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Greater Downtown Area Plan draft Vision Framework study session

SUMMARY

At the direction of City Council, City staff began working with a consultant team in September 2024 to
draft the Greater Downtown Area Plan (GDAP), a new planning vision for Downtown Redwood City and
the adjacent neighborhoods. Since then, the project team has conducted an existing conditions analysis
to support the plan vision and engaged extensively with the Redwood City community to understand their
needs, concerns, and aspirations; this input has informed the development of a Vision Framework, which
includes several components, that will form the foundation of the GDAP’s policies. The purpose of the
study session is to provide City Council with an overview of the draft Vision Framework and for City Council
to provide the project team with their feedback. Feedback from City Council, the City’s Boards,
Committees, and Commissions, and the public will help the project team to refine the Vision Framework
and guide the next phase of work, which includes the development of detailed goals and objectives.

Questions for City Council:

1. Is the Vision Framework aligned with the City Council’s overall strategic vision for the future of
the Greater Downtown Area?

2. Do the District and Neighborhood Framework and the preliminary concepts for land uses and
development scale support the key priorities of maintaining land use diversity and identifying new
growth opportunities?

3. Does the Vision Framework support an overarching public space network that contributes to the
Greater Downtown’s role as a center of civic and economic life?

4. Does the Vision Framework sufficiently identify opportunities to improve multi-modal mobility
into and within the plan area?

5. Does the Vision Framework adequately explore a range of resilience strategies that could be
incorporated into the Plan?

6. Does the Vision Framework sufficiently center equity as a core principle? Does it raise any new
equity concerns?
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RECOMMENDATION

Receive information on the draft Vision Framework for the Greater Downtown Area Plan effort and
provide individual Councilmember feedback on the Vision Framework. No formal action will be taken by
the City Council.

STRATEGIC PLAN GUIDING PRINCIPLES

Healthy Community for All
Equity

Sustainability

Housing

Transportation

Aesthetics

Economic Vitality

Children and Youth

BACKGROUND

The City is preparing a new plan for the Greater Downtown area, which includes the Downtown core and
the adjacent neighborhoods of Centennial (south of Whipple Avenue) and Stambaugh-Heller (see Figure
1). The Greater Downtown Area Plan (GDAP) effort includes an extensive community outreach and
visioning process, economic analysis, and environmental analysis; it will culminate in a Plan that guides
the area’s equitable evolution in terms of land use, urban design, mobility and connectivity, historic
preservation, economic vibrancy, infrastructure, and climate resiliency. The City seeks to build on
Downtown Redwood City’s successes and engage the community in the visioning process in order to
position itself to meet new challenges and realities emerging around how residents live, work, recreate,
and travel and related to infrastructure needs and climate resiliency.

On August 26, 2024, City Council approved a consultant contract with a project team led by WRT, a San
Francisco-based planning and urban design firm, to support City staff in community engagement for the
GDAP and in drafting the Plan itself. For a summary of the progress made to date on the GDAP effort,
including community engagement activities, see page 10 of this staff report.
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Figure 1 — GDAP Planning Area
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ANALYSIS

The purpose of the City Council study session is to share the draft Vision Framework the project team has
developed for the Plan and to receive feedback from the City Council and the public. The Vision
Framework synthesizes information gathered from the project team’s existing conditions analysis and
initial community input and proposes a cohesive, overarching set of concepts to spark a community
conversation about the future of Redwood City’s Greater Downtown area. The project team will use this
input to refine the GDAP vision and develop the Plan’s detailed policy and design recommendations in the
months ahead.

The draft Vision Framework focuses on the topic areas summarized below. The presentation slides
(included as Attachment A) provide key additional context and details on each of the primary topic
areas and should be considered in tandem with this staff report.
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Land Use & Economic Development — The Framework proposes the concept of districts and
neighborhoods within the Plan Area that refine the existing mix of land uses, activity nodes, and permitted
density or intensity. The District & Neighborhood Framework and the Commercial and Employment Focus
Areas Framework are shown in Figure 2 and Figure 3, respectively. Brief descriptions of each District or
Neighborhood are provided below.

Figure 2 — GDAP Vision Framework: Districts & Neighborhoods
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Figure 3 — GDAP Vision Framework: Commercial & Employment Focus Areas
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Transit District — In anticipation of the relocation of the Caltrain Station, the expanded Transit
District becomes a dynamic new mixed-use gateway to Downtown, capitalizing on proposed
transit investments. It includes both commercial and residential uses as well as active ground
floors, shopping, dining, and entertainment. Existing development patterns and the District’s
adjacency to the Caltrain station allow for an urban form that includes higher density mid-
and high-rise development than in the Downtown Core and an urban form character that is
distinctly unique from it. Streetscape and public space enhancements on Broadway ensure
that it continues to be the center of public life in the Transit District.

Innovation & Incubation District — The eastern corner of the Plan Area, which is currently the
location of a variety of industrial, commercial, and research and development uses, is
reimagined as the Innovation and Incubation District, a mixed-use area with a focus on
employment uses such as startups, advanced manufacturing, makers, research centers, and
creative businesses within mid-rise development typologies. It could include
convenience retail, casual dining, nightlife, and entertainment uses, focused, in particular,
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along the eastern end of Broadway. A new linear park north of Veterans Boulevard could
connect to Redwood Creek.

North of Downtown District — The area primarily located north of Veterans Boulevard, which
currently hosts a mix of commercial, light industrial, and residential uses, provides an
opportunity to enhance the vibrancy of Downtown Redwood City by bringing new residences
and businesses to the Plan Area. Commercial uses along US 101 remain an excellent use due
to freeway visibility and access, while areas closer to Veterans Boulevard could host a mix of
residential and commercial development in mid-rise development typologies. Due to the
elevated risk of flooding in this District caused by sea level rise and rising ground water, high
rise development typologies could be appropriate in order to provide additional at-grade
space for climate mitigation strategies. Specific height recommendations are still under
development, but a key consideration is the District’s proximity to the San Carlos Airport,
around which maximum heights are regulated by the Airport Land Use Compatibility Plan.
Redwood Creek would be improved as an open space amenity, and additional adjacent
recreational opportunities could enhance the public open space network.

Centennial and Stambaugh-Heller Neighborhoods — These existing residential neighborhoods,
both of which include historic districts, would remain lower-density residential areas that
include a mix of single- and multi-family housing. They are currently areas where multi-family
infill development is common. Higher-density mid-rise development in strategic locations
along Broadway in Stambaugh-Heller and at the corner of Brewster Avenue and Arguello
Street in Centennial could provide locally-serving ground floor amenities within walking
distance of existing residential.

Coordinated Development Opportunities, as shown on Figure 3, represent conceptual locations where
multiple parcels (sometimes representing multiple property owners) could be developed in a coordinated
manner in order to achieve GDAP priorities such as the provision of new open space, implementation of
climate resilience strategies, development of preferred land uses, etc. The benefit of a coordinated
development strategy is that it can take advantage of site efficiencies that may not be possible when
single parcels are each developed separately. The locations identified on Figure 3 are conceptual and
further study and discussion with property owners will be required to understand feasibility.

GDAP’s land use and urban form framework will need to account for the continuously evolving landscape
of State land use and housing law as the State legislature seeks to address California’s housing shortage.
Over the last decade, the State has increasingly established restrictions or limited the discretion of local
jurisdictions to shape housing development. Examples include: 1) State density bonus law, which allows
certain developments providing affordable housing to be constructed above locally zoned height limits
and 2) SB 79, signed by the Governor on October 10, 2025, and effective July 1, 2026, which will require
jurisdictions with a “Tier 1” transit station—including the Redwood City Caltrain Station—to allow
residential housing development of up to 75 feet tall within 1/4 mile of the station and 65 feet tall
between 1/4 and 1/2 mile from the station. While the GDAP project team is carefully considering how
best to account for existing State law in the Plan Framework, future action by the State legislature may
continue to limit local jurisdiction discretion in regulating housing development.
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Public Space & Placemaking — Public spaces are made up of streets, sidewalks, parks, and plazas, which
support daily public life, mobility, social interaction, and vital infrastructure. The Public Space Framework
envisions a network of public spaces—with streets as an integral component—that offers more equitable
access to open space across the Plan Area and is highly integrated with the land use and mobility
frameworks.

Figure 4 — GDAP Vision Framework: Public Spaces

8
g ’_':n"

Moty

e s ey S

Wellesley
Park

\ ~ —_ y A
) £ o8 H ~ 4 “( a/
¢, & B e & STEN,
2 ] Bradford St H .
LY - 8§ il 3 5 \
g SD\A z T . E () ¥ -l
& N | = L3
A Marshall St = & .
@ Broadwa’ ,
H
, 5 C I
g 8a :
_’v}' & 'y Rd I
< Q{ :;‘4 /!
& 5
®.. '/
. R S
A"doye ", % ~
‘e
B Parks TRy
Public Plazas & Paseos ™ e, {gu"i:" de Ninos Woodeide-torHoover Park
. X
O Privately-Owned Public & f‘?dﬂ"'ﬂ" Crossing
Open Spaces (POPOS) ! \A\ & Improvement Opportunities
Streetscape Enhancement Priority .
m Key Commercial Corridor Enhancement \.

Greenway with Trail

Public Open Space Opportunity on
Public Land

Public Open Space Opportunity in

i Fair Oak:
Coordinated Developments air Oaks

Community
Center

L ~ _i Coordinated Development Opportunities

O Connectivity Opportunities

As shown on Figure 4, key features of the Framework include:

Streetscape enhancements on key corridors that connect Districts and Neighborhoods with
special emphasis on Broadway and Main Street as backbones of the public space network. These
may include improvements that enhance greening/aesthetics, mobility, climate resilience, and
infrastructure.

Neighborhood greenways that serve to connect and provide needed neighborhood green space.
A much-enhanced Redwood Creek open space that is a signature community resource and
gateway to the Bay.

Improved connectivity to Hoover Park.

New public parks and open spaces that could utilize both public and private land in identified
future coordinated development areas.
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Mobility & Connectivity — A highly connected mobility network that is safe and efficient for all modes—
both motorized and non-motorized—is critical for the social and economic health of Redwood City.
Building on the City’s existing mobility vision in the RWCMoves and RWC Walk Bike Thrive plans, the
Mobility Framework envisions a transportation network that improves access to, from, and within
Downtown and to its local- and regionally-serving amenities.

Figure 5 — GDAP Vision Framework: Mobility & Connectivity

To Future RWC,
Ferry Terminal

Wellesiey
Park

Woodside-to-Hoover Park

Pedestrian Crossing

/9 Tmprovement Opportunities
Q&

Priority Pedestrian Area S

S
Bicycle Network — — — Redwood Creek Underground \‘
mmmm Transit Bus Route W Parks

Existing Bay Trail

rr=n
----- Bay Trail Extension Opportunities ine.s Plan Area Boundary

Dl . #+++  Caltrain Corridor
L)
%, Transit Hub Fair Oaks

~ Freight Corridor Community
4> Future Caltrain Grade Separation Center
=P Existing Caltrain Grade Separation Future Caltrain Station
O Connectivity Opportunities [ Existing Caltrain Station

As shown on Figure 5, key features of the Framework include:

A re-examination of the design of major corridors to create complete streets that safely serve
multiple transportation modes, connect neighborhoods, improve access for vulnerable
communities, and provide climate resilience benefits.

In support of Downtown businesses, creation of a Pedestrian Priority Zone where pedestrian
access and safety is elevated in the design of streets and public spaces.

Continued expansion of a low-stress bike network.

Transit efficiently integrated into Downtown and the future Caltrain Station.
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Curb-side management and prioritization of street right-of-way use to accommodate multiple
functions (e.g. bike and transit facilities, green infrastructure, loading and delivery, passenger

drop-off).

Climate Resilience — Existing and emerging climate risks such as sea level rise, storm- and ground water-
related flooding, and the urban heat island effect need to be considered and mitigated through water
management infrastructure and green design interventions. Policy, operational, and physical tools can be
applied in specific locations and across infrastructure systems (e.g. streets, waterways such as Redwood
Creek, buildings, utilities, public and private land) to help protect residents, businesses, and critical
community assets. The Climate Resilience Framework shown in Figure 6 begins to identify areas in the
Plan Area for prioritization related to flood risk (with darker shades of blue signifying higher priority and/or
need for more intensive mitigation strategies). The City’s Engineering & Transportation Department will
soon begin an update to the City’s Stormwater Master Plan and location-specific climate resilience
strategies will be developed for the GDAP in the months ahead in close coordination with that effort.

Figure 6 — GDAP Vision Framework: Climate Resilience
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Community Equity — Community equity matters both in the planning process to ensure that the project
team hears a diverse set of community voices as we gather input and also in the adopted Plan to ensure
that it actually reflects the diversity of priorities present in the Redwood City community. As further
described in this report, the project team has centered equity in our community engagement activities by
actively seeking out input from communities that are historically under-represented in the planning
process. The Vision Framework concepts seek to advance equity priorities related to access to housing
and open space, minimizing climate-related impacts for vulnerable populations, improving road safety
and mobility in equity neighborhoods, and supporting job creation, workforce development, and
economic mobility.

Feedback on the Vision Framework from Community Open House #2 and BCC Study Sessions

During October and November 2025, the GDAP project team shared information and gathered input on
the draft Vision Framework with the Redwood City community and with several City Boards, Committees,
and Commissions (BCCs). Attachment B of this staff report provides a summary of major themes we heard
at the project’s second community open house and at BCC study sessions.

Overview of GDAP Progress and Community Engagement Activities To-Date

The City and consultant project team kicked off its initial work in September 2024 by crafting a Community
Engagement Strategy, which was endorsed by the City Council on December 16, 2024; to review the
Strategy document click here. During the first half of 2025, the City and consultant project team undertook
a deep analysis of the existing conditions in the plan area and presented its findings at a Planning
Commission Study Session on June 17, 2025. Incorporating feedback from the Planning Commission and
the community, the project team published an Existing Conditions Key Takeaways Memo in July 2025,
which provides a summary of the major findings and a list of key initial priorities identified in conversations
with the Redwood City communities and stakeholders for building a refreshed vision for Redwood City’s
Greater Downtown Area.

The project team began implementing the Community Engagement Strategy in March 2025 and, since
that time, has been actively involved in conversations with the Redwood City community about the GDAP
in numerous formats. The following is a summary of the community engagement activities hosted through
November 2025, listed roughly in chronological order.

Project Website Launch — www.rwcGreaterDowntown.com; the website is available in English,
Spanish, and Chinese. It provides an overview of the plan process; a frequently asked guestions
section; project resources such as GDAP documents and community engagement summaries, and
other relevant planning documents; and an events page with information on community
engagement activities and upcoming engagement activities. (January 2025)

5 Focus Group Meetings — The project team has held focus group meetings with key stakeholders
and stakeholder groups to learn about challenges and opportunities in the plan area as well as
issues that are important to them and their constituents. A sixth focus group meeting is scheduled
with local affordable housing developers on January 21, 2026.
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o Community Based Organizations — 3 focus groups were held with a mix of community-
based organizations on the topics below. To review a summary of the input received
during the focus groups click here.

Youth & Families — Attended by 13 individuals representing 6 community-based
organizations serving children, teens, and families in Redwood City. Participants
included early childhood educators, youth mentors, childcare providers, and
members of advisory boards that engage directly with teens and transition-aged
youth. (March 18, 2025)

Seniors and People with Disabilities — Attended by 8 individuals representing 7
organizations serving seniors and people with disabilities in Redwood City and
San Mateo County. (March 19, 2025)

Spanish Speaking Community — Attended by 8 individuals representing 3
organizations serving the Spanish speaking community in Redwood City and San
Mateo County. The meeting was held in Spanish with English translation. (March
19, 2025)

o Small Business Owners — Hosted in coordination with the Downtown Business Group, 16
individuals participated in the focus group session representing a diverse mix of
Downtown businesses and organizations across industries including food and beverage,
retail, services, professional offices, and non-profit arts. To review a summary of the input
received during the focus group click here. (July 22, 2025)

0 Neighborhood Associations — Hosted in coordination with the Centennial, Stambaugh-
Heller, and Downtown Neighborhood Associations, approximately 16 neighborhood
residents participated. City staff guided participants through group discussions. To review
a summary of the input received during the focus group click here. (July 31, 2025)

2 Community Open Houses

o Community Open House #1 on Existing Conditions — The purpose of the open house was
to share the project team’s key findings related to existing conditions and learn from
community members about their experiences living and working in the Greater
Downtown Area. The event was attended by approximately 70 participants. All print
materials were provided in English and Spanish and Spanish-speaking members of the
project team were present to answer questions for attendees. To review the summary of
community feedback click here. (April 17, 2025)

o0 Community Open House #2 on the draft Vision Framework — The purpose of the open
house was to share the project draft Vision Framework with the general public and
receive community input on the concepts presented. The event was attended by
approximately 25 participants. All print materials were provided in English and Spanish, a
Spanish language interpreter was present, and Spanish-speaking members of the project
team were present to answer questions for attendees. To review the summary of
community feedback click here. (October 11, 2025)

10 City Body Meetings/Study Sessions — Members of the project team gave presentations to the
following City bodies:
0 Study session with the City Council to present the Community Engagement Strategy. To
view the video of the study session, click here. (December 16, 2024)
0 Focus group with the Parks & Recreation Youth Advisory Board to learn about their
experiences in the plan area, particularly as relates to transportation and amenities for
youth. (May 7, 2025)
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0 Focus group with the Parks & Recreation Teen Advisory Board to learn about their
experiences in the plan area, particularly as relates to transportation and amenities for
teens. (May 7, 2025)

o0 Informational session with the Housing & Human Concerns Committee (May 27, 2025)

0 Study session with the Planning Commission to present the Existing Conditions Analysis.
To view the video of the study session, click here. (June 17, 2025)

0 Study sessions with BCCs to present the draft Vision Framework:

Architectural Advisory Committee and Historic Resources Advisory Committee
joint study session. To view the video of the study session, click here. (October
9, 2025)

Planning Commission and Transportation Advisory Committee joint study
session. To view the video of the study session, click here. (October 21, 2025)
Parks, Recreation & Community Services Commission. (October 22, 2025)
Housing & Human Concerns Committee. (October 28, 2025)

Arts Commission. (November 6, 2025)

Stakeholder Meetings — Members of the project team have held almost two dozen one-on-one
and small group meetings with key government, quasi-public, and private stakeholders to
introduce the GDAP and gather input on the issues, concerns, and opportunities that matter to
them. Stakeholders engaged include:

0 Redwood City Together 0 Sequoia High School

0 Redwood City Improvement 0 San Mateo County Flood & Sea
Association Level Rise Resiliency District

o Downtown Business Group (aka OneShoreline)

o SamTrans o Kaiser Permanente

o Caltrain 0 Auto Dealers Semi-Annual

o Caltrans Meeting

o Silicon Valley Bike Coalition o Property Owners, Developers,

o0 San Mateo County and Brokers (8 meetings)

4 Pop-Ups - Bilingual (English/Spanish) members of the project team attended four pop-up events
in order to increase public awareness of the GDAP process and share information about upcoming
GDAP community engagement events. All print materials were made available in English and
Spanish. Events included:
0 Redwood City Small Business Conference (May 9, 2025)
0 Tabling at the Fair Oaks Community Center’s monthly food distribution event (July 11 and
August 8, 2025)
0 Lunchtime tabling at El Grullense #1 in the Stambaugh-Heller Neighborhood (August 7,
2025)

Bi-Lingual Door-To-Door Neighborhood Canvassing — In order to increase public awareness of
the GDAP process and share information about upcoming GDAP community engagement events,
members of the project team knocked on 175 doors in the Stambaugh-Heller Neighborhood and
left flyers at each. We spoke to residents in 63 homes. In furtherance of the GDAP Community
Engagement Strategy’s goal of engaging Redwood City residents who have traditionally been
underrepresented in planning local processes, the canvassing team focused its outreach efforts
on blocks identified in publicly available US Census demographic data as those with a high
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concentration of Hispanic/Latino residents and residents who speak a language other than English
at home. The canvassing team included both native English and Spanish speakers and all handouts
were provided in English and Spanish. (August 21, 2025)

Speaker Series — This two-part speaker series explored concepts central to the GDAP and provided
members of the public opportunities to ask questions and engage with the experts in the field.
Spanish language interpretation was available at both panels.

0 Speaker Panel #1 “Designing Downtown: Strategies for Sustaining and Building on
Redwood City’s Success” was attended by approximately 30 participants and explored
how public spaces, buildings, transportation, businesses, and climate resilience must
work together to create a vibrant, inclusive downtown. To view the video of the Panel,
click here. (August 27, 2025)

0 Speaker Panel #2 “Downtown Resilience in a Changing Climate” was attended by
approximately 30 participants and explored how integrating resilience with land use,
transportation networks, economic policies, and adaptation strategies can help to build a
safe, sustainable, beautiful, and thriving city. To view the video of the Panel, click here.
(September 4, 2025)

0 Redwood Creek Guided Tour — Speaker Panel #2 was preceded by a walking tour of
Redwood Creek for the public led by members of City staff and the project team. The tour
highlighted aspects of the City’s existing proposal to transform the Creek into a
community recreational amenity that also supports Downtown climate resilience and
GDAP goals. It was attended by approximately 22 participants.

Next Steps & Looking Ahead

The GDAP draft Vision Framework was originally scheduled to be presented to City Council at its
November 10, 2025, hearing; however, due to the Council’s full end-of-the-year agenda, the study session
was rescheduled to January 12, 2026. Following the City Council study session, the project team will refine
the Vision Framework in response to feedback we have received from the community, stakeholders, BCCs,
and City Council, and will develop the ideas and concepts from the Framework in greater detail. Along the
way, we will return to BCCs feedback at strategic points, aiming to have a Preferred Plan Framework for
public review and City Council endorsement in fall 2026. Drafting of the plan policies, implementation
strategies, and the environmental review document will take 12-18 months, wrapping up for City Council
action in late 2027 or early 2028. For an overview of the anticipated project timeline, see Figure 7 below,
which reflects changes to the schedule resulting from the Council study session being rescheduled to
January 2026.
Figure 7 — GDAP Project Timeline Overview
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EQUITY IMPACT STATEMENT

As described in the Analysis section of this staff report, the GDAP project team is actively working to
engage a wide cross-section of the Redwood City community in order to ensure that we understand the
needs, concerns, and aspirations of our diverse community with a special focus on communities that have
traditionally had less access to community planning processes. The community’s feedback and ideas will
inform the strategies and policies that the project team ultimately recommends to the City Council. Equity
will be a key lens through which we craft and assess the anticipated impacts of Plan policies on various
communities. In particular, we will focus on access to housing and open space, minimizing climate-related
impacts for vulnerable populations, improving road safety and mobility in equity priority neighborhoods,
and supporting job creation, workforce development, and economic mobility.

FISCAL IMPACT

The GDAP project budget and scope of work was approved by the City Council on August 26, 2024.
Development of the GDAP Vision FrameworKk is included within the approved scope under Tasks 5 and 6
and has no additional fiscal impact.

ENVIRONMENTAL REVIEW

This activity is not 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. Councilmembers are being asked to provide
individual feedback on the Vision Framewaork for a draft planning and policy document which will undergo
environmental review when the GDAP has a stable, accurate, and finite project description so that the
whole of the project can be reviewed.

PUBLIC NOTICE

Public notification was achieved by posting the agenda, with the agenda items being listed, at least 72
hours prior to the meeting. Additionally, City staff broadcast notification of the study session through the
following channels:
Emails sent on December 23, 2025, and January 6, 2026, to community members who have signed
up for the GDAP project listserv.
Social media posts on the Redwood City Instagram, Facebook, NextDoor, X, and LinkedIn accounts
on January 8, 2026.
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ATTACHMENTS

Attachment A — Presentation Slides for the GDAP Draft Vision Framework City Council Study Session
Attachment B — GDAP Draft Vision Framework Feedback from Community Open House #2 and Board,
Committee, and Commission Study Sessions

REPORT PREPARED BY:

John M. Francis, Principal Planner
jfrancis@redwoodcity.org
(650) 780-7236

APPROVED BY:

Jeff Schwob, Community Development Director
Melissa Stevenson Diaz, City Manager
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