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The purpose of this memo is to provide a high-level summary of the key takeaways from the Greater Downtown
Area Plan (GDAP) existing conditions analysis. It includes an introduction to the planning effort, examines key
existing conditions findings, summarizes community input thus far, and—looking ahead—identifies key
priorities for building a refreshed vision for Redwood City’s Greater Downtown Area. Supplementing this memo
is the presentation that City staff and the project team gave to the Planning Commission on June 17, 2025,
which is available at the following links:

e Presentation video

e Presentation slide deck

1. Introduction

1.1 Project Background

The GDAP builds upon Redwood City’s long-standing commitment to shaping a vibrant and inclusive
Downtown. The existing Downtown Precise Plan (DTPP), adopted in 2011, provided a foundational vision that
guided over a decade of growth and development in the city’s core. The DTPP played a critical role in making
Downtown Redwood City into a destination for housing, business, and culture, reinforcing its role as the civic,
economic, and social heart of the city.

In 2019, recognizing the evolving needs of the community and emerging priorities around housing, equity,
climate resilience, and mobility, the City Council directed City staff to initiate a new community visioning
process for Downtown Redwood City and its environs. This effort is aimed at creating a refreshed and inclusive
land use vision for central Redwood City that responds to current conditions and guides long-term planning
decisions. The directive emphasized the need to engage residents, businesses, and stakeholders in a visioning
process that supports a livable, accessible, and sustainable downtown.

Launched in September 2024, the GDAP will be a comprehensive Plan that supersedes the DTPP and expands
the planning area beyond the original boundaries to include Downtown, Centennial (south of Whipple Avenue),
and Stambaugh-Heller neighborhoods. The goals of expanding the planning area are to better connect adjacent
neighborhoods and the rest of the City to the Downtown, to plan for infrastructure and climate resiliency needs
in these neighborhoods (e.g. water, sewer, flood risk, urban heat island effect, etc.), and to ensure compatibility
between higher density development in the Downtown core and lower density residential development in the
adjacent neighborhoods. Centennial, Stambaugh-Heller, and Downtown will continue to retain their own
distinctive characters and Neighborhood Associations.

1.2 Purpose of the Plan

The GDAP is a long-range plan (i.e. 20-25 years) that will guide the future growth of Redwood City’s central
core. Building upon the foundational principles of the DTPP vision, the primary goals of the GDAP include
establishing a cohesive land use and urban design framework, expanding housing and employment
opportunities, and improving public spaces while addressing resilience to factors related to climate change.
The plan will integrate key focus areas including land use, housing, mobility, infrastructure, community
character, and resilience into a unified approach. Grounded in inclusive engagement and detailed technical
analysis, the GDAP will define the policy direction and urban design strategies that align with community
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priorities, support a dynamic, equitable future, and respond to current and anticipated opportunities and
challenges.

1.3 Overview of the Plan Area

The GDAP area is situated in and around Downtown Redwood City, a key employment hub within San Mateo
County and the broader Bay Area Peninsula. Centrally located between San Francisco and San Jose, Redwood
City benefits from convenient regional access via Caltrain, major arterials such as EI Camino Real and Woodside
Road, and easy connection to U.S. 101 and Interstate 280. As regional pressures related to housing affordability,
climate adaptation, and mobility intensify, the GDAP provides an opportunity to respond to these challenges
on a local scale while supporting regional objectives for compact, equitable, and sustainable urban
development.

Within the city context, the Downtown core area serves as Redwood City’s civic, cultural, and economic core.
It is home to City Hall, Courthouse Square, the San Mateo County Center, the Kaiser Permanente Redwood City
Medical Center, the Fox and Century Theaters, the Caltrain Station, and a vibrant mix of businesses, restaurants,
entertainment venues, and residential neighborhoods. The area plays a critical role in shaping the city’s identity
and supporting its economic vitality.

Figure 1: Plan Area Context
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In addition to the Downtown core, the GDAP encompasses a diverse and centrally located area of Redwood
City. To the northwest, the Centennial neighborhood is characterized by low- to moderate-scale residential uses
(including some historic structures) and some higher density residential and commercial uses along Veterans
Blvd. Similarly, to the southeast, the Stambaugh-Heller neighborhood is comprised of moderate-scale housing
mixed with some historic residential structures; larger-scale mixed-use development such as at Broadway Plaza
and Elco Yards point to the need to find an appropriate balance between preserving cultural heritage and
community reinvestment.

In the context of shifting demographic trends, evolving community needs, and State policy changes, particularly
around housing and transportation, a fresh, comprehensive planning approach for the entire planning area will
position Redwood City to build on Greater Downtown’s recent revitalization.

2. Key Takeaways from the Existing Conditions Analysis

This section summarizes key findings from the existing conditions analysis across five themes: Community
Character, Public Realm, Community Vibrancy, Mobility and Connectivity, and Climate Resilience &
Infrastructure. Each subsection outlines the relevance of the topic to the planning process and presents major
takeaways that will inform the development of future strategies and recommendations.

2.1 Community Character

The character of the Greater Downtown Area is shaped by its demographics, physical form, streetscape
experience, and a range of cultural, architectural, and environmental features. Elements such as building height
and massing, architectural styles, quality of materials, public spaces, landscaping, street design, and cultural
landmarks collectively define the area’s sense of place. Studying community character is essential to
understand how the built environment reflects local identity, supports quality of life, and influences the
character and functionality of downtown areas. This analysis helps identify opportunities to preserve and
enhance valued features and guide future development that strengthens the sense of place in the Greater
Downtown Area.
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Courthouse Square (L) and the Broadway Pedestrian Mall (R) are among the key public spaces that contribute to the community
character of the Plan Area.

REDWOOD CITY GREATER DOWNTOWN AREA PLAN 3



Key Takeaways

Diverse Community: The total residential population in the Plan Area constitutes almost 13% of the city-
wide population; 60% of Plan Area residents identify as non-white and 48% identify as Hispanic. Thirty-
nine percent of the Plan Area population speaks Spanish at home and almost 13% have limited to no
fluency in English. The majority of the Stambaugh-Heller neighborhood is recognized as a disadvantaged
community based on Healthy Places Index (HPI) and California Office of Environmental Health Hazard

Assessment (OEHHA) criteria, which means that these residents face greater challenges in having access

to good quality affordable housing, transportation, healthcare, economic opportunity, and opportunities
for civic engagement. According to the Urban Displacement Project, they also face a higher risk of

gentrification.

Attributes and Assets: The Greater Downtown Area has a number of attributes and assets that make it a
desirable destination for employment and housing. The presence of diverse and complementary uses such
as residential, commercial, cultural, civic, and institutional, along with easy access to the region by way of
Caltrain, SamTrans, US-101, and 1-280, make it an accessible and amenity-rich district. Maintaining this
diversity of uses will be important for the continued success of Downtown.

Historic Resources: The Plan Area contains all three of the City’s historic districts: Main Street (in the
Downtown core), Mezesville (in Centennial), and Stambaugh-Heller. Additionally, the concentration of
historic resources in the Plan Area—including the walkable historic core and key landmarks such as
Courthouse Square and the Fox Theater—lends it a distinctive identity. Existing historic preservation
policies and regulations provide a good foundation for preserving historic resources and historic districts
in the Greater Downtown Area, however, their scope is limited; for example, they do not apply to all current
or potential future historic resources and are more detailed within the DTPP area than in other parts of the
GDAP. Balancing historic assets with new infill development, increasing the visibility of historic assets, and
examining how preservation policies can be revised to better support future and existing historic assets
will be an important consideration for the Plan.

Access Constraints: A significant challenge in the Greater Downtown Area is a lack of access due to physical
barriers. Veterans Boulevard, Whipple Avenue, Brewster Avenue, Woodside Road, Chestnut Street, El
Camino Real, Highway 101, and the Caltrain railroad tracks pose barriers to connectivity to and from the
Plan Area to other parts of the city and the Bayfront, making access difficult to Downtown and adjacent
amenities such as schools, parks, shopping, and recreation.

Development Activity & Opportunity: The patterns of development greatly influence community
character in the GDAP area. Development activity is defined as development projects approved, under
construction, or completed within the last 10 years. Development opportunity sites are parcels where
existing development is of relatively low intensity compared to zone capacity and hence have greater
likelihood for redevelopment. Within the GDAP Area, the concentration of recent development activity has
been in and directly adjacent to the Downtown core, particularly between El Camino Real and the Caltrain
corridor and along Broadway east of Downtown. Development opportunity sub-areas are along El Camino
Real, Whipple Avenue, Broadway, and Veterans Boulevard east of Redwood Creek. Additionally, the blocks
between Veterans Boulevard and US-101, which also have a high availability of sites with potential for
redevelopment, represent an opportunity to reimagine what is now a lower-density commercial area to
better align with and support the vision for the GDAP. Finally, while the El Camino Real corridor has seen
significant recent development, redevelopment capacity still exists there.
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Figure 2: Development Opportunity Areas
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Development opportunity areas outlined in dark red are those where existing development is of relatively low intensity compared to
zoned capacity and are more likely to redevelop during the time horizon of the GDAP.

2.2 Public Spaces

Public spaces (sometimes also referred to as the “public realm”) in the GDAP are shaped by its streets,
sidewalks, parks, and plazas, which support daily public life, mobility, and social interaction. Features such as
tree-lined streets, public art, outdoor seating, and gathering spaces enhance Downtown’s identity and livability
but these qualities are uneven across the entirety of the Greater Downtown Area. Studying the public realm is
essential to understanding how shared spaces foster inclusiveness, economic activity, and climate resilience.
This analysis helps identify opportunities to improve the public realm experience and guides future

enhancements that strengthen the Plan Area’s role as a vibrant civic hub.

Theatre Way (L) and Mezes Park (R) are among the notable existing spaces that enhance the public realm within the Plan Area.
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Key Takeaways:

Limited Access to Parks and the Bay: The Redwood City General Plan acknowledges that Downtown,
Centennial, and Stambaugh-Heller are deficient with respect to park acreage, and that acquiring park lands
may be challenging given limited land availability. The few parks that are within the Plan Area (Mezes Park,
Jardin de los Ninos, Roselli Mini-Park) offer limited space for active recreation, and parks immediately
adjacent to the Plan Area, such as Hoover Park, are difficult to access due to poor connectivity across
Woodside Road. To address this deficiency, the General Plan suggests creating rooftop open spaces, using
surface parking lots as parks (by employing alternative parking arrangements), and encouraging privately-
owned public open spaces as development occurs (design of a new park on one of the City-owned surface
parking lots adjacent to the Downtown Library is currently underway). The Downtown Park Sites

Assessment and Feasibility Study, conducted by the City in 2018, further identifies potential sites for parks

Downtown and improved connectivity to the Bay.

Streets as Social Spaces: Streets play a vital role in fostering social interaction and community life, much
of which unfolds along sidewalks. Street trees enhance climate resilience by reducing extreme heat and
supporting green infrastructure. While the Plan Area features a walkable, well-defined street grid, several
streets in the area currently lack an inviting and walkable pedestrian environment due to gaps in sidewalk
connectivity, limited shade, and minimal streetscape amenities. However, with a cohesive streetscape
design that prioritizes safety, comfort, and aesthetic appeal, these streets have the potential to become
more vibrant, active social spaces.

2.3 Community Vibrancy

Community vibrancy refers to an environment that supports diverse uses and fosters an active, inclusive social

life. Vibrant communities provide equitable access to education, recreation, shopping, dining, entertainment,

employment, entrepreneurship, housing, and mobility choices. Vibrant communities can experience consistent

growth by embracing innovation and responding to changing needs and trends. Studying community vibrancy

is essential to understanding how the Greater Downtown Area can remain dynamic, welcoming, and

economically sustainable.

Ground-floor retail (L) and the Kiwanis Farmers Market (R) contribute to the vibrancy and everyday life of the Plan Area.
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Key takeaways:

Vibrancy and Housing Choices: Offering housing choices for all ages and household types ensures liveliness
during the day and at night. The Greater Downtown Area has led to housing growth in Redwood City by
accounting for almost 60% of the total housing units built in the city in the last ten years. The Plan Area
saw more multifamily construction than the city and county with numerous larger projects that generally
commanded higher rents and sale prices. Older single-family homes and small apartment buildings remain
a critical source of more affordable, “naturally occurring” housing in the Plan Area.

Vibrancy and Mix of Uses: A balance of uses, programming, and activation of building ground floors are
essential to creating a vibrant district. The Plan Area is home to major employers in government and the
private sector, large and small format retail, shopping centers, food and beverage, and entertainment.
These commercial uses are complemented by multi-family residential in the Downtown core and single
family and smaller apartments in the Centennial and Stambaugh-Heller neighborhoods. While the Plan
Area has a diverse land use mix, there is opportunity to take a fresh look at how development opportunity
is distributed within the area and for more community services and amenities to serve the Plan Area, such
as childcare, senior centers, youth and family services, libraries, art and cultural centers, etc. In terms of
ground floor retail experience, Broadway, Main Street, and Theater Way offer strong pedestrian storefront
experiences that host a lively and diverse dining scene. However, pedestrian-oriented retail options are
relatively scarce despite a strong desire to see more local retail reported in initial community engagement
activities.

Vibrancy and Public spaces: Public spaces that encourage social connections and offer opportunities to
gather with friends and family greatly enhance the vibrancy of a community while also supporting the local
economy. In the Greater Downtown Area, several signature spaces such as Courthouse Square, the
Downtown Library Plaza, Theatre Way, Broadway Pedestrian Mall, and Mezes Park serve as key hubs for
community gatherings due to their central locations and diverse programming. However, there remains a
need for additional public spaces within the Plan Area that can serve as platforms for community
interaction and celebration.
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2.4 Mobility and Connectivity

Good connectivity through walkable streets and diverse mobility options like walking, biking, and public transit
enhances social vibrancy, promotes healthy lifestyles, and reduces congestion and pollution. Reducing auto-
dependence is essential to making transportation more affordable for households and expanding access to
economic and recreation opportunities, which is key to building an inclusive and resilient Redwood City.
Studying mobility and connectivity helps find gaps in the existing mobility infrastructure and services and
identify ways to create a more equitable, connected, safe, multi-modal, and accessible network in the Plan
Area. See Appendix starting on page 15 for figures related to mobility challenges and connectivity gaps.

Figure 3: Existing Mobility & Connectivity
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Key Takeaways:

e Connectivity and Transit Access: The future relocation of the Caltrain station presents a unique
opportunity to enhance regional and local connectivity and to take a fresh look at the distribution of
development opportunity adjacent to the station. The future station’s design positions it to function as a
major hub by supporting multimodal transfers and improving access to the city center.

e Pedestrian and Cyclist Safety: Many intersections and corridors throughout the Plan Area offer
opportunities to improve safety and comfort for people walking and biking. High-collision areas could
benefit from targeted safety enhancements such as improved lighting and protected infrastructure.

o Walkability and Street Experience: Long block lengths and inconsistent sidewalk widths reduce pedestrian
permeability and comfort. These physical conditions limit walkability and contribute to a fragmented street
experience, especially for vulnerable users.
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Bicycle Network Gaps: Several gaps remain in the bicycle network, particularly at key access points and
crossings. Completing the network aligned with priorities identified in the City’s Walk Bike Thrive Plan

would support safer and more seamless travel by bike. Additional improvements that support new land
use and mobility goals of the GDAP may also be appropriate.

Transit Stop Conditions: Bus stops across the Plan Area often lack basic amenities such as shelters, lighting,
and accessible sidewalks. Enhancing these stops with ADA-compliant features and better pedestrian access
would improve rider experience and increase ridership potential.

Transit Efficiency and Reliability: Traffic congestion in key corridors slows bus movement and affects
service reliability. These zones present an opportunity for dedicated transit lanes that prioritize bus flow
and improve overall transit performance.

Broadway (L) is a key street for multimodal connectivity Downtown whereas other Plan Area corridors such as Chestnut Street (R) pose
mobility challenges and barriers for accessing Downtown.

2.5 Climate Resilience and Infrastructure

Adapting to climate change requires understanding climate-related risks and vulnerabilities, along with

identifying measures to manage them over time. Redwood City faces significant risks from coastal flooding,

rising groundwater levels, and storm surges—both inland and coastal. While regional and citywide efforts are

underway to address these challenges, the GDAP offers a unique opportunity to integrate climate adaptation

into local land use, infrastructure, and public realm strategies.

Key Takeaways:

Alignment with Regional Climate Strategies: The GDAP presents a timely opportunity to align local climate
adaptation efforts (further discussed below) with broader regional strategies and coordination with One
Shoreline, an independent government agency working throughout San Mateo County to make
communities more resilient to climate change-related impacts. Coordinating approaches can strengthen
the City’s overall resilience strategies and enhance access to regional resources and support.
Multi-Hazard Constraints: Multi-hazard constraints require integrated strategies that address all hazards
collectively for impacts on private properties (downtime and financial loss) and public infrastructure
(downtime) due to flooding (inland and tidal/SLR), earthquake, liquefaction, extreme heat and wildfire.
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e Green Infrastructure and Public Space Design: The GDAP has the opportunity to introduce green
infrastructure and thoughtfully designed public spaces that can serve dual purposes: supporting recreation
and placemaking while addressing risks from sea level rise and inland flooding.

o Distributed Resilience Opportunities: Publicly- and privately-owned properties throughout the Plan Area
offer opportunities for small-scale, site-specific interventions. These can include stormwater capture,
permeable surfaces, and other flexible solutions that collectively strengthen resilience.

e Integrating Resilience into Growth: As new development and public realm improvements take shape,
there is significant potential to embed climate resilient strategies into their design, thereby ensuring that
future growth also enhances long-term environmental performance.

e Tailored Utility and Levee Planning: Ongoing planning efforts around utility infrastructure and levee
upgrades can be informed by local site conditions and projected hazards, helping to build a more adaptive
and future-ready Downtown.

Figure 3: GDAP Flood & Inundation Areas
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3. Community Engagement Summary

3.1 Community Engagement Approach

The GDAP employs a three-stage engagement strategy designed to build lasting community ownership and

shape a shared vision for Downtown Redwood City. This approach ensures inclusive participation and

transparent decision-making throughout the planning process. The three stages for the engagement process

are:

Listening & Learning: The engagement process began in March 2025 with listening and learning, focusing
on gathering input from residents, businesses, and other stakeholders to understand their experiences,
priorities, and concerns. This phase will continue through Summer 2025.

Exploration: To be conducted during Summer/Fall 2025, the exploration stage invites the community to
explore opportunities and trade-offs through interactive discussions.

Visioning: The final visioning phase of the engagement process, which will be conducted Winter-Summer
2026, will synthesize insights into a cohesive vision and set of guiding principles that inform the plan’s
policy and design framework.

3.2 Summary of the Listening and Learning Phase (so far)

As part of the Listening & Learning phase, extensive engagement efforts have been conducted to understand

the lived experience, challenges, and aspirations of Redwood City’s diverse community. The following

summarizes activities performed between March and early July 2025; however, outreach activities for this

phase will continue through August 2025. Completed activities include:

Launch of the project website at www.rwcGreaterDowntown.com

Three focus group meetings targeting key stakeholder constituencies were conducted in March 2025 with
staff members from community-based organizations to understand their insights on the Plan Area. A
detailed summary of the key takeaways from each of the focus groups is available on the project website
here.

o The theme of Focus Group 1 was “Youth & Families” and included 13 participants who shared
priorities related to improved mobility options and the need for more recreational spaces and
inclusive public spaces.

o The theme of Focus Group 2 was “Seniors & People with Disabilities” and included 8 participants
who offered insights into accessibility challenges, transportation needs, and housing preferences.

o Focus Group 3 was a dedicated bilingual session with 8 participants representing Redwood City’s
diverse Spanish-speaking community who voiced their concerns related to cultural values and
expectations for a more inclusive and supportive Downtown.

City staff held discussions with the City’s Youth and Teen Advisory Boards whose members shared their

priorities related to improved mobility options and youth-inclusive recreation and public spaces.

City staff and the project team have given presentations to and held discussions and interviews with
advisory bodies and stakeholders including the Housing and Human Concerns Committee, the Redwood
City Improvement Association, the Redwood City Downtown Business Group, Redwood City Together,

among others.
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On April 17, 2025, City staff and the project team hosted a Community Open House attended by 75
participants focused on Plan Area existing conditions and community vision, which generated significant
public input/feedback. A detailed summary of the key takeaways from the Community Open House is

available on the project website here.

e OnlJune 17, 2025, City staff and the project team presented the key findings and priorities from the
GDAP highlighted in this memo at a hearing of the Planning Commission. A video of the study session
can be viewed online here and the presentation slides can be viewed here.

N
—
=0
Website Launch

rweGreaterDowntown.com

& 1|
L Y r
' 4 h 4
Redwood

GREATER

‘ It DOWNTOWN
AREA PLAN

A

)

"

o

Focus Group
Meetings

Youth & Families
13 Participants

Seniors & People
With Disabilities

8 Participants
Spanish Language
8 Participants

A

"

Community
Open House

75 Participants

287 Sticky Note
Comments

25 Postcards to
the Future

Community Engagement So Far: Listening and Learning Phase

Planning Commission
Study Session
June 17
Youth Advisory Board
May 7
Teen Advisory Board
May 7

Housing & Human
Concerns Committee
May 27

Stakeholder
Meetings

Redwood City Together

Redwood City
Improvement Association

Downtown Business Group
+ Others

To continue to share information about GDAP and understand the needs and concerns of specific stakeholder

communities, the project team has scheduled the following upcoming community engagement activities as
part of the Listening & Learning phase.

o A focus group with small business owners in coordination with the Downtown Business Group

o A joint meeting with the Neighborhood Associations of Downtown, Stambaugh-Heller, and Centennial

e Targeted outreach to Spanish-speaking residents

o A two-part-speaker series for the public that will explore important concepts informing the project team’s

work and provide members of the public opportunities to ask questions and engage with the experts in the

field.

Input from these activities will be analyzed and integrated into the visioning phase of the GDAP work.
Cumulative feedback during this phase has highlighted the following key themes, which are helping to steer

GDAP’s priorities:

A. Community Character

e Diversity of uses, particularly the mix of uses and blending of old (existing) and new uses catering to
all age groups is encouraged.

e Broadway as a lively street should be preserved and enhanced with more street greening and artwork

and active ground floor uses.

e Opportunities for public art to celebrate diverse voices, foster community healing and strengthen
community spirit through creative expression in shared spaces.
e Recognizing historic character within the Plan Area to help enhance Redwood City’s identity.

B. Public Space

e Design inclusive, intergenerational public spaces for all age groups including youth and seniors.

REDWOOD CITY GREATER DOWNTOWN AREA PLAN
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e Enhance trail access to strengthen neighborhood and bay connections, support active lifestyles, and
enhance overall livability.

e Valued public spaces define Downtown identity and are recognized as important and vibrant
community gathering spaces. These include Courthouse Square, Library Plaza, and the Broadway
Pedestrian Mall.

C. Community Vibrancy

e Affordable and multi-family housing is a major need.

e Support restaurants and local businesses as critical to creating a vibrant Downtown.

e Event programming and activation bring people together and foster local culture.

e More youth employment opportunities are needed.

e  Support public art throughout the area to enhance identity and visual interest.

D. Mobility and Connectivity

e Address road safety issues especially for youth and the elderly, people with disabilities, pedestrians,
and cyclists through improved infrastructure and design.

e Strengthen connections between neighborhoods and key destinations to enhance accessibility.

e Equitable access to public transit should be improved and expanded for all community members.

E. Climate Resilience

e Plant and preserve trees and incorporate cooling infrastructure to address heat impacts and enhance
environmental comfort.

e Address recurring flooding issues, particularly around Jefferson and El Camino, through improved
water management infrastructure and design interventions.

e Integrate greening and nature into infrastructure to support ecological and climate resilience.

¥ o —
WeLcong 0

BIENVENIDG)

Photos from the Community Open House on April 17, 2025
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Existing and proposed bike network and safety issues
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Existing Transit Network
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Existing transit routes and gaps in connectivity, overlayed with future Caltrain location
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