with those requirements set 
forth in Government Code section 65915(c)(3). Replacement 
requirements shall be applied to sites identified in the inventory 
that currently have residential uses, or within the past five years 
have had residential uses that have been vacated or demolished, 
and: 

 Were subject to a recorded covenant, ordinance, or law that 
restricts rents to levels affordable to persons and families of 
low or very low-income; or 

 Subject to any other form of rent or price control through a 
public entity’s valid exercise of its police power; or 

 Occupied by low or very low-income households 

For the purpose of this program, “previous five years” is based 
on the date the application for development was submitted. 

The City shall not approve a housing development project that 
will require the demolition of residential dwelling units 
regardless of whether the parcel was listed in the inventory 
unless a) the project will create at least as many residential 
dwelling units as will be demolished, and b) certain affordability 
criteria are met (Government Code section 66300(d)). 

Objective: 
 Review the Zoning Ordinance and identify amendments to 

provide clarity to the public regarding Government Code 
Section 66300(d).

 Evaluate residential development proposals for consistency 
with Government Code section 65915(c)(3) and Government 
Code section 66300(d).

Timeframe:  Review Zoning Ordinance and consider revisions by 
2024 (Immediate); Ongoing
Responsible Party:  Community Development and 
Transportation
Funding Sources:  Departmental Budget
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Program H1-4: Densities in High Opportunity Areas. Largely due to a history of 
redlining and disinvestment, “higher resource opportunity areas” 
exist throughout the country today, with zoning regulations that 
limit additional density. The Department of Housing and 
Community Development (HCD) and the California Tax Credit 
Allocation Committee (TCAC) produce annual opportunity maps 
that illustrate an overall composite score derived from 
characteristics grouped into three main categories: economic, 
environmental, and educational. The composite score ranges 
from low to highest resources, with low resources indicating less 
access to opportunity and high resources indicating greater 
access to opportunity. The TCAC/HCD Opportunity Maps are 
intended to display the areas that offer low-income children and 
adults the best chance at economic advancement, high 
educational attainment, and good physical and mental health. 
Many of Redwood City’s higher resource opportunity areas are 
located in lower density single-family neighborhoods. 

Objective: 
 Study changes to R-1 and/or RH neighborhoods that could 

increase the density allowed, such as including additional 
density for corner lots.

Timeframe:  Short Range – Complete community engagement 
and technical study by 2025
Responsible Party:  Community Development and 
Transportation
Funding Sources:  Departmental Budget

Program H1-5: Accessory Dwelling Units. Accessory dwelling units (ADUs) can 
offer an additional source of affordable housing to homeowners 
and the community. The City last updated its ADU ordinance in 
August 2021 and now has an up-to-date ordinance considered 
compliant with Government Code Section 65852.2.

Objective:
 Support the development of 519 accessory dwelling units 

during the planning period and as new State laws modify 
accessory dwelling unit requirements, update the City’s 
ordinance to comply.

Timeframe: Ongoing
Responsible Party: Community Development and 
Transportation
Funding Sources:  Departmental Budget
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Program H1-6: Densities in Mixed Use Zoning Districts. To respond to the 
continued housing demand, Redwood City proposes to increase 
density in the Mixed Use Zoning Districts. 

Objective:
 Complete a zoning text amendment to increase densities in 

the mixed use zoning districts as follows: 
o Increase MU-C from 60 du/ac to 80 du/ac
o Increase MU-N from 40 du/ac to 60 du/ac
o Increase MU-T from 20 du/ac to 40 du/ac for base zoning 

and 40 du/ac to 60 du/ac for projects that propose 
community benefits

Timeframe:  Immediate – In conjunction with Housing Element 
adoption
Responsible Party:  Community Development and 
Transportation
Funding Sources:  Departmental Budget

Program H1-7: Downtown Precise Plan. The Downtown Precise Plan, adopted in 
2011, was established to bring a renewed vitality to Downtown 
Redwood City. This innovative, flexible planning document has 
spurred new uses, activity, and housing in our Downtown. The 
plan permits a total of 2,500 new housing units, a maximum 
which has nearly been met.

Objective:
 Remove the maximum residential development limit in the 

Downtown Precise Plan to continue to foster continued 
development of this critical area. 

Timeframe: Immediate – In conjunction with Housing Element 
adoption
Responsible Party: Community Development and 
Transportation
Funding Sources:  Departmental Budget

Program H1-8: Small Lots. Due to site design and circulation requirements, 
development on small lots can be more challenging than on large 
lots.

Objective:
 Review development standards to ensure that maximum 

densities can be achieved, even on small lots. Revise as 
necessary. 
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Consider incentives for consolidation of parcels, including 
rounding up when calculating allowable units. 

Timeframe: Ongoing; Review development standards and 
consider incentives for achieving higher densities on small lots by 
2024 (Immediate)
Responsible Party: Community Development and 
Transportation
Funding Sources:  Departmental Budget

B. Preserve Existing and Increase Affordable Housing Stock

Preserving the existing housing stock and conserving affordable units in Redwood City are top priorities 
for the City. In addition, a significant increase in the production of affordable housing will be necessary to 
meet the existing and growing needs. The City supports the preservation of assisted housing and 
increasing the citywide affordable housing stock through code enforcement, efforts to retain existing 
affordable housing, and programs aimed at increasing affordable housing.

Goal H2: Protect and increase the supply of affordable housing, both deed-
restricted and unsubsidized affordable units.

POLICY H-2.1: Support the construction, acquisition, rehabilitation, and maintenance of affordable 
housing, including exploring ways to extend affordability periods on deed-restricted units. 

POLICY H-2.2:  Consider the use of City-owned property for affordable housing prior to other uses (if the 
sites are feasible and appropriate for housing). 

POLICY H-2.3: Continue to require affordable housing to be constructed in conjunction with larger 
residential projects and encourage affordable housing construction associated with 
nonresidential construction.

POLICY H-2.4: Support the preservation of unsubsidized affordable housing by facilitating conversions 
to deed-restricted affordable housing and other emerging retention mechanisms. 

POLICY H-2.5: Encourage development of home-ownership opportunities that are more affordable, 
such as condominium and townhome developments and middle density or cottage home 
types of projects. 

Program H2-1: Code Enforcement. Redwood City encourages the maintenance 
and improvement of housing for all income levels through its 
Code Enforcement Program. The goal of code enforcement is to 
minimize deferred maintenance and eliminate health and safety 
problems. Properties that are cited for serious violations and are 
occupied by low-income households are referred to the City’s 
Home Repair Program for assistance (see Program H2-2). 

6.A. - Page 15 of 34

18



2 0 2 3 - 2 0 3 0  H O U S I N G
Housing 

Plan

R e d w o o d  C i t y  G e n e r a l  P l a n P a g e    H 2 - 9

Objective:
 Continue to implement the Code Enforcement Program to 

bring substandard housing units into compliance with City 
building and property maintenance requirements. Code 
Enforcement will coordinate with the Housing Division to 
provide information on available rehabilitation assistance to 
correct code deficiencies.

Timeframe:  Ongoing
Responsible Party: Community Development
Funding Sources:  Departmental Budget

Program H2-2: Home Repair Programs. To maintain the quality and affordability 
of older neighborhoods and housing stock, the City offers a home 
improvement program, providing grants from Community 
Development Block Grant (CDBG) funds to low-income 
households for minor home repairs and accessibility 
modifications. 

Objectives:
 Provide grant assistance to facilitate the repair of 20 units per 

year, including home accessibility modifications for disabled 
persons.

Timeframe: Ongoing
Responsible Party: City Manager’s Office, Housing Division
Funding Sources: CDBG 

Program H2-3: Preservation of At-Risk, Affordable Housing. Retention of deed-
restricted affordable housing is a critical part of maintaining the 
supply of affordable housing in Redwood City, with 29 rental 
apartment complexes providing 1,203 affordable units. Five of 
these complexes with a total of 239 units have expiring 
affordability covenants in Redwood City during the next ten 
years.

Objectives: 
 Annually monitor the affordability status of:

o Casa de Redwood (134 affordable units)
o Franklin Street Apartments (31 affordable units)
o Oxford Apartments (3 affordable units)
o Redwood City Commons (58 affordable units)
o Redwood Village (13 affordable units)

 Continue to work with non-profit organizations to preserve 
existing affordable housing in the City. As needed, support 
funding applications to preserve at-risk units.

Sustainability Focus
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 For developments considering converting to market rate, 
work with the owners and property managers to discuss 
preservation options and present options to owners for 
rehabilitation assistance and/or mortgage refinancing in 
exchange for extending affordability restrictions.

 Hold public hearings upon receipt of any Notice of Intent to 
Sell or Notice of Intent to Convert to Market Rate Housing, 
pursuant to Section 65863.10 of the Government Code and 
provide tenant education on housing rights.

Timeframe:  Ongoing
Responsible Party: City Manager’s Office, Housing Division
Funding Sources:  Departmental Budget, Affordable Housing 
Funds

Program H2-4: Affordable Housing Development/Inclusionary Housing. The 
development of new affordable housing generally requires 
subsidies from federal, State, and local sources. The demand for 
affordable housing throughout the Bay Area is steadily 
increasing, as housing costs have accelerated beyond the 
capacity of many households. Land write-downs and financial 
incentives can be significant contributions to meet this demand 
and create new affordable housing. Redwood City has an active 
history of providing funding for the acquisition and disposition of 
housing sites and/or surplus properties for the construction or 
rehabilitation of affordable housing units. In addition, the City’s 
Affordable Housing Ordinance provides a new funding source 
through in-lieu fee payments and an Affordable Housing Impact 
fee, as well as requiring on-site affordable housing for larger 
residential projects.

Objectives: 
 Continue to provide subsidies, as funds are available, to assist 

in the development of affordable housing units, acquisition 
of land for affordable housing construction, and preservation 
of existing affordable housing. 

 Continue implementing the Affordable Housing Ordinance 
including below-market-rate (BMR) requirements for rental 
and ownership development.

 Update the Affordable Housing Impact Fee Nexus Study as 
required by Government Code Section 65940.1 and 66016.5 
(by January 1, 2030). 

Timeframe: Ongoing
Responsible Party: City Manager’s Office, Housing Division
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Funding Sources: CDBG, HOME, Affordable Housing Funds, 
Departmental Budget

Program H2-5: First-Time Homebuyer Opportunities. The City is committed to 
expanding homeownership opportunities for lower- and 
moderate-income households to increase the percentage of 
homeowners in the community. Under the City’s Affordable 
Housing Ordinance, larger ownership developments (20 units or 
more) are required to provide 15 percent affordable units onsite. 
Additionally, as funds are available, Redwood City assists with 
homeownership opportunities, such as collaborations with 
Habitat for Humanity, to create new affordable homeownership 
opportunities. 

The City continues to oversee the below market rate (BMR) units 
at Wyndham Place that are reserved for lower income 
households. This program ensures that the City has first right of 
refusal for BMR units that turnover at Wyndham Place, the units 
are made available to income-eligible buyers, and the resale units 
remain affordable for the longest period of time (30 years).

As a means of further leveraging homeownership assistance, 
residents also have access to San Mateo County Mortgage Credit 
Certificate (MCC) Program and the Housing Endowment & 
Regional Trust (HEART) First Time Home Buyer Program. 

Objectives:
 Continue implementing the Affordable Housing Ordinance 

including below-market-rate (BMR) requirements for 
ownership development.

 Continue to provide homeownership assistance to eligible 
first-time homebuyers at Wyndham Place. 

 Continue to advertise available homeownership financing 
opportunities with San Mateo County, such as HEART and 
MCC. 

 Consider Municipal Code amendments to allow smaller 
subdivisions (fewer than five units per project) in existing 
neighborhoods to facilitate homeownership opportunities 

Timeframe:  Ongoing; Short Range – Conduct a study and 
community engagement on potential subdivision amendments; 
present in a study session to decision makers within four years of 
Housing Element adoption 
Responsible Party: City Manager’s Office, Housing Division; 
Community Development and Transportation 

6.A. - Page 18 of 34

21



Housing
Plan

2 0 2 3 - 2 0 3 0  H O U S I N G

P a g e    H 3 - 1 2        R e d w o o d  C i t y  G e n e r a l  P l a n

Funding Sources:  CDBG, HOME, HEART, Affordable Housing 
Funds, Department Budget

Program H2-6: Rezone Commercial Office. Demand is high in Redwood City for 
both office development and housing development. There are 57 
parcels zoned Commercial Office in Redwood City. These parcels 
currently do not allow residential uses. 

Objective:
 Rezone all CO parcels to Mixed Use Corridor (MUC) and 

complete related General Plan amendments to expand areas 
where residential and mixed use development are allowed. 

Timeframe:  Immediate – In conjunction with Housing Element 
adoption
Responsible Party: Community Development
Funding Sources:  Departmental Budget

Program H2-7: Mobile Home Parks.  To encourage preservation of mobile home 
parks in Redwood City, the City proposes to revise the zoning and 
General Plan designations for existing mobile home parks to 
match the current use. 

Objective:
 Complete zoning map and General Plan Land Use Map 

amendments to revise zoning districts of existing mobile 
home parks to MH (Mobile Home Park) and General Plan 
designations to a residential land use category (i.e., MDR) as 
follows: 
o Le Mar Mobile Home Park – Rezone to MP and update 

General Plan Designation to MDR
o Redwood City (R.C) Mobile Home Park – Rezone to MP 

and update General Plan Designation to MDR
o Redwood Mobile Estates – Update General Plan 

Designation to MDR (zoning is consistent)
o Harbor Village – No changes needed

Timeframe: Immediate – In conjunction with Housing Element 
adoption
Responsible Party: Community Development and 
Transportation
Funding Sources:  Departmental Budget

Program H2-8: Acquisition and Rehabilitation of Existing Housing. Under this 
program, the City assists nonprofit organizations in the 
acquisition of multi-family housing for lower-income families, 
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individuals, veterans, and seniors, and other special needs 
populations.

Objective:
 Implement preservation recommendations from the Anti-

Displacement Strategy, once adopted. Engage with nonprofit 
housing providers regarding the City’s interest in establishing 
partnerships in the acquisition and rehabilitation of for-sale 
rental properties, with the goal of completing at least one 
project during the planning period. 

Timeframe:  Ongoing
Responsible Party:  City Manager’s Office, Housing Division
Funding Sources:  CDBG, HOME, Affordable Housing Funds, 
Department Budget

C. Opportunities for Special Needs Households

Redwood City residents have a diversity of backgrounds, family types, lifestyles, income levels, and 
abilities. Due to their personal financial or physical condition, some residents may have housing needs 
that are not met by conventional housing types.  For example, seniors or persons with physical disabilities 
may need to live in group settings where needed services can be provided and where they can benefit 
from increased interaction with others.  People facing homelessness because they have lost a job or 
cannot work benefit from supportive housing, where they can find programs that help them reenter the 
work force. Redwood City continues to implement creative responses to these and other special housing 
needs.  

Goal H3 Promote, encourage, and assist in the development of housing that 
meets the needs of special needs communities in Redwood City.

POLICY H3.1: Encourage and provide opportunities for housing for special needs groups, including large 
families, single-parent headed households, the elderly, the disabled, and those in need of 
emergency shelter and supportive and transitional housing.

POLICY: H3.2: Encourage assisted living and other senior housing options, including veterans housing.

POLICY H3.3: Encourage flexible building types and configurations, including single room occupancy 
projects (SROs), group homes, and other types of housing for extremely low-income 
residents. 

POLICY H3.4: Support community service organizations that provide housing opportunities and 
supportive services for people who are homeless or at risk of being homeless.  
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POLICY H3.5: Promote accessibility features in housing for people with disabilities, including reasonable 
accommodations and visitability of all new units.

POLICY H3.6:  Where practical, encourage the development of units with three or more bedrooms to 
support larger families.

Program H3-1: Senior Housing Needs. The changing needs of the aging baby 
boomer population include new housing needs and preferences, 
housing affordability, walkable communities, and access to 
public transportation, in addition to housing design features that 
meet the needs of older adults. Redwood City recognizes the 
changing housing needs of its population, including aging seniors 
in need of supportive services. To meet such needs, the City 
encourages the provision of more innovative housing types that 
may be suitable for the senior community, including shared-
housing arrangements, community care facilities, supportive 
housing, and assisted living for seniors. 

Objectives:
 Continue to support organizations that facilitate shared 

housing arrangements. 
 Review, revise and consolidate, as needed, the definitions for 

assisted living, including Residential Care, Senior and Housing 
for the Elderly.

 Consider amending the Zoning Ordinance to ensure that 
assisted living, senior living, and cottage-style housing are 
permitted uses in residential zoning districts. Identify 
necessary development standard revisions to facilitate these 
housing types.

Timeframe:  Ongoing, consider Ordinance amendments by 2027 
(Mid Range)
Responsible Party: Community Development and 
Transportation  
Funding Sources:  Departmental Budget

Program H3-2: Residential Care Facilities and Group Homes. Redwood City 
encourages the development of residential care facilities and 
group homes. During the previous planning period, the City 
amended the Zoning Ordinance to remove inconsistencies in 
definitions and ensure compliance with State law. Additional 
measures will further facilitate clarity and support housing for 
persons with disabilities.

Objectives:
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 Review, and revise as needed, the Zoning Ordinance to 
provide more clarity on the provisions of residential care for 
non-seniors in larger group settings. Consider other 
opportunities for group housing and a wider variety of 
residential care facilities. 

Timeframe:  By 2024 (Immediate)
Responsible Party:  Community Development and 
Transportation
Funding Sources:  Departmental Budget

Program H3-3: Housing Options for Special Needs and Extremely-Low Income 
Households. Redwood City neighborhoods offer a diversity of 
housing types that vary in type, density, and age. Extremely low-
income households and households with special needs have 
limited housing options. To meet the needs of special needs 
groups, innovative housing options should also be explored. 

Objectives: 
 Review the Zoning Ordinance for consistency with AB 2162, 

effective January 1, 2019, which requires supportive housing 
to be considered a use by right (ministerially permitted) in 
zones where multi-family and mixed use are permitted, 
including nonresidential zones permitting multi-family uses if 
the proposed housing development meets specified criteria. 
Comply with AB 2162 requirements to allow for 
modifications for required parking for units occupied 
supportive housing residents that are located within one-half 
mile of a public transit stop.

 Consider amending the Zoning Ordinance to explicitly allow 
SROs, group homes, and other extremely low-income 
housing options.

 Amend the Zoning Ordinance to allow low-barrier navigation 
centers in the CG-R zoning district. Review, and revise as 
needed, the Downtown Precise Plan and North Main Precise 
Plan to allow for low-barrier navigation centers by right in 
areas zoned for mixed-use and nonresidential development, 
consistent with AB 101. 

 Prioritize a portion of CDBG and HOME funding to assist in 
the development of housing affordable to extremely low-
income households. 

 Continue to consult with the San Mateo County Center on 
Homelessness to further align efforts and coordinate 
homeless services.

 Continue to support the City’s Homeless Outreach Team 
(HOT) in their efforts to reach out to existing homeless in 
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Redwood City and locate and acquire sites for supportive 
housing. 

Timeframe:  Mid Range – Conduct a study and community 
engagement on potential zoning amendments; present in a study 
session to decision makers within four years of Housing Element 
adoption; Ongoing 
Responsible Party: Community Development and 
Transportation; City Manager’s Office, Housing Division; Parks, 
Recreation & Community Services
Funding Sources:  Departmental Budget, CDBG, HOME

D. Remove Constraints to Housing Development

Many factors can encourage or constrain the development, maintenance, and improvement of housing in 
a community. These factors include physical constraints, land availability, the economics of development, 
and governmental regulations, all of which may impact the cost and amount of housing produced. 
Redwood City is committed to removing governmental constraints that might hinder the production of 
housing and identifying innovative strategies to address nongovernmental constraints. 

Goal H4 Reduce the cost of building housing through innovation and 
flexibility in development regulations.

POLICY H-4.1: Periodically review City regulations, ordinances, permitting processes, and residential 
fees to ensure that they do not constrain housing development and are consistent with 
State law; identify changes to City requirements that could reduce the cost of housing.

POLICY H-4.2: Reduce residential parking requirements for residential development in conjunction with 
increased bike parking or proximity to transit.

POLICY H-4-3: Reduce the permitting time for residential projects and 100% affordable projects through 
consideration of a by-right approvals, objective standards, and reducing or eliminating 
the requirement for public hearings.

POLICY H-4.4: Encourage the use of mass timber, pre-fabricated construction and tiny homes as well as 
other innovative construction types.

Program H4-1: Site Improvements and Fees. In Redwood City, a number of 
onsite improvements are required, including the undergrounding 
of utilities and upgrading of infrastructure such as sidewalks and 
alleyways. Fees and on-site requirements can add substantial 
costs to affordable housing projects. 

Objectives: 
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 Continue to exempt very-low and low-income affordable 
housing projects from the City’s park impact fee and provide 
a 50-percent discount to moderate-income affordable 
housing projects and a reduced Transportation Impact fee 
for affordable housing developments, senior projects, and 
transit-oriented development. 

 Consider removing the utility undergrounding requirement 
for residential development and allowing in-lieu fees to 
contribute towards future undergrounding actions; consider 
exempting 100% affordable housing developments from this 
fee.

Timeframe:  Ongoing, consider/adopt as appropriate affordable 
housing site improvement exemption ordinance by 2026 (Mid 
Range)
Responsible Party:  Community Development and 
Transportation
Funding Sources:  Departmental Budget

Program H4-2: General Plan/Zoning Consistency. Certain parcels in the City 
have zones that are inconsistent with the General Plan. In 
conjunction with the Housing Element the City is updating the 
zoning to clarify and streamline the development process on 
these parcels.

Objectives:
 Complete identified zoning map amendments to provide 

consistency between General Plan designations and zoning 
districts, with revisions from nonresidential to residential or 
mixed-use zoning districts, as applicable.

Timeframe:  In conjunction with Housing Element adoption
Responsible Party:  Community Development and 
Transportation
Funding Sources:  Departmental Budget

Program H4-3: Middle Housing Development. Duplexes, triplexes, and smaller 
multi-family developments can provide affordable housing 
options to renters and owners, increasing the supply of housing 
and assisting Redwood City in meeting its regional share of 
housing growth. To remove constraints and better encourage 
small multi-family developments in the R-2, R-3, R-4, and R-5 
zoning districts, zoning text amendments will be pursued. 

Objectives: 
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 Phase 1: Complete zoning text amendments to encourage 
middle housing as follows: 
o Minimum Lot Size: Revise to 5,000 square feet for all 

building types (removing 7,500 minimum square feet for 
duplexes, 10,000 square feet for triplexes, and 1,000 to 
2,000 square feet for each additional unit in excess of 
three units on the same lot, depending on the zoning 
district). 

o Minimum Lot Width: Revise to 35 feet, or 20 feet wider 
than the driveway approach width, whichever is greater. 
This is revised down from 50 feet for a single-family 
dwelling or duplex and 75 feet for a triplex or larger 
development.

o Parking Requirements: Remove requirement for covered 
parking spaces and allow parking to be located within 
required setbacks.

o Minimum Open Space: Reduce requirement from 300 
square feet of open space per bedroom to 150 square feet 
of open space per unit.

 Phase 2: Consider additional changes to the R-2 through R-5 
Zoning Districts to further encourage middle housing, such as 
establishing a minimum density of no less than 75 percent of 
the maximum allowable density or one dwelling unit, 
whichever is greater.

 
Timeframe:  Complete Phase 1 zone text amendments in 
conjunction with Housing Element adoption (Short Range); Study 
Phase 2 zone text amendments within three years of Housing 
Element adoption (Mid Range)
Responsible Party:  Community Development
Funding Sources:  Departmental Budget 

Program H4-4: Density Bonuses. The State Density Bonus law (Government 
Code §65915) allows developers to receive a density bonus that 
corresponds to specified percentages of units set aside for lower-
income households. Assembly Bill (AB) 2345 amended Density 
Bonus Law (effective January 1, 2021) and expands and enhances 
development incentives for projects with affordable and senior 
housing components. SB 290 (effective January 1, 2022) makes 
additional changes to encourage affordable housing.

 
Objective: 
 Review the City’s density bonus ordinance for consistency 

with Government Code §65915 and update as needed. 
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  Monitor State legislation and as changes are made to 
Government Code §65915, update the City’s density bonus 
accordingly to be consistent. Craft ordinance amendments to 
minimize the need for continuous updates as State law is 
amended.

Timeframe:  2023 (Immediate); Ongoing
Responsible Party: Community Development and 
Transportation; City Manager’s Office, Housing Division
Funding Sources:  Departmental Budget

Program H4-5: SB 9 Zoning and Subdivision Ordinance Amendments. SB 9 
requires ministerial approval of housing developments 
containing no more than two residential units in the R-1 and R-H 
zones. In response, definitions, use regulations, and 
development standards may need revising.  

Objective: 
 Review the City’s Zoning Ordinance and Subdivision 

Ordinance and consider updates as needed to provide clarity 
and facilitate housing development under SB 9.

Timeframe:  2023 (Immediate); Ongoing
Responsible Party: Community Development and 
Transportation
Funding Sources:  Departmental Budget

Program H4-6: Permit Processing. Lengthy review periods associated with 
permit processing are perceived as one of the major constraints 
to housing development in any city, with delays increasing the 
holding cost of developments. Complicated procedures related 
to various funding sources may also discourage new 
development especially by affordable and special needs housing 
developers. To facilitate residential development, the City 
provides development pre-application review and offers a 
streamlined processing system that simplifies and expedites 
development processing. 

Objectives:
 Continue to evaluate and improve the streamlined 

processing system to facilitate residential development.
 Consider approving 100% affordable housing by right. 

Timeframe:  Ongoing; Complete analysis and community 
engagement by 2027 (Mid Range)
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Responsible Party: Community Development and 
Transportation
Funding Sources:  Departmental Budget

Program H4-7: Revised Parking Standards. The cost of constructing parking can 
be a significant portion of the cost of developing new housing. 
Redwood City is a leader in providing innovative parking 
standards; our Downtown Parking Zone includes reduced parking 
standards, as well as a required maximum number of spaces per 
unit. The Zoning Ordinance also allows for shared and multi-
family residential developments within the City’s major Mixed 
Use areas also have reduced parking standards. 

Objectives:
 Analyze existing parking standards for residential units. 

Based on this analysis, consider modifications to the Zoning 
Ordinance to better encourage infill development.

 Review parking standards for housing for persons with 
disabilities and consider reductions.

 Consider parking reductions, eliminating parking minimums, 
and/or unbundled parking from the dwelling unit for large 
housing  projects.  

Timeframe:  Complete analysis and community engagement by 
2025 (Short Term)
Responsible Party:  Community Development and 
Transportation
Funding Sources:  Departmental Budget

Program H4-8: Employee Housing Act. The Employee Housing Act establishes 
requirements for employee housing in a group home structure or 
group quarters format.  

Objective:
 Review Zoning Ordinance definitions for consistency with the 

Employee Housing Act.

Timeframe:  Complete review, and revise as needed, by 2027 
(Mid Range)
Responsible Party:  Community Development and 
Transportation
Funding Sources:  Departmental Budget

Program H4-9: Housing Accountability Act. The Housing Accountability Act, 
among other things, prohibits a jurisdiction from denying or 
reducing the density of residential and mixed-use projects 
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(comprised of 2/3 or more residential) if the project complies 
with objective design standards, unless a finding can be made 
that the project would have an unavoidable impact on public 
health or safety that cannot be mitigated in any way other than 
rejecting the project or reducing its size.

Objective:
 Review the Zoning Ordinance and craft revisions that support 

objective design standards consistent with the Housing 
Accountability Act. Adoption of objective design standards 
will facilitate high-quality residential development and 
compliance with State objectives. 

 Streamline the number of projects requiring Planning 
Commission review and study additional ways to speed 
housing approvals. 

Timeframe:  Adopt Objective Design Standards and Housing 
Accountability Act amendments by 2025 (Short Range)
Responsible Party:  Community Development and 
Transportation
Funding Sources:  Departmental Budget, State grants

Program H4-10: Water and Sewer Service Providers.  Government Code 
§65589.7 requires water and sewer providers receive 
amendments to Housing Elements promptly. 

Objective:
 Immediately following adoption, deliver the 2023-2030 

Redwood City Housing Element to all providers of sewer and 
water service within the City of Redwood City.

Timeframe: Immediate – Within one month of adoption of the 
Housing Element
Responsible Party:  Community Development and 
Transportation
Funding Sources:  Departmental Budget

E. Build Partnerships

To meet the extensive housing needs in the Bay Area, partnerships are critical. Redwood City will continue 
to build relationships and collaborate with a variety of interest groups and entities to further housing goals 
for the region. 

Goal H-5: Form partnerships with community organizations, San Mateo 
County and other government entities, neighborhoods, 
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homebuilders, local industries and other groups to provide affordable 
housing and housing for people with special needs.

POLICY H-5.1: Support housing preservation partnerships such as Housing Endowment and Regional 
Trust (HEART) of San Mateo County’s efforts to create a housing preservation model.

POLICY H-5.2: Promote home sharing programs such as those provided by HIP Housing’s Home Sharing 
Programs.

POLICY H-5.3: Pursue and maximize the use of grant funding for the development, preservation, and 
rehabilitation of affordable housing.

POLICY H-5.4: Continue to work with the County to provide housing for individuals experiencing 
homelessness and achieving the goal of Functional Zero Homelessness (where every 
unsheltered homeless person in San Mateo County who chooses assistance can be 
sheltered in an emergency shelter or in temporary or permanent housing). 

POLICY H-5.5: Form community partnerships with Redwood City businesses and other organizations to 
find resources and support for residents with disabilities or extremely low-income 
residents.

Program H5-1: Equity and Outreach Plan.  Engage with the community on 
housing programs, policies, and affordable housing 
opportunities. Follow the City’s adopted 2021 Equity Plan to 
ensure participation from those that are not often represented 
in decision-making about housing construction, protection, and 
preservation. Consider how various policy and approval decisions 
burden or benefit different populations in the City.  

Objectives:
 Partner with housing advocates and other community 

organizations to provide information to hard-to-reach 
populations on housing topics. 

 Complete an annual report of Housing Element progress and 
make available to the public. Notify and invite interested 
community members to attend and discuss housing 
production progress at a public hearing.

Timeframe:  Ongoing 
Responsible Party:  Community Development and 
Transportation; City Manager’s Office, Housing Division

Funding Sources:  Departmental Budget
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Program H5-2: Consult with Public Agencies. The City actively supports regional 
collaboration on land use and affordable housing planning 
efforts. 

Objectives: 
 Support regional efforts to address housing issues, including 

participation in 21 Elements and countywide housing studies. 
 Support the San Mateo County Housing Authority’s outreach 

efforts to property owners related to acceptance of Housing 
Choice Vouchers. 

Timeframe:  Ongoing
Responsible Party: Community Development and 
Transportation; City Manager’s Office, Housing Division
Funding Sources:  Departmental Budget

F. Promote Equal Housing Opportunity

To fully meet the community’s housing needs, housing must be accessible to all residents, regardless of 
race, religion, family status, age, or physical disability. 

Goal H6 Affirmatively further fair housing opportunities and promote 
housing throughout the community for all.

POLICY H-6.1: Continue to promote fair housing and support efforts to prevent housing discrimination 
on the basis of race, ethnicity, ancestry, national origin, religion, sex, sexual orientation, 
age, marital status, children, disability, or any other arbitrary factor. 

POLICY H-6.2: Protect existing tenants by implementing the City’s Anti-Displacement Strategy, once 
adopted.

POLICY H-6.3: Support organizations that provide fair housing services to Redwood City residents, and 
seek to eliminate housing discrimination. 

POLICY H-6.4: Promote greater awareness of tenant and landlord rights and obligations.

POLICY H-6.5: Ensure that housing programs maximize choice and avoid unlawful discrimination. 

Program H6-1: Anti-Displacement Strategy. To address the City’s first two 
housing principles – Preserve and Protect – the City is in the 
process of developing an Anti-Displacement Strategy to serve as 
a policy roadmap for preventing and mitigating the impacts of 
displacement.

Objectives: 
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 Once adopted, implement recommendations in the Anti-
Displacement Strategy including: 
o Tenant Protection Ordinance Amendments
o Preservation of Unsubsidized Affordable Housing
o Mobile Home Preservation

Timeframe:  Ongoing; Adopt Anti-Displacement Strategy and 
begin implementing recommendations by 2023 (Immediate)
Responsible Party:  City Manager’s Office, Housing Division
Funding Sources:  Departmental Budget, Affordable Housing 
Funds

Program H6-2: Fair Housing Services. The City affirmatively furthers fair housing 
and supports fair housing organizations that seek to eliminate 
housing discrimination, and refers all alleged cases of housing 
discrimination to housing rights organizations. An important tool 
of the City’s Fair Housing efforts is providing education to 
landlords and tenants to help them both meet their obligations 
under the law and to support clean, safe, sanitary housing in 
Redwood City. 

Objectives: 
 Continue to support fair housing services for Redwood City 

residents and provide information on housing discrimination 
and the resources available to victims of discrimination, in 
both English and Spanish, at City Hall, the public library, and 
on the City’s website.

 Continue to educate landlords on reasonable 
accommodation and disability rights, including posting 
reasonable accommodation on the website and at prominent 
locations near the permit counter.

 Continue to support equal opportunity lending programs and 
ensure that non-discriminatory practices will be followed in 
the selection of residents for participation in housing 
programs.

Timeframe:  Ongoing
Responsible Party:  City Manager’s Office, Housing Division
Funding Sources:  CDBG, Departmental Budget 

Program H6-3: Accessibility. Universal design is a set of building and design 
standards that make it easy for someone of any age/ability to 
occupy a housing unit. 
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Objective: 
 Consider implementing a universal design ordinance 

(accessibility), including considerations of “visitability” of all 
units. 

Timeframe:  Complete analysis and community engagement by 
2027 (Mid Range)
Responsible Party: Community Development and 
Transportation
Funding Sources:  Departmental Budget 

Program H6-4: Affirmatively Furthering Fair Housing. Federal and State fair 
housing laws prohibit discrimination in home sales, financing, 
and rentals based on race, color, religion, sex, or national origin. 
Redwood City supports and promotes a diverse community of 
unique neighborhoods where all residents are included and 
valued, no group is privileged above any other group, and all have 
opportunity to live in neighborhoods of their choosing. The City 
has identified the following objectives/meaningful actions to 
implement: 

Identified Fair 
Housing Issue Contributing Factors Meaningful Actions

Disproportionate 
housing needs 
among households 
of color, especially 
Black or African 
American and 
Hispanic 
households

Historical actions that 
limited economic 
opportunity and 
homeownership; limited 
affordable housing; regional 
lack of affordable housing 
supply; high housing costs 
relative to wages

Increase the supply of affordable housing through 
Implementing Programs: 
 Program H1-4: Densities in High Opportunity 

Areas. 
 Program H2-4: Affordable Housing 

Development/Inclusionary Housing 
 Program H2-5: First-Time Homebuyer 

Opportunities
 Program H2-8: Acquisition and 

Rehabilitation of Existing Housing 
 Program H4-3: Middle Housing Development
 Program H4-5: SB 9 Zoning and Subdivision 

Ordinance Amendments 
 Program H5-1: Equity and Outreach Plan
 Program H6-1: Anti-Displacement Strategy 

Concentrations of 
Black or African 
American and 
Hispanic residents 
in low resource 
areas

Concentration of affordable 
housing and housing density 
in central areas of the city 
with low environmental 
health and high social 
vulnerability; lack of 
affordable housing in higher 
resourced neighborhoods.

Add affordable housing in moderate to high resource 
areas and address contributing factors through  
Implementing Programs: 
 Program H1-4: Densities in High Opportunity 

Areas
 Program H1-5: Accessory Dwelling Units 
 Program H2-4: Affordable Housing 

Development/Inclusionary Housing 
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Identified Fair 
Housing Issue Contributing Factors Meaningful Actions

 Program H2-5: First-Time Homebuyer 
Opportunities 

 Program H4-3: Middle Housing Development
 Program H4-5: SB 9 Zoning and Subdivision 

Ordinance Amendments
Concentrations of 
Black or African 
American and 
Hispanic residents 
in environmental 
hazard areas

Housing density most 
supported and appropriate 
among transportation 
nodes; residents resistant to 
added density in single 
family detached 
neighborhoods.

Reduce environmental hazards and implement 
environmental justice measures adopted into the 
General Plan in 2022. Provide additional housing 
opportunities in low environmental hazard areas 
through Implementing Programs: 
 Program H1-4: Densities in High Opportunity 

Areas
 Program H1-5: Accessory Dwelling Units 
 Program H1-6: Densities in Mixed Use Zoning 

Districts
 Program H2-4: Affordable Housing 

Development/Inclusionary Housing 
 Program H2-5: First-Time Homebuyer 

Opportunities 
 Program H4-3: Middle Housing Development
 Program H4-5: SB 9 Zoning and Subdivision 

Ordinance Amendments
Loss of affordable 
housing; 
Displacement of 
residents

 Limited affordable housing; 
regional lack of affordable 
housing supply; high housing 
costs relative to wages

Support anti-displacement efforts and retention of 
affordable housing through Implementing Programs: 
 Program H1-3: Replacement Unit 

Requirements
 Program H2-3: Preservation of At-Risk, 

Affordable Housing 
 Program H2-8: Acquisition and Rehabilitation 

of Existing Housing 
 Program H2-4: Affordable Housing 

Development/Inclusionary Housing 
 Program H2-5: First-Time Homebuyer 

Opportunities 
 Program H3-3: Housing Options for Special 

Needs and Extremely-Low Income 
Households.

 Program H5-1: Equity and Outreach Plan
 Program H6-1: Anti-Displacement Strategy 

Timeframe:  Varies by action item, see action items above.
Responsible Party: Community Development and 
Transportation; City Manager’s Office, Housing Division
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Funding Sources:  Departmental Budget, Affordable Housing 
Funds, CDBG, HOME 

Summary of Quantified Objectives 

Table H2-1 summarizes Redwood City’s quantified objectives for the 2023-2030 Housing Element planning 
period.

Table H2-1:  Summary of 2021-2029 Housing Element Quantified Objectives

Income Level

Extremely 
Low Very Low Low Moderate

Above 
Moderate Total

Construction Objective 
(RHNA) 1,115 643 789 2,041 4,588

Rehabilitation Objective 160 -- 160

At-Risk Affordable 
Housing Units to 
Preserve

239 -- -- 239
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