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A. Review and Revision  
Review the previous element to evaluate the appropriateness, effectiveness, and progress in implementation, and reflect the results of this review in the revised element. (Gov. Code, § 65588 (a) 
and (b).) 

As part of the review of programs in 
the past cycle, the element must 
provide an evaluation of the 
effectiveness of goals, policies, and 
related actions in meeting the 
housing needs of special needs 
populations (e.g., elderly, persons 
with disabilities, large households, 
female headed households, 
farmworkers, and persons 
experiencing homelessness). 

To describe actions the City completed during the last Housing Element period to meet the housing needs of special needs populations, the 
following information has been added to the Housing Element (TBR [Technical Background Report] Chapter on Program Accomplishments, 
page 6-1 through 6-3): 
 
The City has also made considerable progress in addressing the housing needs of special needs populations (e.g., elderly, persons with disabilities, large 
households, female headed households, farmworkers, and persons experiencing homelessness), guided by the goals, policies, and related actions of the 
2015-2022 Housing Element.  
 
During the planning period, a number of affordable housing projects were constructed, approved, or proposed that support special needs populations, 
including:  

¶ Habitat for Humanity project was constructed, including 20 one, two, and three-bedroom units that are affordable to lower income families, 

providing new homeownership opportunities for a variety of household types, including large households. The City contributed over $4 million 

to this project. (Program H-9: Extremely Low-Income and Special Needs Housing, Program H-16:  Affordable Housing Development and 

Program H-17:  First-Time Homebuyer Program) 

¶ 353 Main Street, currently under construction, will provide 125 affordable housing units, of which more than half are for extremely low income 

households. The project also has 52 two-bedroom units to serve larger households. The City contributed $3.5 million to this project.  (Program 

H-9: Extremely Low-Income and Special Needs Housing and Program H-16:  Affordable Housing Development) 

¶ 707 Bradford Street, constructed during the previous Housing Element cycle, is a 117-unit residential development for seniors at the very low 

income affordability level.  More specifically, ten of the units are for senior homeless veterans, ten units are for seniors that are medically frail 

and part of the Community Care Settings Program and six units are for seniors who are homeless or at-risk of homelessness and have a mental 

illness. (Program H-5: Senior Housing Needs and Program H-16:  Affordable Housing Development) 

¶ Shores Landing is a senior supportive housing community at the 95-room former Marriott TownPlace Suites hotel in the Redwood Shores 
neighborhood. The County acquired the property in December 2020 using Homekey Program funds, which were awarded by the State of California. 
{ƘƻǊŜǎ [ŀƴŘƛƴƎ ƘƻǳǎŜǎ ǘƘŜ /ƻǳƴǘȅΩǎ Ƴƻǎǘ ǾǳƭƴŜǊŀōƭŜ ǊŜǎƛŘŜƴǘǎΣ ŜȄǘǊŜƳŜƭȅ ƭƻǿ-income seniors aged 62 and older, some of whom have experienced 
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homelessness, are at risk of homelessness, have lost their homes due to Covid-19, or are medically-ŦǊŀƛƭ ǎŜƴƛƻǊǎ ŜƴǊƻƭƭŜŘ ƛƴ ǘƘŜ /ƻǳƴǘȅΩǎ 
Community Care Settings program. MidPen and the Mental Health Association of San Mateo County (MHA) offer a robust set of supportive services 
that include, but are not limited to: case management, housing stability support, individual service plans, community-based referrals, health 
education and wellness programming, life skills development, lease compliance services, and more. (Program H-5: Senior Housing Needs, 
Program H-9: Extremely Low-Income and Special Needs Housing, and Program H-16:  Affordable Housing Development) 

¶ The new County Navigation Center, currently under construction, will provide a 240-bed, state-of-the-art shelter east of Highway 101 off of Maple 
Street. The Navigation Center will provide intensive counseling and other support services.  The completed facility will include private sleeping 
units, shared toilet/showers, dining services, and support modules as well as outdoor areas for activities. (Program H-9: Extremely Low-Income 
and Special Needs Housing 

 
Additionally, the City made significant progress in addressing homelessness under Policy H4-4 and Program H-9 including the following actions:  
Á  

Á The City's Fair Oaks Community Center, a multi-service facility offering a variety of services to the broader Redwood City community, provides 
critical services to low-income individuals such as the elderly, female-headed households, and persons with disabilities. Services are offered by a 
combination of City staff and representatives from public and private nonprofit agencies. The following types of services are available: child care 
and pre-school, crisis intervention, classes (including ESL/citizenship), exercise, art, computers, food programs, shelter referrals, housing 
assistance, deposit and rental assistance, immigration and citizenship assistance, and legal services. Older adult services include breakfast and 
lunch programs, classes, and other activities. Community workers are available to talk with persons needing help deciding what services they need 
and provide information and referrals to a variety of other programs. The site is part of the core network of community service agencies of San 
Mateo County and administers the Critical Family Needs Housing Assistance Fund for the Redwood City-North Fair Oaks area.  

 

¶ To support the needs of persons experiencing homelessness, the City worked on researching and putting together the RV Safe Parking program, 
a two-year temporary program that combines enforcement related to RV residency-related impacts with a safe parking option for RV residents as 
they transition back into permanent housing. The program provides on and off-street RV parking permits to accommodate the current population 
of RV residents in Redwood City. The parking site is located on City-owned property and LifeMoves provides outreach and case management 
services for participants in both the RV Parking Permit and Safe RV Parking Site Programs, as well as operation of the Safe RV Parking Site. In 2021, 
the City launched a rapid rehousing program using State Permanent Local Housing Allocation (PLHA) funds specifically for RV Safe Parking Program 
participants. The program provides a short-term (12 months) rental subsidy, housing search and case management services to help participants 
transition to permanent housing. Eight households are currently enrolled in the program, of which one has been permanently housed so far.  
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¶ The City has also funded the Downtown Streets Team since October 2019. Downtown Streets Team provides volunteer work experience for people 
experiencing homeless ness (e.g., litter pick up in the Downtown) and Team members are provided with basic needs stipends, case management 
services, and jobs placement services. A total of 68 participants have participated in the Redwood City program, 20 of which are current team 
members. This has led to four permanent housing placements, seven jobs obtained, and 102 barriers removed.  

 
Table H6-1 (2015-2022 Program Accomplishments) was also updated to describe additional efforts completed. Under 2015-2023 Housing 
Element Program H-12 (page H6-8), additional information has been added as follows: 

The City has updated ADU standards multiple times to comply with State law, including a revisionrevisions in 2015, 2017, 2019, and 2021. As a result, development 
standards have been relaxed, fees reduced or eliminated, and processing has been streamlined. The City coordinates with HCD to ensure compliance with State law and 
tracks the development of ADUs through the building permit process.  

The City also contributed funds to an ADU one-stop shop pilot, which provided free project management services to homeowners wanting to building ADUs 
(https://www.hellobright.org/) 

 

In addition, the City partnered with HEART (Housing Endowment and Regional Trust) of San Mateo County to provide free pre-approved plans to residents. Construction 
plans for the all-electric, detached ADUs can be downloaded by the public at no cost ƻƴ ǘƘŜ /ƛǘȅΩǎ !5¦ ǿŜōǎƛǘŜ ŀƭƻƴƎ ǿƛǘƘ ƻther informational resources 
(www.redwoodcity.org/ADU). 

 

Table H6-1 (2015-2022 Program Accomplishments) was also updated to describe additional efforts completed. Under 2015-2023 Housing 
Element Program H-16 (page 6-10), specific dates were added to the discussion of recently completed affordable housing projects: 

The City has supported several affordable housing projects in recent years that are currently in various stages, which will result in 564 new affordable units.  
 

2019 Construction Start: 

707 Bradford (MidPen) - 117 units (Completed May 2021) 

1409 El Camino Real (Greystar IV) - 35 units (Completed Winter 2021) 

 

2020 Construction Start: 

612 Jefferson (Habitat for Humanity) - 20 units 

353 Main (ROEM) - 125 units 
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Entitled Units: 

1401 Broadway (Broadway Plaza - Sobrato/MidPen) - 120 affordable units 

1601 El Camino (South Main Mixed Use - Greystar) - 147 affordable units 

 

 

B. Housing Needs, Resources, and Constraints 
1. Affirmatively further[ingϐ ŦŀƛǊ ƘƻǳǎƛƴƎ ƛƴ ŀŎŎƻǊŘŀƴŎŜ ǿƛǘƘ /ƘŀǇǘŜǊ мр όŎƻƳƳŜƴŎƛƴƎ ǿƛǘƘ {ŜŎǘƛƻƴ ууффΦрлύ ƻŦ 5ƛǾƛǎƛƻƴ м ƻŦ ¢ƛǘƭŜ нΧǎƘŀƭƭ ƛƴŎƭǳŘŜ ŀƴ ŀǎǎŜssment of fair housing in the jurisdiction. 
(Gov. Code, § 65583, subd. (c)(10)(A).) 

Enforcement & Outreach: While the 
element provides some data, the 
element should also describe 
whether there have been any fair 
housing lawsuits or enforcement 
actions within the City. 

To provide additional information on enforcement and outreach actions within the City (and specifically regarding fair housing lawsuits and 
enforcement actions in the City, additional information is provided in the TBR Fair Housing Assessment Chapter (page H4-14): 
During this same time period (2007-2021), Project Sentinel also supported investigations of fair housing complaints for 25 households with a total of 83 
persons. In addition, Project Sentinel provides consultations and information, serving 98 households with a total of 282 people over the five-year period. 
Project Sentinel noted that while there has been a history of investigations and enforcement action in Redwood City, there has been a significant drop 
over time, with only one case since 2017. In that case, the tenant was referred to an attorney with Legal Aid Society of San Mateo County.   
 
 
The City has not be involved in any housing lawsuits, the following has been added on page H4-14: 
 

Fair Housing Legal Cases and Inquiries  
The City of Redwood City has not been involved in any fair housing lawsuits and is not aware of any other fair housing lawsuits or enforcement actions 

within the City. 

Integration and Segregation:  
 
While the element includes some 
data on race, familial status, 
disability, and income, it must also 
analyze this data such as addressing 
patterns, trends, conditions, 

Significant additional information is added to the Housing Element TBR Fair Housing Assessment Chapter to describe existing integration 
and segregation conditions in Redwood City.  
 
The following geographic analysis has been added regarding race (p. H4-18 to H4-19): 
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characteristics, coincidence with 
other fair housing components (e.g., 
disparities in access to opportunity, 
disproportionate housing needs), 
other relevant factors and local data 
and knowledge.  
 
For race, the analysis should be 
geographic and describe 
concentrations of different races 
throughout the City.  
 
Regarding disability, the data 
showed one census tract where the 
concentration of persons with 
disabilities was higher; the element 
should describe and analyze the 
data provided and relate it to other 
factors to understand the quality of 
life conditions and better formulate 
appropriate policies and programs.  
 
The analysis for familial status must 
analyze the data within the City as 
well as how the City differs from the 
surrounding region.  
 

As shown in Figures II-6 through II-12, which examine where concentrations exist in Redwood City, most of the census tracts in the central part of the 
city, west of Highway 101, are majority Hispanic1 while the rest are majority White tracts. 2  
Other cities in the county and the region exhibit similar concentrations of nonςWhite residents, especially cities that are in closer proximity to the San 
Francisco Bay. Cities such as East Palo Alto, San Mateo, San Bruno, South San Francisco, and Daly City are ethnically diverse and have block groups with 
concentrations that are greater than 60 percent non-White populations. However, Redwood City differs drastically when compared to its neighboring 
cities (Atherton, Menlo Park, San Carlos, and Woodside). These neighboring cities are predominantly White majority tracts, and in some block groups 
these ranges are more than 80 percent (See Figure II-7: White Majority Census Tracts). Figure II-6, which demonstrates the percentage of non-White 
population by census block groups, indicates that the Central region has a much larger concentration of non-White residents, and given the close 
proximity to transit and freeway corridors, these areas are likely to be higher in housing density and offer housing options that are relatively affordable. 
Redwood City has three census tracts in the southwestern portion of the city, nearest to Woodside, that are White majority tracts, no census tracts that 
are Asian majority tracts, and two tracts that are Hispanic majority tracts (Figure II-9), located in the Central portion of the city.  
The impact race and ethnicity have on access to opportunity and housing needs are discussed further in Sections III (Access to Opportunity) and Section 
IV (Disparate Housing Needs).  
 
The following analysis has been added further discussing the Census tract with high proportions of people with disabilities as well as 
additional factors influencing quality of life conditions and policies in place that improve housing opportunities for people with disabilities (p. 
H4-20 to H4-21): 
According to 2019 ACS data (Figure II-13), the share of the population living with at least one disability is 7 percent in Redwood City, slightly lower 
ǘƘŀƴ {ŀƴ aŀǘŜƻ /ƻǳƴǘȅΩǎ у percent. There is one census tract in the City that has a 10 percent to 20an 11 percent share of the population living with a 
disability. Residents who are 75 years or older experience the most disabilities (46.1 percent), followed by those within the 65 to 74 age group (16 
percent). Geographic concentrations of people living with a disability may indicate increased access to services, amenities, and transportation that 
support this population. 
 
Among the various disability types, the highest disability reported in Redwood City is ambulatory difficulty, which the American Community Survey (ACS) 
defines based on whether an individual has serious difficulty walking or climbing stairs. The second most prominent type of disability among residents of 
wŜŘǿƻƻŘ /ƛǘȅ ƛǎ άƛƴŘŜǇŜƴŘŜƴǘ ƭƛǾƛƴƎ ŘƛŦŦƛŎǳƭǘƛŜǎΣέ ǿƘƛŎƘ ǘƘŜ !/{ ŘŜŦƛƴŜǎ ōŀǎŜŘ ƻƴ ŀƴ ƛƴŘƛǾƛŘǳŀƭϥǎ ŎŀǇŀŎƛǘȅ ǘƻ ŎƻƳǇƭŜǘŜ ŜǊǊŀƴŘǎ ƻƴ ǘƘŜƛǊ ƻǿƴΣ ǎǳŎh as 

 
1 Majority census tracts show the predominant racial or ethnic group by tract compared to the next most populous. 
2 Redlining maps, otherwise known as Home hǿƴŜǊǎΩ Loan Corporation (HOLC) maps, are not available for San Mateo County. 
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The element must also analyze 
income and the concentration of 
poverty within the City that was 
identified. It should also compare 
the City to the surrounding areas. 

shopping or doctor's visits. This disability considers the physical, mental, and emotional conditions of the individual performing the previously 
mentioned activities.  
Figure II-14 shows a slightly higher concentration of residents living with disabilities in one tract relative to the rest of the City. This tract lies in the 
southwest region of the City, in the Farm Hill neighborhood. In this tract, 10.90 percent of residents have disabilities, compared to surrounding tracts 
with 5.4 to 8.9 percent of residents with disabilities, which is not significantly higher when compared to the other tracts in the City. The tract with a 
slightly higher concentration of residents with disabilities also has a sizable or predominantly White population (as seen in Figure II-7) and an older 
population. The southwestern neighborhoods in Redwood City tend to be comprised of detached single-family homes, some of which have residents 
that have lived there for many years and may be aging in place. This portion of the City has a median age that is greater than 46.5, while the rest of the 
city has a median age of 38.2 (the national average) or below. As noted above, residents that are 65 or older are more likely to experience disabilities. 
These factors are potential reasons for why this tract might have a slightly higher proportion of persons with disabilities. Additionally, the Kainos Home 
& Training Center, which provides housing and programming to people with developmental disabilities, is located in this neighborhood.  
Compared to neighboring cities, Redwood City residents fare roughly the same, with similar levels of residents living with disabilities among County 
census tracts (20 percent or less). 
The City has several policies and programs to improve the housing opportunities and accessibility needs of residents with disabilities.  

¶ Policy H3.1: Encourage and provide opportunities for housing for special needs groups, including the disabled 

¶ Policy: H3.2: Encourage assisted living and other senior housing options 

¶ Policy H3.5: Promote accessibility features in housing for people with disabilities 

¶ Program H1-5: Accessory Dwelling Units (ADUs)  
o The City will continue to offer development bonuses for accessible ADUs.   

¶ Program H2-2: Home Repair Programs 
o The City continues to provide funding to several home repair programs that provide free accessibility modifications for low income renters 

and homeowners. The City will work with the program services providers to conduct targeted outreach to the Farm Hill neighborhood.  

¶ Program H6-3: Accessibility  
o The City ƛǎ ǇǳǊǎǳƛƴƎ ƛƳǇƭŜƳŜƴǘƛƴƎ ŀ ǳƴƛǾŜǊǎŀƭ ŘŜǎƛƎƴ ƻǊŘƛƴŀƴŎŜΣ ƛƴŎƭǳŘƛƴƎ ŎƻƴǎƛŘŜǊŀǘƛƻƴǎ ŦƻǊ άǾƛǎǘŀōƛƭƛǘȅέ ƻŦ ŀƭƭ ǳƴƛǘǎΦ 

 
The following analysis has been added for familial status that compares the data within the City to the surrounding region as well as policies 
improving housing opportunities for families (p. H4-21 to H4-23): 
Under the Fair Housing Act, housing providers may not discriminate because of familial status. Familial status covers: the presence of children under the 
age of 18, pregnant persons, any person in the process of securing legal custody of a minor child (including adoptive or foster parents). Examples of 
familial status discrimination include refusing to rent to families with children, evicting families once a child joins the family through, e.g., birth, 
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adoption, custody, or requiring families with children to live on specific floors or in specific buildings or areas. Single parent households are also 
protected by fair housing law. Single-parent households require special consideration and assistance because of the greater need for daycare, health 
care, and other services. In particular, female-headed households with children tend to have lower incomes and a greater need for affordable housing 
and accessible daycare and other supportive services. 

 

The 2019 ACS shows that Redwood City is home to more single-person households than the County overall, with 25 percent of households compared 
to only 22 percent in the County. Additionally, there are fewer married couple households in the City (51 percent) and more non-family households 
(10 percent) compared to the County (55 percent and 8 percent, respectively).  
Familial status can indicate specific housing needs and preferences. A larger number of nonfamily or single person households indicates a higher share 
of seniors living alone, young adults living alone or with roommates, and unmarried partners. Higher shares of nonfamilynon-family households 
indicatesindicate a continued need for one- and two-bedroom units. 
 
The majority of married couple households live in owner occupied housing. Residents living alone are more likely to be renters. The number of housing 
units available by number of bedrooms and tenure is consistent with the familial status of the households that live in Redwood City.  
 
Figure II-21 indicates that most children living in Redwood City live in married couple households, which is similar to most cities in the County where 60 
percent or more of children live in married couple households. Within Redwood City, areas within Central Redwood City are more likely to have children 
not living in married couple households. Figure II-22 demonstrates that there are census tracts where there is also a significant percentage (between 31 
and 35 percent) of single female-headed households. The higher percentage is nearly exclusive to tracts within Redwood City, as neighboring cities such 
as San Carlos and Menlo Park (and the County of San Mateo as a whole) do not have similar levels of households headed by females. These cities tend to 
have less than 20 percent of single female-headed households, are wealthier, and have fewer non-White residents.  
 
Within the City (more specifically in the Palm Park neighborhood), 40 to 60 percent of children live in households headed by single females. The areas 
with greater concentrations of female-headed households coincide with areas previously identified as having a higher percentage of non-White 
populations (see Figure II-6). Households in these areas are also more likely to be of low- or moderate-income levels (as indicated in Figure II-27), and 
given the economic challenges portrayed, it can be assumed that lower income female-headed households are also susceptible to experiencing housing 
cost burden. Figure IV-13, which demonstrates the spatial distribution of renters paying more than 30 percent of their income on housing, overlaps with 
areas where there are more female-headed households. The intersectionality of socioeconomic burdens that impact households headed by single 
women further demonstrates the increased need for financial and social resources to be able to support these types of households. 
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In order to address the range of resource needs of single female-households, the City has several policies and programs within the Housing Element that 
promote affordable housing opportunities as well as policies and programs in the Building Community Element to address child care and human service 
needs.  
 

¶ Housing Element  
o Program H2-4: Affordable Housing Development/Inclusionary Housing 
o Program H2-5: First-Time Homebuyer Opportunities 
o Program H2-8: Acquisition and Rehabilitation of Existing Housing 
o Program H3-3: Housing Options for Special Needs and Extremely-Low Income Households 
o Program H5-3: Affirmative Marketing of Accessible and Affordable Housing Units Program H6-1: Anti-Displacement Strategy 

¶ Building Community Element 
o tǊƻƎǊŀƳ ./πммΥ wŜŎǊŜŀǘƛƻƴ ŀƴŘ IǳƳŀƴ {ŜǊvices Program and Staff Expansion 
o tǊƻƎǊŀƳ ./πмтΥ IǳƳŀƴ {ŜǊǾƛŎŜǎ hǳǘǊŜŀŎƘ 
o Program ./πопΥ /ƘƛƭŘ /ŀǊŜ ½ƻƴƛƴƎ 

Á In 2021, the zoning ordinance was amended to allow by right large family care homes, and childcare centers of up to 60 children 
in commercial and mixed-use zoning districts, and childcare centers in all residential districts when located in conjunction with 
schools and churches The ordinance update also allows childcare centers and conversions of residential dwellings in all residential 
zones with a Use Permit. 

o tǊƻƎǊŀƳ ./πосΥ /ƘƛƭŘ /ŀǊŜκtǊŜǎŎƘƻƻƭ LƴŦƻǊƳŀǘƛƻƴ ŀƴŘ wŜŦŜǊǊŀƭ {ŜǊǾƛŎŜǎ 
o tǊƻƎǊŀƳ ./πотΥ /ƘƛƭŘ /ŀǊŜ CŀŎƛƭƛǘƛŜǎ ƛƴ ¢Ǌŀƴǎƛǘ {ǘŀǘƛƻƴǎ ŀƴŘ [ŀǊƎŜ 5ŜǾŜƭƻǇƳŜƴǘ tǊƻƧŜŎǘǎ 

Á Several child care facilities have been provided in recent transit oriented developments 
o tǊƻƎǊŀƳ ./πоуΥ tǊŜǎŎƘƻƻƭ ŀƴŘ /ƘƛƭŘ /ŀǊŜ 9ŘǳŎŀǘƛƻƴŀƭ bŜŜŘǎ {ǳǇǇƻǊǘ 

 
Additional analysis has been added analyzing income and the concentration of poverty within the City that was identified, including a 
comparison of the City to surrounding areas (p.H4-23 to H4-24): 
The household income distribution by percent of area median income (AMI) in Redwood City is more concentrated at lower incomes than the County, 
based on the 2019 ACS and shown in Figure II-25. In Redwood City, 28 percent of households have income below 50 percent AMI compared to 24 
percent in the County. 
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There are several census block groups in the City that have median incomes below the 2020 state median income of $87,100 and most are located in 
the central part of the city. According to the 2020 American Community Survey, the median household income for Redwood City was $117,123, 
compared to a county median income of $182,093. Neighboring cities have higher median incomes ς Atherton ($250,000+), Menlo Park ($160,784), San 
Carlos ($182,083) and Woodside ($250,000+). Both Atherton and Woodside have a median income that is more than twice that of Redwood City. These 
cities also tend to have smaller proportions of non-²ƘƛǘŜ ǊŜǎƛŘŜƴǘǎΦ ²ƻƻŘǎƛŘŜΩǎ ƴƻƴ-White population ranges between 10 and 20 percent, Atherton 
ǊŀƴƎŜǎ ōŜǘǿŜŜƴ нл ŀƴŘ ор ǇŜǊŎŜƴǘΣ aŜƴƭƻ tŀǊƪ ǊŀƴƎŜǎ ōŜǘǿŜŜƴ мт ŀƴŘ пл ǇŜǊŎŜƴǘΣ ŀƴŘ {ŀƴ /ŀǊƭƻǎΩǎ ƴƻƴ-white population ranges between 20 and 45 
percent. Figure II-26 shows the distribution of income levels among block groups in Redwood City, showing a diversity of income levels throughout the 
City ranging from less than $55,000 to well above $125,000. Figure II-27 shows that the Central area of Redwood City is most likely to house low- and 
moderate-income households. In general, block groups with lower median incomes also tend to have a larger percentage of non-White residents, as 
previously identified in Figure II-6. Areas that have a higher median income are located in the southwest region of the City, where the population is 
older, with fewer non-white residents, and median gross rent is greater than $2,500 (in some areas this is greater than $3,000), as demonstrated in 
Figure II-31.  
 
As indicated in Figure II-28, higher poverty rates (between 20 percent and 30 percent) are concentrated in the census tractstract west of Highway 101 in 
the Friendly Acres, Stambaugh-Heller, Redwood Village, and Downtown neighborhoods. Within this tract, 22.3 percent of the population earns income 
below the poverty level. As noted in Figure II-6, this area also has a larger percentage of non-White residents; concentrated poverty disproportionately 
affects persons of color as indicated in Figure II-5. Poverty is also correlated with other fair housing components, including disparities in access to 
opportunity and disproportionate housing needs.  
 
The County as a whole demonstrates a diversity of income levels, with cities outlining the San Francisco Bay considerably more diverse in their income 
ranges. The majority of block groups throughout the county have incomes levels that are less than $125,000; these block groups tend to be more 
densely populated and ethnically diverse than areas that are more inland and on the west coastal region of the county where median income levels are 
much higher (upwards of $125,000). Limited areas within the county have a concentration of poverty, with a few tracts between 10 to 20 percent of 
residents living below the poverty level, and the only other tract with greater than 20 percent of residents living below the poverty level is located in 
Palo Alto, near Stanford University.  
 
The impact income has on access to opportunity and housing needs are discussed further in Sections III (Access to Opportunity) and Section IV 
(Disparate Housing Needs). 
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Racially/Ethnically Concentrated 
Areas of Poverty (R/ECAP) and 
Concentrated Areas of Affluence:  
 
While the element identified 
R/ECAPs, it must provide an 
analysis. In addition, the element 
should address concentrated areas 
ƻŦ ŀŦŦƭǳŜƴŎŜ όtƭŜŀǎŜ ǎŜŜ I/5Ωǎ !CCI 
Data Viewer).  
 
The combination of the R/ECAP and 
areas of affluence analyses will help 
guide goals and actions to address 
fair housing issues.  
 
The analysis should evaluate the 
patterns and changes over time at a 
local (e.g., neighborhood to 
neighborhood) and regional level 
(e.g., city to region).  

The analysis now includes an analysis on concentrated areas of affluence using the latest data from HCDôs AFFH Data Viewer. The goals 
and actions have also been modified based on this new analysis. R/ECAPs have also been evaluated for patterns and changes over time at 
a local and regional level. 
 
The following has been added further analyzing factors that contribute to R/ECAPs (p. H4-27 to H4-29): 
A variety of factorsτsome global and others localτappear to be contribute to concentrated poverty:  

¶ Income inequality is increasing throughout the country.  

¶ New low-income housing is often built in neighborhoods that already have a non-white population of 50above-average levels of poverty.  

¶ Historic public policies nationwide that tend to block lower-income households from living in middle and upper-income areas have further 
contributed to the concentration of poverty and increased income segregation. 

 
A report completed by City Observatory in 20143 ǎǘǳŘƛŜŘ ŎƘŀƴƎŜ ƛƴ ǘƘŜ ƴŀǘƛƻƴΩǎ ǳǊōŀƴ ƘƛƎƘ-poverty neighborhoods over the past four decades. Key 
findings included:  

¶ From 1970 to 2010, the number of poor people living in high-poverty urban neighborhoods more than doubled from two million to four million, 
and the number of high-poverty neighborhoods nearly tripled from 1,100 to 3,100. 

¶ ¢ƘŜ ǇƻƻǊ ƛƴ ǘƘŜ ƴŀǘƛƻƴΩǎ ƳŜǘǊƻǇƻƭƛǘŀƴ ŀǊŜŀǎ ŀǊŜ ƛƴŎǊŜŀǎƛƴƎƭȅ ǎŜƎǊŜƎŀǘŜŘ ƛƴǘƻ ƴŜƛƎƘōƻǊƘƻƻŘǎ ƻŦ ŎƻƴŎŜƴǘǊŀǘŜŘ ǇƻǾŜǊǘȅΦ Lƴ мфтлΣ 28 percent or more 
(majority-minority) AND the of the urban poor lived in a neighborhood with a poverty rate is three times the average tract of 30 percent or more; 
by 2010, 39 percent of the urban poor lived in such high poverty neighborhoods. 

¶ ¢ƘŜ ǇƻƻǊ ƛƴ ǘƘŜ ƴŀǘƛƻƴΩǎ ƳŜǘǊƻǇƻƭƛǘŀƴ ŀǊŜŀǎ ŀǊŜ ƛƴŎǊŜŀǎƛƴƎƭȅ segregated into neighborhoods of concentrated poverty. In 1970, 28 percent of the 
urban poor lived in a neighborhood with a poverty rate for of 30 percent or more; by 2010, 39 percent of the urban poor lived in such high poverty 
neighborhoods. 

¶ In the aggregate these neighborhoods lost population, with chronic high-poverty neighborhoods losing 40 percent of their population over four 
decades.  

¶ Few high-poverty neighborhoods saw significant reductions in poverty. Between 1970 and 2010, only about 100 of the 1,100 high-poverty urban 
neighborhoods experienced a reduction in poverty rates to below the national average. In contrast to chronically high-poverty neighborhoods, 
ǿƘƛŎƘ ƭƻǎǘ ǇƻǇǳƭŀǘƛƻƴΣ ǘƘŜǎŜ άǊŜōƻǳƴŘƛƴƎέ ƴŜƛƎƘōƻǊƘƻƻŘǎ ǊŜŎƻǊŘŜŘ ŀƴ ŀƎƎǊŜƎŀǘŜ ол ǇŜǊŎŜƴǘ ƛncrease in population. 

 

 
3 Cortright, Joe and Mahmoudi, Dillon. December 2014. City Report. Lost in Place: Why the persistence and spread of concentrated poverty-not gentrification-is our biggest urban challenge.  



 11 

HCD 
Questions/Comments 
from July 8, 2022 Letter 

Response 

As the oldest city on the San Francisco Peninsula, Redwood City has a long and varied history. Originally a port town during the Gold Rush, Redwood City 
became the County (19.1% in 2010).Seat of the newly formed San Mateo County in 1856. Downtown grew into a vital center for commerce, 
government, and manufacturing in the early 20th Century. As San Mateo County grew, the county government built many large institutional buildings in 
the downtown area. Downtown became a vital center for commerce, government, and manufacturing in the early 20th Century. As regional shopping 
malls, freeways, and suburban sprawl developed, downtown began declining in the 1960s and 1970s. Many historic buildings fell into disrepair. During 
the late 1900s and early 2000s Downtown Redwood City began revitalizing, and this revitalization continues today. When comparing Figure II-29 to 
Figure II-30, the R/ECAP that existed in 2010 remains today, as do most of the Edge R/ECAPs are census tracts that have a non-white population of 50 
percent or more (majority-minority) AND the poverty rate is two times the average tract poverty rate for the County (12.8% in 2019).. One Edge R/ECAP 
was eliminated, the tract located northeast of Highway 101.  
Source: HUD, Root Policy Research, 2022 

Similar to many other local communities, the City faces the dilemma of improving areas defined as R/ECAPs and the unintended consequence of 
economically displacing existing residents after improvements are made.  As the cost of housing continues to rise, low-income residents, particularly 
low-income renters who are predominantly communities of color, disproportionately face displacement and threats of displacement. The City recently 
adopted an Anti-Displacement Strategy to serve as a policy roadmap for preventing and mitigating the impacts of displacement. 
 
An analysis has been added regarding concentrated areas of affluence using HCDôs AFFH Data Viewer (p. H4-29 to H4-30): 
HCD/TCAC has noted that map-based resources summarizing this information are anticipated to be available soon; as information becomes available 
this section will be updated.  
Racially or Ethnically Concentrated Areas of Affluence (RCAAs) are generally understood to be neighborhoods in which there are both high 
concentrations of non-IƛǎǇŀƴƛŎ ²ƘƛǘŜ ƘƻǳǎŜƘƻƭŘǎΩ ŀƴŘ ƘƛƎƘ ƘƻǳǎŜƘƻƭŘ ƛƴŎƻƳŜ ǊŀǘŜǎΦ {ƛƳƛƭŀǊ ǘƻ ǘƘŜ ƛƳǇƻǊǘŀƴŎŜ ƻŦ ƛŘŜƴǘƛŦȅƛƴƎ wκ9/!t ŀǊŜŀǎΣ ǿƘƛŎƘ ƘŜƭǇs 
to identify areas that are segregated by race/ethnicity and poverty, it is also necessary to identify racially concentrated areas of wealth to further 
compare these patterns.  
 
Using 2015-нлмф Řŀǘŀ ŦǊƻƳ ǘƘŜ !ƳŜǊƛŎŀƴ /ƻƳƳǳƴƛǘȅ {ǳǊǾŜȅΣ I/5 ŘŜǾŜƭƻǇŜŘ ŀ ƳŀǇǇƛƴƎ ǘƻƻƭ ǿƘƛŎƘ ŘŜƳƻƴǎǘǊŀǘŜǎ ǘƘŜ άƭƻŎŀǘƛƻƴ ǉǳƻǘƛŜƴǘέ ό[vύ Ŧƻr each 
California census tract; this quotient represents the percentage of total White population for each census tract compared to that of the average 
percentage of the Council of Government (COG) region. In order to determine the RCAAs, HCD takes the census tracts with a LQ of more than 1.25 and a 
median income that is 1.5 times higher than the COG region (or 1.5 times the State AMI, whichever is lower). Those tracts that meet these criteria are 
then assigned a numeric score of 1, which indicate that those tracts have an accumulation of high incomes and a White population, i.e., a Racially or 
Ethnically Concentrated Area of Affluence. RCAAs are the inverse of R/ECAPs in that they illustrate where self-segregated and/or exclusive wealthy 
White neighborhoods are potentially located. Figure II-31 demonstrates the RCAAs within Redwood City; there are six tracts wholly within the City 
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boundary that are classified as RCAAs. These tracts are largely concentrated in the southwest region of the City. As previously identified in maps, such as 
the median income (Figure II-26) and white majority (Figure II-7) maps, the RCAAs coincide with tracts that have higher incomes and fewer non-White 
residents than other regions of the City such as the Downtown and central area. For example, one of these tracts identified as an RCAA in the southern 
portion of the City has a median income of $178,578 and a White population of 74 percent in comparison to one of the edge R/ECAPs north of Redwood 
Junction where 83 percent of the population is non-White and the median income is $60,658. Residents in RCAAs are largely homeowners and more 
likely to be married-couple households compared to the rest of the City. One of the Census tracts in the southwest part of the City also has a larger 
population of residents living with disabilities (correlating with an older population).  
 
However, the City has significantly fewer RCAAs compared to its neighbors Atherton, Menlo Park, San Carlos and Woodside, which are wholly comprised 
of RCAAs (Figure II-31). In general, the City has fewer racially and economically exclusive neighborhoods, is more diverse, and offers more affordable 
housing opportunities (Figures I-8 to I-10) than surrounding communities.  
 
In addition to efforts to facilitate accessory dwelling unit and SB 9 development in traditionally single family neighborhoods, Redwood City has also 
included Program H1-4 in the Housing Plan to consider additional changes beyond those required by state law to encourage more housing in high 
opportunity areas. 
 
The following discussion has been added regarding patterns and changes over time at the local and regional level (p. H4-26): 
 
In 2010, there were three census tracts that qualifyqualified as R/ECAPs (19.4 percent poverty rate) in the County and 11 that qualify as edge R/ECAPs 
(13 percent poverty rate). One of the R/ECAPs was located in Redwood City in 2010, and 5 edge R/ECAP were located in Redwood City. - which means 
they are majority minority and have a poverty rate two times higher than the countywide census tract average. All of these areas were concentrated on 
the central and eastern part of the City.  
 
In 2019, there are two census tracts that qualify as R/ECAPs (19.1 percent poverty rate) in the county and 14 that qualify as edge R/ECAPs (12.8 percent 
poverty rate). Four of the 2019 edge R/ECAPs are located in Redwood Cityτwhich means they are majority minority and have a poverty rate two times 
higher than the countywide census tract average, ς a reduction of one edge R/ECAP compared to 2010 - τ, and one of the census tracts that qualify as 
R/ECAPs is located in Redwood City. Again, these areas were concentrated on the central and eastern part of the city. These findings correlate with the 
discussion under Household Income above.  
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Disparities in Access to Opportunity: 
While the element provided some 
data, additional data and analysis is 
needed.  
 
The element should relate the 
overall disparities in access to 
opportunity in the City to the rest of 
the affirmatively furthering fair 
housing (AFFH) analysis.  
 
In addition, the element included 
data on education, but it must 
analyze the data on both a local and 
regional level as well as describe the 
proximity of proficient schools to 
areas of segregation and R/ECAPs.  
 
The element must describe what 
affects the disparities in access to 
jobs within the City and how it 
affects protected groups.  
 
While the element describes transit 
plans in the region, it should 
describe and analyze local and 

Additional data and analysis have been to the discussion on Disparities and Access to Opportunities and relates overall disparities in access 
to opportunity in the City to the rest of the affirmatively furthering fair housing (AFFH) analysis. See below for how these changes were 
incorporated. 
 
The following has been added relating the overall disparities in access to opportunity in the City to the rest of the affirmatively furthering fair 
housing (AFFH) analysis (p. H-40 to H-43).  

Disparities in Access to Opportunity and Relationship to AFFH 
 
The Department of Housing and Community Development (HCD) and the California Tax Credit Allocation Committee (TCAC) undertook an effort to 
evaluate access to opportunity by producing annual opportunity area maps. The maps 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. The primary function of TCAC is to oversee the Low-Income Housing Tax Credit (LIHTC) Program, which provides 
funding to developers of affordable rental housing. The opportunity maps play a critical role in shaping the future distribution of affordable housing in 
areas with the highest opportunity. ¢/!/Ωǎ ŎƻƳǇƻǎƛǘŜ ƻǇǇƻǊǘǳƴƛǘȅ ǎŎƻǊŜ4 for Redwood City shows census tracts in the central part of the City and east of 
Highway 101 fall within low resource areas while the rest of the City is within moderate or high resource areas. 
 
One of the most pressing issues regarding segregation in Redwood City is the lack of access to opportunity areas and resources ς including quality 
education, environmental health, transportation and employment ς for lower income residents of color who have been historically excluded from high 
opportunity areas due to historical discrimination and lack of access to housing, particularly affordable housing.  
 
Compared to the county overall and surrounding communities, Redwood City does a better job of providing housing opportunities and housing a diverse 
set of residents. However, within the City, improvements could be made to address racial/ethnic and geospatial disparities; those disparities are discussed 
below.  
 

 
4 The composite score is composed of the three domain scores (Education, employment, and environment) averaged together to create an index score. For more detail refer to TCAC/HCD methodology: 
https://belonging.berkeley.edu/2021-tcac-opportunity-map  

https://belonging.berkeley.edu/2021-tcac-opportunity-map
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regional access to transit and 
provide a map of transit access.  
 
The element must analyze local and 
regional disparities of 
environmental access to 
opportunity. While the local data 
states where there are worse 
scores, it must describe the rest of 
the City and analyze the data. 

Most racial and ethnic minority populations are disproportionately impacted by poverty, low household incomes, overcrowding, and homelessness 
compared to the non-Hispanic White population in Redwood City. Hispanic and Black or African American residents are more likely to live in low 
resource areas compared to non-Hispanic White and Asian/Asian/Pacific Islander (API) residents in Redwood City.  
 

¶  (Figure III-16). Sixty one percent of the population living in low resource areas are Hispanic compared to 14 percent in high resource areas. 
Conversely, 59 percent of residents living in high resource areas are non-Hispanic White.  

¶ Racial and ethnic minorities are more likely than non-Hispanic White households to experience overcrowding (Figure IV-17). Low and moderate 
income households are also more likely to be overcrowded (Figure IV-18). 

¶ Countywide, people who identify as American Indian or Alaskan Native, Black, White, and Hispanic are overrepresented in the homeless 
population compared to their share of the general population (Figure IV-22). 

¶ Hispanic, American Indian or Alaska Native, and Black or African American households have the highest denial rates for mortgage loan applications 
in 2018 and 2019 (Figure IV-33). 

 
Geospatially, the central area of the City (generally identified as Downtown, Stambaugh Heller, Central, Redwood Village, and Friendly Acres 
neighborhoods) is disproportionately impacted by high poverty, low education opportunity, low economic opportunity, low environmental scores, high 
social vulnerability scores, concentrations of cost burdened households, overcrowding, and low resource scores. This area also has a concentration of 
minority households and higher poverty rates (Figure II-6 and Figure II-28).  
 

¶ Higher poverty rates between 10 percent and 30 percent (Figure II-28).  

¶ Education opportunity scores5 between 0 and 0.5τmeaning they have lower education scores compared to the rest of the City and the San Mateo 
County region (Figure III-1).  

¶ Low economic opportunity scores6 between 0 and 0.25 (Figure III-8). 

¶ Low environmental scores7τwhich account for PM2.58, diesel PM, drinking water, pesticides, toxic release, traffic, cleanup sites, groundwater 
threats, hazardous waste, impaired water bodies, and solid waste sites (Figure III-11). 

 
5Tax Credit Allocation /ƻƳƳƛǘǘŜŜΩǎ (TCAC) education score is based on math proficiency, reading proficiency, high school graduation rates, and the student poverty rate. Score ranges from 0 to 1.  
6 ¢/!/Ωǎ economic opportunity score is comprised of poverty, adult educational attainment, employment, job proximity, and median home value. Score ranges from 0 to 1. 
7 ¢/!/Ωǎ ŜƴǾƛǊƻƴƳŜƴǘŀƭ ǎŎƻǊŜ ŀǊŜ ōŀǎŜŘ ƻƴ ǘƘŜ /ŀƭ9ƴǾƛǊƻ{ŎǊŜŜƴ оΦл ƛƴŘƛŎŀǘƻǊǎΦ {ŎƻǊŜǎ ǊŀƴƎŜ ŦǊƻƳ л ǘƻ мΦ ! ƭƻǿŜǊ ǎŎƻǊŜ ƛƳǇƭƛŜǎ ƭess positive environmental outcomes.  

8 PM2.5 is defined as fine inhalable particles, with diameters that are generally 2.5 micrometers and smaller. 
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¶ The composite opportunity score9 for Redwood City shows census tracts in this area of the city fall within low resource areas while the rest of the 
city is within moderate or high resource areas (Figure III-16).  

¶ The Social Vulnerability Index (SVI) provided by the CDCτranks census tracts based on their ability to respond to a disasterτincludes four themes 
of socioeconomic status, household composition, race or ethnicity, and housing and transportation. Again, the central area τcovering areas in 
the Central, Stambaugh-Heller, and Redwood Village neighborhoodsτis most vulnerable according to the SVI.  

¶ The central area west of Highway 101 τaround the Centennial, Downtown, Stambaugh-Heller, Redwood Village, and Friendly Acres 
neighborhoodsτin Redwood City qualifies as a disadvantaged community as defined under SB 535, άŘƛǎŀŘǾŀƴǘŀƎŜŘ ŎƻƳƳǳƴƛǘƛŜǎ ŀǊŜ ŘŜŦƛƴŜŘ 
as the top 25 percent scoring areas from CalEnviroScreen10 ŀƭƻƴƎ ǿƛǘƘ ƻǘƘŜǊ ŀǊŜŀǎ ǿƛǘƘ ƘƛƎƘ ŀƳƻǳƴǘǎ ƻŦ Ǉƻƭƭǳǘƛƻƴ ŀƴŘ ƭƻǿ ǇƻǇǳƭŀǘƛƻƴǎΦέ11 

 
Efforts to increase affordable housing in areas of opportunity support more successful outcomes in educational attainment, employment, and health. 
¢ƘŜ /ƛǘȅΩǎ IƻǳǎƛƴƎ 9ƭŜƳŜƴǘ ƭŀȅǎ ƻǳǘ ŀ ŦǊŀƳŜǿƻǊƪ ǘƻ ŜƴŎƻǳǊŀƎŜ ƳƻǊŜ ŀŦŦƻǊŘŀōƭŜ ƘƻǳǎƛƴƎ ǘƘǊƻǳƎƘƻǳǘ ǘƘŜ /ƛǘȅ ǘƻ ǎǳǇǇƻǊǘ ǎǳŎƘ ƻǳǘŎomes, these efforts 
including supporting accessory dwelling units (Program H1-5) and SB 9 development (Program H4-5) in traditionally single family neighborhoods and 
increasing densities in high opportunity areas (Program H1-4). 
 
Additionally, the City is seeking to improve the overall quality of life and neighborhood conditions for all residents. More specifically, the City adopted an 
Equity Plan in 2021 that seeks to create an inclusive community where success is not predictable by race, ethnicity, or zip cƻŘŜΦ ¢ƘŜ /ƛǘȅΩǎ 9ǉǳƛǘȅ tƭŀƴ 
includes policy directives with the aim of highlighting inequities, advancing staff and constituent understanding of and attention to opportunities to 
address inequities, and ensuring equity is considered in all City work. Some of Equity Plan initiatives include the Anti-Displacement Strategy, utility 
forgiveness program, and an update to the 50/50 sidewalk repair program to account for different community needs and resources. Further, the City 
has and will continue to invest CDBG funding into making improvements in parkǎ ŀƴŘ ŎƻƳƳǳƴƛǘȅ ŎŜƴǘŜǊǎ ƭƻŎŀǘŜŘ ƛƴ ǘƘŜ /ƛǘȅΩǎ ƭƻǿŜǊ ƛƴŎƻƳŜ 
neighborhoods.  
 

 
9 ¢/!/Ωǎ composite opportunity score is made up of a combination of educational scores, proximity to jobs, access to transportation, and environmental scores and is used to determine low, moderate and high 
resource opportunity areas.  
10 CalEnviroScreen 4.0 is a statewide risk assessment tool that measures the cumulative impacts of multiple sources of pollution. The indicators were selected based on scientific literature that confirms their 
detrimental effects on human, and especially child, health; the completeness, accuracy, and currency of the data; and the widespread concerns about each indicator in California. CalEnviroScreen 4.0 was developed 
to support the Affordable Housing and Sustainable Communities program and other programs that allocate funding from sale of capand-trade revenue, but it is explicitly acknowledged as a tool that can be used for 
a variety of policy and planning purposes. 
11 https://oehha.ca.gov/calenviroscreen/sb535  

https://oehha.ca.gov/calenviroscreen/sb535
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Disparities Specific to the Population Living with a Disability  
 
Seven percent of the population in Redwood City are living with at least one disability, a slightly lower share than the county. The most common 
disabilities in Redwood City are ambulatory (3.3 percent), independent living (2.6 percent), and cognitive (2.5 percent). 
 
Of residents with a disability responding to the residentsǊŜǎƛŘŜƴǘǎΩ survey,12 32 percent said that their home does not meet the needs of their household 
member.  
 
For the population 65 and over the share of the population with an ambulatory or independent living difficulty increases. As mentioned above under 
access to transportation, San Mateo County is rapidly aging, therefore this population with a disability is likely to increase.  
 
Unemployment is disproportionately high among residents living with a disability at 9 percent compared to 3 percent for residents without a 
disability. High unemployment rates among this population points to a need for increased services and resources to connect this population with 
employment opportunities. 
 
Residents living with a disability are primarily concentrated geographically in the western part of the City close to Woodside Rd in the Farmhill and 

Roosevelt neighborhoods. This is likely due to increased transportation access and access to support services.This is likely due to an older population in 

these neighborhoods. As discussed in more detail in the Disability Status section above, the Housing Element contains several policies and programs to 

improve the housing opportunities and accessibility needs of residents with disabilities. 

 
The following discussion has been added on education, which covers local and regional analysis and proximity of proficient schools to areas 
of segregation and R/ECAPs (p. H4-33 to H4-36). Appendix B has also been added which provides additional details on education access in 
Redwood City and San Mateo County. 

¢/!/Ωǎ¢ƘŜ ŜŘǳŎŀǘƛƻƴ ŀƴŀƭȅǎƛǎ ǊŜƭƛŜǎ ƻƴ ŀ ǾŀǊƛŜǘȅ ƻŦ ƳŜŀǎǳǊŜǎ ƻŦ ǎŎƘƻƻƭ ǉǳŀƭƛǘȅΣ ƛƴŎƭǳŘƛƴƎ ¢/!/Ωǎ ŜŘǳŎŀǘƛƻƴ ǎŎƻǊŜΣ ŀ ǊŜƎƛƻƴ ŀƴŘ ƭƻŎŀl analysis of the 
characteristics of schools within Redwood City relative to the region, and an analysis of access to quality schools by Redwood City neighborhood, including 
those with R/ECAPs.  

 
12 A total of 62 persons who responded to this survey question indicated that a member of their household had a disability.  
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¢/!/Ωǎ education score is based on math proficiency, reading ǇǊƻŦƛŎƛŜƴŎȅΣ ƘƛƎƘ ǎŎƘƻƻƭ ƎǊŀŘǳŀǘƛƻƴ ǊŀǘŜǎΣ ŀƴŘ ǘƘŜ ǎǘǳŘŜƴǘ ǇƻǾŜǊǘȅ ǊŀǘŜΦ !ŎŎƻǊŘƛƴƎ ǘƻ ¢/!/Ωǎ 
educational opportunity map, a few census tracts in Redwood City score below 0.25τopportunity scores are presented on a scale from zero to one and 
the higher the number, the more positive the outcomes (see Figure III-1). These census tracts are east of Highway 101 and in the central part of the city.  
é 
Figure III-2 shows the percentile rankings of public schools in Redwood City and surrounding cities. The ranking system was developed by Public School 
Review, an online tool that provides detailed profiles of public schools across the United States and their surrounding communities. The scores are 
ōŀǎŜŘ ƻƴ ƻǾŜǊŀƭƭ ǘŜǎǘƛƴƎ ǎŎƻǊŜǎΣ ǿƘƛŎƘ ƭƻƻƪǎ ŀǘ ŀ ǎŎƘƻƻƭΩǎ ƳŀǘƘ ŀƴŘ 9ƴƎlish proficiency test scores for the 2018-2019 school year. Schools in Redwood 
City range widely from schools in the top five percent to the bottom 50 percent of the state. Schools with lower ranking scores are generally in the 
northeast (Redwood Village) and southeast (Woodside Plaza) regions of the city. The areas within which these schools are located coincide with 
predominantly non-White neighborhoods in the City (Figure II-6) and lower income neighborhoods (Figure II-27). These schools are also in lower 
resource TCAC opportunity areas, as previously shown. When comparing lower performing schools (Figure III-2) with R/ECAPS Figure II-30, there is one 
school located within the R/ECAP in Redwood City and a number of schools located in Edge R/ECAPs (Table 4-2). 

Table 4-2: School Performance and R/ECAPs 
School Name 2019 Edge R/ECAP 

 
2019 R/ECAP State Ranking School Performance 

Score 

Design Tech High No No Top 30% 8/10 

Henry Ford 
Elementary 

No No Top 50% 7/10 

Hoover 
Elementary 

No Yes Bottom 50% 4/10 

John F. Kennedy 
Middle 

No No Top 50% 6/10 

McKinley 
Institute of 
Technology 

Yes No Bottom 50% 5/10 

North Star 
Academy 

Yes No Top 1% 10/10 

Orion Alternative No No Top 30% 8/10 
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Redwood High No No Bottom 50% 1/10 

Redwood Shores 
Elementary 

No No Top 10% 10/10 

Rocketship 
Redwood City 

No No Top 50% 6/10 

Roosevelt 
Elementary 

No No Bottom 50% 5/10 

Roy Cloud 
Elementary 

No No Top 10% 10/10 

Sandpiper 
Elementary 

No No Top 5% 10/10 

San Mateo 
County Special 
Education 

No No Bottom 50% 1/10 

Sequoia High No No Top 50% 7/10 

Summit 
Preparatory 
Charter High 

No No Top 50% 7/10 

Taft Elementary Yes No Bottom 50% 4/10 

 
In general, throughout the region, areas with higher concentrations of affluence have higher performing schools, as demonstrated by the school 
performance in neighboring San Carlos (Figure III-2). More affluent families (this is often correlated with lower minority percentage student bodies as 
well) often have additional resources to support outside tutoring and test preparation. Furthermore, studies point to the fact that there is a strong 
ŎƻǊǊŜƭŀǘƛƻƴ ōŜǘǿŜŜƴ ŀ ŎƘƛƭŘΩǎ ǇŀǊŜƴǘǎΩ ŜŘǳŎŀǘƛƻƴŀƭ ŀŎƘƛŜǾŜƳŜƴǘ ŀƴŘ ǘƘŜ ŎƘƛƭŘΩǎ ŜŘǳŎŀǘƛƻƴŀƭ ƻǳǘŎƻƳŜǎΦ13  

 
13  Benner, A. D., Boyle, A. E., & Sadler, S. (2016). Parental involvement and ŀŘƻƭŜǎŎŜƴǘǎΩ educational success: The roles of prior achievement and socioeconomic status. Journal of Youth and Adolescence, 45(6), 
1053ς1064. https://doi.org/10.1007/s10964-016-0431-4; Dubow, E. F., Boxer, P., & Huesmann, L. R. (2009). Long-term effects of ǇŀǊŜƴǘǎΩ education on ŎƘƛƭŘǊŜƴΩǎ educational and occupational success. Merrill-
Palmer Quarterly, 55(3), 224ς249. https://doi.org/10.1353/mpq.0.0030; Kalil, A., Ryan, R., & Corey, M. (2012). Diverging destinies: Maternal education and the developmental gradient in time with children. 
Demography, 49(4), 13611383. https://doi.org/10.1007/s13524-012-0129-5 
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School performance based on standardized testing generally does not paint a complete picture of the school. Studies indicate that standardized tests 
reward memorization but may discourage more analytical thinking.14 The tests do not evaluate creativity, problem solving, critical thinking, artistic 
ability, or other knowledge areas that cannot be judged through the standard testing process. Additionally, because of the small sample of knowledge 
that is tested, standardized tests provide a very incomplete picture of student achievement.  
See also Appendix B: Disparate Access to Educational Opportunities for additional detail on educational access in Redwood City and San Mateo County. 
 
The following analysis has been added describing factors that affect the disparities in access to jobs within the City and how it affects 
protected groups (p. H4-36 to H4-37): 
¢/!/Ωǎ ŜŎƻƴƻƳƛŎ ƻǇǇƻǊǘǳƴƛǘȅ ǎŎƻǊŜ (0 to 1) is comprised of poverty, adult educational attainment, employment, job proximity, and median home value. 
¢ƘŜ /ƛǘȅΩǎ ƘƛǎǘƻǊƛŎŀƭ ǇŀǘǘŜǊƴ ƻŦ ŘŜǾŜƭƻǇƳŜƴǘ Ƙŀǎ Ǉlayed a critical role in the location of jobs in the city. As the County seat and the first city to 
incorporate in San Mateo County, Downtown Redwood City was the original concentration of office and government uses, as well as social services. 
During the 1980s, 1990s, and 2000s, Downtown saw disinvestment and related outcomes. However, Downtown has experienced a resurgence. Today, 
Downtown Redwood City is known as an activity center and is in high demand for new housing and office opportunities. I¦5Ωǎ Ƨƻō proximity index 
shows these areas are in relatively close proximity to jobs (Figure III-9). 
As indicated in Figure III-9, which measures how close neighborhoods are to major employment centers, jobs proximity in Downtown and the 
northeastern part of the City at large is high (ranking the highest in the HUD Jobs Proximity Index). This area is also correlated with the highest diversity 
(Figure II-11; see also Figure II-6: Percent Non-White Population.) In addition to concentrations of non-White population, this area is also home to higher 
levels of low- and moderate-income households (Figure II-27). Children living in single female parent households are also likely to live near areas of 
better job proximity in Redwood City (Figure II-22).  
Hispanic and !ŦǊƛŎŀƴ !ƳŜǊƛŎŀƴ ǊŜǎƛŘŜƴǘǎ ŀǊŜ ƳƻǊŜ ƭƛƪŜƭȅ ǘƘŀƴ ƻǘƘŜǊǎ ǘƻ ǿƻǊƪ ƭƻǿ ǿŀƎŜ Ƨƻōǎ ǘƘŀǘ Řƻ ƴƻǘ ǎǳǇǇƻǊǘ ǘƘŜ ǊŜƎƛƻƴΩǎ ƘƻǳǎƛƴƎ ǇǊƛŎŜǎΣ resulting in 
higher rates of cost burden and overcrowding, and migration into communities like Redwood City that offer relative affordability.  
 
However, higher numbers of persons with disabilities (Figure II-14) are located further from the jobs centers, in the hills in the southwestern area of 

Redwood City. The higher rate of disabilities in this area is correlated with a higher percentage of seniors, who may be retired.   In Redwood City, areas 

with the lowest economic opportunity scoresτ (Figure III-8)τbelow 0.25τ are concentrated in the central part of the City and tend to coincide with 

 
14 Harris, Phillip. Standardized Tests Do Not Effectively Measure Student Achievement. Association for Educational Communications and Technology, 2012; ά{ǘŀƴŘŀǊŘƛȊŜŘ Tests." International Encyclopedia of the 
Social Sciences. 2nd ed., vol. 8, 2008. 
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R/ECAP and edge R/ECAP areas. I¦5Ωǎ Ƨƻō ǇǊƻȄƛƳƛǘȅ ƛƴŘŜȄτwhich measures how close neighborhoods are to major employment centersτshows 

these areas are in relatively close proximity to jobs 

 
The following has been added describing and analyzing local and regional access to transit (p. H4-37 to H4-39) and now includes an 
updated map of transit access showing the latest information from transit providers (p. H4-97):  
 
ώ¢/!/Ωǎ ǘǊŀƴǎǇƻǊǘŀǘƛƻƴ ƻǇǇƻǊǘǳƴƛǘȅ ǎŎƻǊŜ ŀƴŘ ƳŀǇǎ ǿŜǊŜ ƴƻǘ ŀǾŀƛƭŀōƭŜ ŀǘ ǘƘŜ ǘƛƳŜ ƻŦ ǘƘƛǎ ǊŜǇƻǊǘ] SamTrans provides bus services in San Mateo County 
including Redi-Wheels paratransit service. The San Mateo County Transit District acts as the administrative body for transit and transportation programs 
in the county including SamTrans and the Caltrain commuter rail. The Redwood City Station is a Caltrain commuter rail station located in Downtown 
Redwood City. 
 
In 2018, the Metropolitan Transportation Commission (MCTMTC), which covers the entire Bay Area, adopted a coordinated public transit and human 
services transportation plan. While developing the coordinated plan, the MCTMTC conducted extensive community outreach about transportation 
within the area. Below is a summary of comments relevant to Redwood City and San Mateo County. 
 

ά{ŀƴ aŀǘŜƻΩǎ tŀǊŀǘǊŀƴǎƛǘ Coordinating Council (PCC) and County Health System, as well as the Peninsula Family Service Agency provided 
feedback. The most common themes expressed had to do with pedestrian and bicycle needs at specific locations throughout the county, though 
some covered more general comments such as parked cars blocking sidewalk right-of-way and a desire for bike lanes to accommodate motorized 
scooters and wheelchairs. Transportation information, emerging mobility providers, and transit fares were other common themeǎΦέ 
 
While some comments related to the use of car share, transportation network companies (TNCs), or autonomous vehicles as potential solutions, 
ƻǘƘŜǊ ŎƻƳƳŜƴǘǎ ŎŀƭƭŜŘ ŦƻǊ ǘƘŜ ƛƴŎǊŜŀǎŜŘ ŀŎŎŜǎǎƛōƛƭƛǘȅ ŀƴŘ ŀŦŦƻǊŘŀōƛƭƛǘȅ ƻŦ ǘƘŜǎŜ ǎŜǊǾƛŎŜǎ ƛƴ ǘƘŜ ƳŜŀƴǘƛƳŜΦέ15 

 
A partnership between the World Institute on Disability and the MTC created the research and community engagement project TRACS (Transportation 
wŜǎƛƭƛŜƴŎŜΣ !ŎŎŜǎǎƛōƛƭƛǘȅ ϧ /ƭƛƳŀǘŜ {ǳǎǘŀƛƴŀōƛƭƛǘȅύΦ ¢ƘŜ ǇǊƻƧŜŎǘΩǎ ƻǾŜǊŀƭƭ Ǝƻŀƭ ƛǎ ǘƻΣ άǎǘƛƳǳƭŀǘŜ ŎƻƴƴŜŎǘƛƻƴ ŀƴd communication between the community of 
seniors and people with disabilities together with the transportation systemς the agencies in the region local to the San Francisco bay, served by 

 
15 https://mtc.ca.gov/sites/default/files/MTC_Coordinated_Plan.pdf  

https://mtc.ca.gov/sites/default/files/MTC_Coordinated_Plan.pdf
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a¢/Φέ16 TRACS highlights that improving accessibility requires engagŜƳŜƴǘ ŦƻǊ ǘƘŜ ŎƻƳƳǳƴƛǘȅ ōŜŎŀǳǎŜ ǘƘŜǊŜ ŀǊŜ ƴƻ άǿŀǘŎƘ-ŘƻƎέ ǎȅǎǘŜƳǎ ƛƴ ǇƭŀŎŜ ǘƻ 
hold agencies accountable.  
 
As part of the TRACS outreach process, respondents were asked to share their compliments or good experiences with MCTregional and local transit. 
One respondent who had used multiple services said, άƛǘ ƛǎ Ƴȅ ǎŜƴǎŜ ǘƘŀǘ {ŀƳ¢Ǌŀƴǎ ƛǎ ǘƘŜ ōŜǎǘ .ŀȅ !ǊŜŀ transit provider in terms of overall disability 
ŀŎŎƻƳƳƻŘŀǘƛƻƴΦέ 
 
The San Mateo County Transit District updated their Mobility Plan for Older Adults and People with Disabilities in 2018. According to the district, the 
ŎƻǳƴǘȅΩǎ ǎŜƴƛƻǊ ǇƻǇǳƭŀǘƛƻƴ ƛǎ ŜȄǇŜŎǘŜŘ to grow more than 70 percent over the next 20 years and the district is experiencing unprecedented increases in 
paratransit ridership. The plan is targeted at developing effective mobility programs for residents  with disabilities and older adults including viable 
alternatives to paratransit, partnerships, and leveraging funding sources.17 
 
MCTMTC also launched Clipper STARTτan 18-month pilot projectτ in 2020 which provides fare discounts on single transit rides for riders whose 
household income is no more than double the federal poverty level.18  
 
Public transit in Redwood City is focuses on higher density corridors, commute trips and disadvantaged residents. Service providers for transit include 
Caltrain, SamTrans, Commute.org (shuttles), and Stanford (Marguerite Shuttle). Public transit lines and bus stops are located along main roads in the 
City. Figure III-10 illustrates that all neighborhoods in the City are within a ½ mile distance from the nearest bus stop or bus line. The alltransit.cnt.org 
website publishes transit scores for geographic areas by measuring the number of transit trips per week a household takes and the quality of transit 
service available to connect residents and jobs. Based on these factors, Redwood City has a performance score of 5.7 out of 10, meaning there is a 
moderate combination of trips per week and number of jobs accessible enabling a moderate number of people to take transit to work. This score is 
slightly lower than San Mateo County as a whole (with a score of 6.1). The data also indicates that 88.4 percent of all jobs in the City are located within 
½ mile of transit. As for transit accessibility by tenure for Redwood City residents, it is evenly split, roughly 50.5 percent of owner-occupied households 
are within a half mile of transit, while 49.5 percent of renter-occupied households are within a half mile. In San Mateo County as a whole, owner-
occupied households are more likely to live within a half mile to transit stops/lines than renter-occupied households (57.5 percent and 42.5 percent, 
respectively). 

 
16 https://wid.org/transportation-accessibility/  
17 https://www.samtrans.com/Planning/Planning_and_Research/Mobility_Plan_for_Older_Adults_and_People_with_Disabilities.html  
18 https://mtc.ca.gov/planning/transportation/access-equity-mobility/clipperr-startsm  

https://wid.org/transportation-accessibility/
https://www.samtrans.com/Planning/Planning_and_Research/Mobility_Plan_for_Older_Adults_and_People_with_Disabilities.html
https://mtc.ca.gov/planning/transportation/access-equity-mobility/clipperr-startsm
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Figure III -910.  
Transit Access  
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The following has been added analyzing local and regional disparities of environmental access to opportunity (p.H-39 to H-40): 
CalEnviroScreen (CES) was developed by the California Environmental Protection Agency (CalEPA) to evaluate pollution sources in a community while 
ŀƭǎƻ ŀŎŎƻǳƴǘƛƴƎ ŦƻǊ ŀ ŎƻƳƳǳƴƛǘȅΩǎ ǾǳƭƴŜǊŀōƛƭƛǘȅ ǘƻ ǘƘŜ ŀŘǾŜǊǎŜ ŜŦŦŜŎǘǎ ƻŦ ǇƻƭƭǳǘƛƻƴΦ Lǘ ƛǎ ŀ ŎƻƳǇƻǎƛǘŜ ǎŎƻǊŜ ƻŦ мо Ǉƻƭƭǳǘƛƻƴ indicators and eight population 
characteristics (such as rates in chronic diseases, housing cost burden, educational attainment, poverty, linguistic isolation, and poverty). The analysis 
produces a percentile ranking of census tracts based on the average scores for the pollution and population indicators. The percentile ranking for each 
ŎŜƴǎǳǎ ǘǊŀŎǘ ŘŜƳƻƴǎǘǊŀǘŜǎ ǘƘŜ ŘŜƎǊŜŜ ƻŦ ōǳǊŘŜƴǎ ǇǊŜǎŜƴǘ ŀƴŘ Ƙƻǿ ǾǳƭƴŜǊŀōƭŜ ǇŜƻǇƭŜ ŀǊŜ ǘƻ ǘƘŜ ǇƻƭƭǳǘƛƻƴΩǎ ŜŦŦŜŎǘǎ ƛƴ ǘƘŀǘ ǘǊŀŎt, relative to the rest of 
ǘƘŜ {ǘŀǘŜΩǎ ŎŜƴǎǳǎ ǘǊacts. 
¢/!/Ωǎ ƻǇǇƻǊǘǳƴƛǘȅ areas mapping also produces environmental scores that are based solely on the CalEnviroScreen 3.0 indicators, which identify areas 
disproportionately vulnerable to pollution sources pollution indicators and values. These include variables such as ozone, PM2particulate matter 2.5, 
diesel PM, pesticidesparticulate matter, toxic release from facilities, traffic, cleanup sites,  impacts, pesticide use, drinking water contaminants, lead 
exposure, groundwater threats, cleanup sites, hazardous waste, solid waste, and impaired water bodies, and solid waste sites. These scores are then 
assigned to a scale between 0 and 1, where 1 means more positive environmental outcomes and 0 means less positive environmental outcomes. 
Generally,Figure III-11 shows the TCAC environmental scores and that census tracts around Highway 101 have the worse scores, while census tracts 
further west have better environmental scores. HoweverIn comparison to surrounding jurisdictions, areas along the bay have less positive 
environmental outcomes, such as the bay shore along Menlo Park and East Palo Alto. Figure III-12 illustrates the CalEnviroScreen 3.0 scores by census 
tracts for Redwood City. This data demonstrates that census tracts in Downtown, near the port, and in Central Redwood City neighborhoods are 
disproportionately exposed to pollution and experience socioeconomic burdens than those neighborhoods that are in the southwest region of the City. 
Residents in close proximity to the Downtown and Central Redwood City are more likely to be non-White (Figure II-6), and are also likely to be of low- or 
moderate-income levels (Figure II-27). Residents of these tracts are in close proximity to the Port and other industrial sites, which can be found in the 
northeast part of the City. This area has a long history of industrial uses; industrial uses can create an increased potential for pollution exposure. At a 
regional level, Redwood City has a much lower CalEnviroScreen score compared to other cities in the region; the only other city that has similar levels of 
pollution and population burdens, is South San Francisco. Neighboring cities like San Carlos and Menlo Park have much lower scores, indicating much 
better environmental conditions, compared to Redwood City. ¢Ƙƛǎ Ŏŀƴ ƭŀǊƎŜƭȅ ōŜ ŀǘǘǊƛōǳǘŜŘ ǘƻ ǘƘŜ /ƛǘȅΩǎ ƘƛǎǘƻǊƛŎ ŘŜǾŜƭƻǇƳŜƴǘ ǇŀǘǘŜǊƴ ŀǎ ŀ ŎŜƴǘŜǊ ŦƻǊ 
industrial with the Port of Redwood City while surrounding jurisdictions developed as largely suburban bedroom communities.  
Despite these less favorable environmental conditions, the City scores relatively high on the California Healthy Places Index (HPI)). The Healthy Places 
Index (HPI) is a new tool that allows local officials to diagnose and change community conditions that affect health outcomes and the wellbeing of 
residents. The HPI tool was developed by the Public Health Alliance of Southern California (PHASC).  
The HPI includesto assist in comparing community conditions across the state and combined 25 community characteristics in eight categories including 

such as housing, education, economic, and social, education, transportation, neighborhood, housing, clean environment, and healthcare factors into a 
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single indexed HPI Percentile Score, where lower percentiles indicate less healthy conditions.19 The central area west of Highway 101 in Redwood City 

scores the lowest on the HPI. 

 

Disproportionate Housing Need, 
Including Displacement Risk:  
 
While the element included some 
data, some additional data and 
analysis for cost burden, 
overcrowding, substandard housing, 
homelessness and displacement are 
needed.  
 
The element must describe and 
analyze cost burden geographically 
at a local and regional level.  
 
In addition, the element must 
describe the concentrated area of 
overcrowding within the City as well 
as provide a regional analysis.  
 
The element must describe any 
concentrations of substandard 
housing.  
 

Additional information has been added in the discussion for cost burden, overcrowding, substandard housing, homelessness and 
displacement. See below for details. 
 
The following has been added analyzing cost burden geographically at a local and regional level (p. H4-45 to H4-46): 
State and federal programs define whether a household experiences a housing cost burden (or is considered overpaying) as any household spending 
more than 30 percent of its gross annual income on housing. When a household spends more than 30 percent of its income on housing costs, it has less 
disposable income for other necessities such as health care or education. In the event of unexpected circumstances such as loss of employment or 
health problems, lower-income households with a housing cost burden are more likely to become homeless or double up with other households. Cost 
burden is an issue that is seen throughout the region and county to a degree. 
 
Over 50 percent of all renter households in Redwood City are cost burdenedτspending more than 30 percent of their gross income on housing costsτ
and close to one third are severely cost burdenedτspending more than 50 percent of their gross income on housing costs. Cost burdened households 
have less money to spend on other essentials like groceries, transportation, education, healthcare, and childcare. Severely cost burdened households 
are considered at risk for homelessness. 
 
The rates of cost burden in Redwood City are slightly higher than the county overall. Lower income households are more likely to experience housing 
cost burden. Three fourths of households earning less than 30 percent AMIτconsidered extremely low income householdsτare severely cost 
burdened, compared to only one percent of households earning more than 100 percent of AMI.  
 
There are disparities in housing cost burden in Redwood City by race and ethnicity and family size. Hispanic (61 percent) households experience the 
highest rates of cost burden in the City. Non-Hispanic White (34 percent) and other or multi-racial households (16 percent) experience the lowest cost 
burden. 
 

 
19 https://healthyplacesindex.org/about/  

https://healthyplacesindex.org/about/
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The element must also provide 
demographic information on the 
homeless population and evaluate 
impacts on protected characteristics 
and disparities in access to 
opportunity (e.g., access to 
services).  
 
Lastly, the element must describe 
displacement due to disinvestment 
and disaster. 

Figure IV-13 demonstrates the distribution of overpayment by renters for tracts throughout Redwood City. Renters throughout the city experience 
housing cost burden; however, overpayment by renters is more severe in the Central and Downtown region of the City, where in most tracts 40 to over 
80 percent of households pay more than 30 percent of their income toward housing costs. As noted previously, this area is also an area of higher 
pollution burden (Figure III-12), higher proportion of non-White residents (Figure II-6) and lower income residents (Figure II-27). On the southwest side 
of the city, where there is less housing density and more single family homes, housing cost burden is lower. Residents in this area are more likely to be 
homeowners, and in these tracts the percentage of renters experiencing housing cost burden is much lower (less than 20 percent in most tracts). 
Compared to neighboring cities in the County, renter occupants in Redwood City experience housing cost burden at a relatively similar rate compared to 
areas with similar demographics in cities such as Pacifica, San Mateo, Menlo Park, and East Palo Alto.  
 
Figure IV-14 shows the distribution of homeowners in Redwood City paying more than 30 percent of their income on housing. The intensity of housing 
cost burdens for homeowners (while still there) is not as significant as that of renter occupants. Generally, only 20 to 40 percent of households 
throughout the tracts are cost burdened, there is one particular tract where there is a slight uptick and the rate of cost burden is 40 to 60 percent, this 
same tract was previously identified as having relatively more female-headed households and having lower to moderate income levels. It should also be 
mentioned that even in areas previously identified as being of higher income levels (upwards of $125,000), residents throughout the City still experience 
cost burdens regardless of occupancy type and income. Cost burden by homeownership is more apparent in Redwood City compared to neighboring 
cities such as San Carlos, Menlo Park, and East Palo Alto. 
 
 
 
The following has been added describing the concentrated area of overcrowding within the City as well as a regional analysis (p. H4-47 to 
H4-48): 
In response to a mismatch between household income and housing costs in a community, some households may not be able to buy or rent housing that 
provides a reasonable level of privacy and space. 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). 
 
The vast majority of households (91 percent) in Redwood City are not overcrowdedτindicated by more than one occupant per room. This compares to 
92 percent in San Mateo County and 93 percent in the Bay Area overall, are not overcrowded, meaning that Redwood City households are slightly more 
likely to be living in overcrowded conditions than residents in the County and Bay Area overall (Figure IV-15). However, renter households are 
significantly more likely to be overcrowded with 15.5 percent of households having more than one occupant per room compared to 2.2 percent of 
owner households. Lower income households are also significantly more likely to experience overcrowding (Figure IV-18).  
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Severe overcrowding occurs when 1.5 people or more live in a room. Of the 9% of Redwood City households who are overcrowded, 1,407 are severely 
overcrowded. This is 5 percent of all households in the City. Redwood City households are slightly more likely to be living in severe overcrowded 
households compared to the County (3 percent) and Bay Area (3 percent) overall (Figure IV-15).  
 
The resident survey shows higher needs: 30 percent of respondents ǎŀƛŘ ǘƘŀǘ ǘƘŜƛǊ ƘƻǳǎŜ ƻǊ ŀǇŀǊǘƳŜƴǘ ƛǎƴΩǘ ōƛƎ ŜƴƻǳƎƘ ŦƻǊ ǘƘŜƛǊ ŦŀƳƛƭȅ ƳŜƳōŜǊǎΦ  
 
As demonstrated in Figure IV-19, tracts in the downtown/central region are more overcrowded than other areas of the City. In these tracts, 12 to over 
нл ǇŜǊŎŜƴǘ ƻŦ ƘƻǳǎŜƘƻƭŘǎΩ experience overcrowding. Once again, these areas have been demonstrated to have more lower income (Figure II-27) and 
predominantly non-White residents (Figure II-6). These areas also experience higher levels of housing cost burden (Figure IV-13) for renters, and are 
confronted with socio-economic and pollution burdens as highlighted in the CalEnviroScreen analysis (Figure III-12). Residents in these areas are likely to 
reside in these areas given that the cost of housing is relatively low compared to other parts of the region, where median rent costs are generally in the 
$1,500 to $2,000 range (see Figure IV-29). 
 
Regionally, Redwood City as well as other cities such as San Mateo, Daly City, and East Palo Alto have a relatively higher percentages of overcrowded 
households in comparison to the County as a whole.  
It is also worth considering that in some instances the data for overcrowded housings conducted may be undercounted. Often times some households, 
such as those with undocumented status occupants, are overcrowded and undercounted, which can imply that these rates may possibly be higher than 
indicated.   
 
Racial and ethnic minorities are more likely than non-Hispanic White households to experience overcrowding. (Figure IV-17). Hispanic households (28 
percent), other race households (34 percent), and Black or Asian households (seven percent) experience the highest rates of overcrowding. Low and 
moderate income households are also more likely to be overcrowded. 
 
Geographically, overcrowded households are concentrated in the same areas as cost burdened households, in the central part of the city., meaning that 
the greatest needs of overcrowded households is in finding affordable housing and reducing cost burden.  
 
 
The following discusses the location of code enforcement cases regarding substandard housing (p. H4-48): 
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Substandard housing is housing that poses a risk to the health, safety, and/or physical well-being of residents. Of the approximately 35 housing units per 
year that Code Enforcement staff inspects, an estimated five to 10 residential properties per year that could be considered substandard; staff then works 
with property owners to bring units up to Code and address substandard housing issues. All such issues were resolved in recent years. There is no 
concentration of substandard housing issues; these code enforcement cases have been located in Downtown, surrounding neighborhoods, and along 
corridors, in both multi-family and single family homes.  
 
In addition to overcrowding, renter households are also more likely to have substandard kitchen and plumbing facilities compared to owner households. 
Generally, a low share of households are lacking kitchen or plumbing. For renters, 1.2 percent are lacking kitchen facilities while 0.6 percent are lacking 
plumbing. For owners, 0.3 percent and 0.4 percent are lacking kitchen or plumbing facilities respectively. The CƛǘȅΩǎ ǎƘŀǊŜ ƻŦ ƘƻǳǎŜƘƻƭŘǎ ƭƛǾƛƴƎ ƛƴ 
substandard units (lacking kitchen or plumbing facilities) is similar to the County overall (1.2 percent lacking kitchen and .4 lacking plumbing facilities).  
 
The following has been added regarding demographic information on the homeless population. This also includes an evaluation on the 
impacts on protected characteristics and disparities in access to opportunity (e.g., access to services) (p. H4-48 to H4-49).  
In 2019, 1,512 people were experiencing homelessness countywide, 40 percent of people were in emergency or transitional shelter while the remaining 
60 percent were unsheltered. The majority of unsheltered people experiencing homelessness were in households without children. The majority of 
people in transitional housing were in households with children. 
 
People who identify as American Indian or Alaskan Native (6 percent homeless, less than one percent of the general population), Black (13 percent, 2 
percent), White (67 percent, 51 percent), and Hispanic (38 percent, 28 percent) are overrepresented in the homeless population compared to their 
share of the general population. People struggling with chronic substance abuse (112 people), severe mental illness (305), and domestic violence (127) 
represent a substantial share of the homeless population in 2019.  
 
In Redwood City in 2019, an estimated 221 persons were experiencing homelessness and in 2022, an estimated 245 persons were experiencing 
homelessness, an increase of 9 percent. Demographic information is not available at the city level; however, it is reasonable to conclude that persons 
experiencing homelessness share similar demographics to those who are living in poverty and/or face severe levels of cost burden. In Redwood City, the 
highest rates of poverty are for American Indian residents (36.5 percent live in poverty) and Black residents (23 percent live in poverty) and these 
individuals are likely to be over-ǊŜǇǊŜǎŜƴǘŜŘ ƛƴ ǘƘŜ ŎƛǘȅΩǎ ƘƻƳŜƭŜǎǎ ǇƻǇǳƭŀǘƛƻƴΦ  
 
In 2021, Redwood City conducted an unofficial homeless census, with surveys gathered at over 25 homeless encampment locations. A total of 101 
surveys were completed at that time. Most persons experiencing homelessness in Redwood City are male (77 percent) and approximately half of 
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respondents identified as having a disability, either mental health disability, a physical disability, developmental disability, or chronic health condition. 
Thirteen percent are Veterans. Nearly half (43 percent) speak Spanish as their primary language. Most persons experiencing homelessness are between 
the ages of 25 and 54 (77 percent). Five percent are over 62 years old, 14 percent are between 55 and 61 years old, and three percent are between 18 
and 24. Encampments were located generally near Highways 101 and 84 (and the extension of Highway 84), in Downtown, or in vacant/underutilized 
commercial spaces, but were not concentrated in one location.   
 
In Redwood City, the City Council has a long-standing commitment to support our unhoused and housing insecure residents to provide services and 
ŜƳŜǊƎŜƴŎȅ ƘƻǳǎƛƴƎΣ ǿƘƛƭŜ ŀŘŘǊŜǎǎƛƴƎ ŎƻƴŎŜǊƴǎ ŀōƻǳǘ ǇǳōƭƛŎ ƘŜŀƭǘƘΣ ŜƴǾƛǊƻƴƳŜƴǘŀƭ ƛƳǇŀŎǘǎΣ ŀƴŘ ǇǳōƭƛŎ ǎŀŦŜǘȅΦ ¢ƘŜ /ƛǘȅΩǎ ƛƴǘŜǊ-departmental Housing 
and Homeless Innovation Team continues to look at ways to pro-actively address these impacts. The Fair Oaks Community Center is a multi-service 
facility offering a variety of services to the broader Redwood City Community.  The Fair Oaks Community Center is located at 2600 Middlefield Road, 
Redwood City and provides information and referrals, as well as mobile shower and laundry service, a homeless help desk provided by S. Vincent de 
tŀǳƭΣ ŀƴŘ ǎŜǊǾƛŎŜǎ ŦƻǊ ƻƭŘŜǊ ŀŘǳƭǘǎΣ ŎƘƛƭŘ ŎŀǊŜΣ ǘŜƴŀƴǘΩǎ ǊƛƎƘǘǎ ŎƭƛƴƛŎΣ ŀƴŘ ƛƳƳƛƎǊŀǘƛƻƴκŎƛǘƛȊŜƴǎƘƛǇ ǎŜǊǾƛŎŜǎΦ  Fair Oaks Community Center is also the entry 
point into the Countywide Coordinated Entry System (CES) which is the Housing Crisis Resolution System of the Continuum of Care for the homeless in 
San Mateo County. 
 
The following has been added describing displacement due to disinvestment and disaster: 
To address displacement pressures in the community, the City has recently adopted an Anti-Displacement Strategy that includes recommendations for 
preserving unsubsidized affordable housing units and mobile home parks and amending and improving tenant protection measures to help ensure 
lower income residents can remain living in the City (see Program H6-1 for more information).  
According to the Urban Displacement Project, renters living in census tracts in the central part of the City and east of Highway 101 are vulnerable to 
displacement20τthese same Tracts have high shares of renter households. In these areas, an estimated 1,721 owner and 5,221 renter households are 
susceptible to or experiencing displacement. Additionally, areas of the city with the highest cost burden and overcrowdingτalong the waterfrontτare 
included in the Special Flood Hazard Areas.  

 
20 Categories are combined as follows for simplicity, for detailed criteria visit https://www.urbandisplacement.org/maps/sf-bay-area-gentrification-and-displacement/:  
--At risk of or Experiencing Exclusion: At Risk of Becoming Exclusive; Becoming Exclusive; Stable/Advanced Exclusive 
--At risk of or Experiencing Gentrification: At Risk of Gentrification; Early/Ongoing Gentrification; Advanced Gentrification 
--Stable Moderate/Mixed Income: Stable Moderate/Mixed Income 
--Susceptible to or Experiencing Displacement: Low-Income/Susceptible to Displacement; Ongoing Displacement 
--Other: High Student Population; Unavailable or Unreliable Data 

https://www.urbandisplacement.org/maps/sf-bay-area-gentrification-and-displacement/
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The Multijurisdictional Local Hazard Mitigation Plan (2021) reports past occurrences of natural hazards for which specific damage was recorded since 
1954. Hazards in Redwood City include flood, fire, severe storms, and earthquakes. The report provides a hazard risk ranking, with sea level rise/climate 
ŎƘŀƴƎŜΣ ŦƭƻƻŘƛƴƎΣ ŜŀǊǘƘǉǳŀƪŜΣ ƭŀƴŘǎƭƛŘŜκƳŀǎǎ ƳƻǾŜƳŜƴǘǎΣ ŀƴŘ ŘŀƳ ŦŀƛƭǳǊŜ ŀƭƭ ǊŀƴƪŜŘ άƘƛƎƘέΤ ǿƛƭŘŦƛǊŜ ŀƴŘ ǎŜǾŜǊŜ ǿŜŀǘƘŜǊ ǿŜǊŜ ǊŀƴƪŜŘ άƳŜŘƛǳƳέΤ and 
ǘǎǳƴŀƳƛ ŀƴŘ ŘǊƻǳƎƘǘ ǿŜǊŜ ǊŀƴƪŜŘ άƭƻǿέΦ ¢ƘŜǊŜ ƘŀǾŜ ōŜŜƴ ƴƻ ǊŜǇŜǘƛǘƛǾŜ ƭƻǎǎ ǇǊƻǇŜǊǘƛŜǎ ǘƘŀǘ ǿŜǊŜ ƛŘŜƴǘƛŦƛŜŘΦ ¢ƘŜ ŦƻƭƭƻǿƛƴƎ ǎǇŜŎific issues that could 
affect existing housing have been identified based on a review of the results of the risk assessment, public involvement strategy, and other available 
resources: 
 

¶ Redwood Shores ς The Redwood Shores Community was built upon reclaimed land in the San Francisco Bay marshes. The soft ground that 
supports the community, known as bay mud, poses serious liquefaction concerns for a moderate to large earthquake. Additionally, Redwood 
Shores is vulnerable to sea-level rise due to the large levee system that currently shields the community from the bay. 

¶ US 101/Bayshore Road ς A series of mobile home parks along US 101 and Bayshore Road are identified at-risk areas for flooding. However, the 

Bayfront Canal & Atherton Channel project is currently construction and will reduce flooding in this area by diverting storm water into managed 

ponds.  Additionally, the City annually undertakes weed abatement and debris removal to improve stormwater flow and reduce flooding risks in 

this area. 

 
!ǎ ƳƛǘƛƎŀǘƛƻƴ ŀŎǘƛƻƴǎ ŀŘŘǊŜǎǎƛƴƎ ǘƘŜǎŜ ƛǎǎǳŜǎ ŀǊŜ ƛƴŎƭǳŘŜŘ ƛƴ ǘƘŜ IŀȊŀǊŘ aƛǘƛƎŀǘƛƻƴ tƭŀƴΩǎ ŀŎǘƛƻƴ ǇƭŀƴΣ ǘƘŜ Ǌƛǎƪ ƻŦ ŘƛǎǇƭŀŎŜƳent due to disaster is 
expected to be minimal. The risks of displacement due to disinvestment are also anticipated to be minimal or nonexistent. Redwood City is experiencing 
demand for nonresidential and residential development throughout the city, with no significant areas of disinvestment or concern.   
 
Additional information has also been added regarding subsidized rental housing p. H4-3 and H4-17: 

ü Redwood City has a significantly larger number of subsidized rental housing compared to neighboring communities and provides a greater 
ǎƘŀǊŜ ƻŦ ǘƘŜ /ƻǳƴǘȅΩǎ ŀŦŦƻǊŘŀōƭŜ ƘƻǳǎƛƴƎ ǎǘƻŎƪ ŎƻƳǇŀǊŜŘ ǘƻ ǘƘŜ /ƛǘȅΩǎ ǎƘŀǊŜ ƻŦ ǘƘŜ /ƻǳƴǘȅ ǇƻǇǳƭŀǘƛƻƴΦ CƛƎǳǊŜǎ L-8 and I-9 show the number 
of estimated rental homes assisted by Section 8 contracts according to the National Housing Preservation Database and Figures I-10 and 
I-11 shows the number of affordable housing properties assisted with Low Income Housing Tax Credits (LIHTC) and other State and Federal 
funding sources.  

Χ 
According to the California Department of Housing and Community Development AFFH Data Viewer (HCD data viewer), Redwood City does not have any 
public housing buildings. However, the City does have over 1,000 units of deed-restricted affordable housing, as well as an area with a moderate (5 percent 
to 15 percent) share of households using housing vouchers. (Figure I-7). The area with a moderate share is located east of Highway 101 on the border with 
Menlo Park. Figures I-8 and I-9 show the number of estimated rental homes assisted by Section 8 contracts in Redwood City and countywide according to 
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the National Housing Preservation Database. Redwood City makes up approximately 18 percent of all rental homes assisted by Section 8 contracts in the 
County ς which ƛǎ ƎǊŜŀǘŜǊ ǘƘŀƴ ǘƘŜ /ƛǘȅΩǎ мм ǇŜǊŎŜƴǘ ǎƘŀǊŜ ƻŦ ǘƘŜ /ƻǳƴǘȅ ǇƻǇǳƭŀǘƛƻƴΦ CƛƎǳǊŜǎ L-10 and I-11 shows the number of affordable housing 
properties assisted with Low Income Housing Tax Credits (LIHTC) and other State and Federal funding sources according to the California Housing 
Partnership. Redwood City makes up 14 percent (833 units) of all subsidized affordable housing units in the County. In addition to the over 800 of 
subsidized affordable units shown in Figure I-10, the City also has approximately 200 affordable units created through its inclusionary requirements and 
other development incentives. Several of the neighboring cities (Woodside and Atherton) have zero subsidized affordable housing units.    Compared to 
neighboring jurisdictions, except East Palo Alto, Redwood City appears more accommodating to renters with housing vouchers. and is providing more 
subsidized affordable housing. The City continues to promote the development of affordable housing through its Affordable Housing Ordinance and 
affordable housing funding.  
 
Additional information has also been provided explaining the TCAC/HCD Opportunity Maps (H4-31): 
The California Tax Credit Allocation Committee (TCAC), in collaboration with HCD, developed a series of opportunity maps that help to identify areas of 
the community with good or poor access to opportunity for residents. The opportunity maps highlight areas of highest resource, high resource, 
moderate resource, moderate resource (rapidly changing), and low resource.21 TCAC provides opportunity maps for access to opportunity in quality 
education, employment, transportation, and environment. 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. The primary function 
of TCAC is to oversee the Low-Income Housing Tax Credit (LIHTC) Program, which provides funding to developers of affordable rental housing. The 
opportunity maps play a critical role in shaping the future distribution of affordable housing in areas with the highest opportunity. Shown below and on 
Figure III-16, low resources are located predominately east of U.S. 101 in the industrial areas of the City and around the port, as well as the Friendly 
Acres, Stambaugh Heller, and Redwood Village neighborhoods. Areas of moderate to high resources are concentrated in the north-western portions of 
the City. Highest resource areas are located in Redwood Shores and areas bordering San Carlos/Emerald Hills. 
 
 
 

Sites Inventory: While the element 
included some data on identified 

An analysis regarding whether sites improve of exacerbate AFFH conditions is included on p. H3-43 to H3-47 of the TBR Housing 
Resources Chapter. The analysis addresses the income categories of identified sites with respect to location, the number of sites and units 

 
21 TCAC and HCD created the Opportunity Map using reliable and publicly available data sources to identify areas in the state whose characteristics have been shown by research to support positive economic, 
educational, and health outcomes for low-income families and their children. The TCAC/HCD Opportunity Map uses 21 indicators to calculate opportunity index scores for census tracts in each region in California. 
For more information on these indicators, see the Opportunity Map methodology document https://belonging.berkeley.edu/2021-tcac-opportunity-map  

https://belonging.berkeley.edu/2021-tcac-opportunity-map
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sites and AFFH, it must evaluate 
whether sites improve or 
exacerbate conditions and whether 
sites are isolated by income group.  
 
A full analysis should address the 
income categories of identified sites 
with respect to location, the number 
of sites and units by all income 
groups and how that affects the 
existing patterns for all components 
of the assessment of fair housing 
(e.g., segregation and integration, 
access to opportunity).  
 
Almost all sites are identified in 
moderate or low resource areas, the 
element must discuss whether the 
distribution of sites improves or 
exacerbates conditions.  
 
If sites exacerbate conditions, the 
element should identify further 
program actions that will be taken 
to promote equitable quality of life 
throughout the community (e.g., 
anti-displacement and place-based 
community revitalization strategies).  

by all income groups and how that affects the existing patterns for all components of the assessment of fair housing (e.g., segregation and 
integration, access to opportunity) see Table H3-17 of this section. 
 
The distribution of identified sites improves fair housing and equal opportunity conditions in Redwood City because sites are mostly distributed in 
moderate resources areas. This is positive, considering that these represent locations where new higher-density housing can be provided and residents 
will have access to good schools, diverse jobs, and distant from industrial uses. Projects and sites located in low resource areas include a mix of incomes 
and as such are not exacerbating an existing concentration of poverty. Additional opportunities for more affordable housing are presented through the 
/ƛǘȅΩǎ ŜŦŦƻǊǘǎ ǘƻ remove barriers to missing middle housing in residential zones and encourage accessory dwelling and SB 9 units in high resource areas. 
A thorough AFFH analysis is included 
 
Table H3-17 shows the breakdown of active projects, proposed projects, and opportunity sites by income category and TCAC opportunity area score. 
The majority of projects and opportunity sites are located in the Housing Constraints section of moderate resource areas (58.6 percent). Nearly a third 
are located in low resource areas (32.4 percent); however, the vast majority (90 percent) of these are approved and proposed projects. As a result, the 
City has been keenly aware and focused on anti-displacement strategies to support existing lower income households who currently reside in these 
areas (Program H6-1).  
 

Table H3-17: Housing Projects and Opportunity Sites in TCAC Areas 
 

Project Sites 

Extremely/ 
Very Low-
Income (0-
50% AMI) 

Low-
Income 
(50-80% 

AMI) 

Moderate-
Income (80-
120% AMI) 

Above 
Moderate-

Income 
(+120%) 

Total 

TCAC ς Low Resource 

A
p

p
ro

ve
d 

мслм 9ƭ /ŀƳƛƴƻ ά9[/h 
Yards formerly South 
Main Mixed-Use" 

39 67 41 393 540 

1401 Broadway St & 2201 
.ŀȅ wŘ ά.ǊƻŀŘǿŀȅ tƭŀȊŀέ 

24 95 - 399 518 

1548 Maple Street - - - 131 131 

P r o p o s e d
 

1201 Main St  1 1 2 24 28 
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άмнлм aŀƛƴ {ǘ aƛȄŜŘ 
¦ǎŜέ 

1818 El Camino Real 
ά/ƻƳŦƻǊǘ Lƴƴέ 

26 25 - - 51 

1330 El Camino Real 
άwŜŘǿƻƻŘ /ƛǘȅ 
5ƛǎŎƻǾŜǊȅέ 

7  6 13 104 130 

ррт 9Φ .ŀȅǎƘƻǊŜ wŘ ά{ȅǳŦȅ 
{ƛǘŜέ 

21  21  43  395  480  

901 El Camino Real/ 920 
Shasta St 

48  51  1  -    100  

1304-1324 Middlefield 
Road 

- 93 - - 93 
O

p
p

o
rt

u
n

ity
 1580 Maple St 108 - - 2 110 

1950 El Camino Real 53 31 38 - 122 

301 Spruce - - 7 - 7 

519 Spruce - - 1 - 1 

611 Heller 1 - - - 1 

Subtotal Low Resource 328 390 146 1,448 2,312 

TCAC ς Moderate Resource 

A
p

p
ro

ve
d 

150 Charter Street -    -    11  61  72  

239 Vera Ave - - - 5 5 

31 Center St - - - 7 7 

353 Main St 63 61 - 1 125 

955 Woodside Rd 
Townhomes 

-    -    -    8 8  

P
ro

p
o

se
d 2336 El Camino Real 

άwŜŘǿƻƻŘ {ǉǳŀǊŜέ 
- - - 16 16 

847 Woodside Rd -    -    6  38  44  

590 Veterans Blvd /91 
Winslow St 

5  5  9  76  95  



 34 

HCD 
Questions/Comments 
from July 8, 2022 Letter 

Response 

1125 Arguello St 
ά!ǊƎǳŜƭƭƻ {ǘǊŜŜǘ aƛȄŜŘ-
Use" 

6  15  12  -    33  

651 El Camino Real 
ά!ƳŜǊƛŎŀƴ [ŜƎƛƻƴέ 

5  5  10  79  99  

1900 Broadway St - 70 1  -    71  

трл .ǊŀŘŦƻǊŘ {ǘ ά.ǊŀŘŦƻǊŘ 
κ w/{5έ 

5    6 10 81  102 

35-51 Renato Court -    -    -    13   13   

1057 El Camino Real 
ά{Ŝǉǳƻƛŀ {ǘŀǘƛƻƴέ 

102  130  22  377  631  

609 Price Ave 32  49  2  -    83  

O
p

p
o

rt
u
n

ity
 

тлл WŜŦŦŜǊǎƻƴ ά.ŀƴƪ ƻŦ 
!ƳŜǊƛŎŀέ 

52 29 36 - 117 

Caltrain Lot 40 23 29 - 92 

Iris - - 1 - 1 

1440 Jefferson - - 1 - 1 

фмл aŀǊǎƘŀƭƭ άYŀƛǎŜǊ 
¢ǊŀǇŜȊƻƛŘέκмллл 
Marshall/1800 Broadway 

127 74 90 - 291 

250 ²ŀƭƴǳǘ άYƻƘƭϥǎέ 154 89 108 - 351 

202-300 Walnut 
άtŜƴƛƴǎǳƭŀ .ƻŀǊŘǿŀƭƪέ 

- - 308 308 616 

2650-2700 El Camino Real 25 15 18 - 58 

мутр ±ƛǊƎƛƴƛŀ ά²ƻƻŘǎƛŘŜ 
tƭŀȊŀέ 

22 13 16 
- 51 

Subtotal Moderate Resource 638 584 690 1,070 2,982 
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TCAC ς Moderate Resource (Rapidly Changing) 

P
ro

p
o

s
e
d 

77 Birch St Townhomes -    -    -    9  9  

O
p

p
o

rt
u
n

it
y 

50-опл ά²ƻƻŘǎƛŘŜ tƭŀȊŀέ 177 100 124 0 401 

Subtotal Moderate Resource 
(Rapidly Changing) 

177 100 124 9 410 

TCAC ς High Resource 

O
p

p
o

rt
u
n

ity
 

234 El Camino Real 
ά!ǾƻƴŘŀƭŜέ 

- - 12 - 12 

Subtotal High Resource 0 0 12 0 12 

Total  1,143 1,074 972 2,527 5,716 
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hŦ ƴƻǘŜΣ ǘƘŜ ǎƛǘŜǎ ƛƴǾŜƴǘƻǊȅ όƛƴŎƭǳŘŜ ōƻǘƘ ǇǊƻƧŜŎǘǎ ŀƴŘ ƻǇǇƻǊǘǳƴƛǘȅ ǎƛǘŜǎύ ŦƻŎǳǎ ƻƴ ŀ ƳƛȄ ƻŦ ƛƴŎƻƳŜǎΦ 5ǳŜ ǘƻ ǘƘŜ /ƛǘȅΩǎ inclusionary housing policy, all 
large developments provide affordable housing on site. The mix presented helps support a diversity of income levels in each development and 
throughout the neighborhood. 
 
In addition to those sites itemized in Table 3-17, the sites inventory also assumes strong development in high opportunity areas through construction of 
new ADUs and SB 9 units. In 2021, Redwood City issued permits for 81 ADUs and demand for this housing type is anticipated to continue to grow, 
providing opportunities for more housing choice in high opportunity areas. Similarly, development under SB 9 will help to affirmatively further fair 
housing (AFFH) in Redwood City by providing the opportunity to integrate smaller-scale housing within higher resource, single-family neighborhoods.  In 
addition, the ability to convey new units under separate ownership affords a wider range of financing options for property owners than are available for 
ADU construction.  According to the Terner Center study, there are few loan products available to finance the construction of ADUs, and those that are 
available often do not cover the entire cost of development.   Development under SB 9 will expand homeownership opportunities for modest income 
households who will be able to apply for a traditional mortgage to purchase the home. The Housing Plan includes Programs H4-5 and H1-5 to support SB 
9 and ADU development (respectively) in low density zones. Furthermore, Program H1-4 is included in the Housing Element to study changes to low 
density (R-1 and RH) neighborhoods that could increase the density allowed, such as including additional density for corner lots. Program H4-3 reduces 
barriers to middle income housing in R-2, R-3, R-4, and R-5 zones, which also include High Resource Areas.  
   
Overall, the sites inventory helps to expand housing options and promotes a pattern of interspersed multi-family residential uses rather than in 
concentrated locations, by including a variety of high-density housing development for several iƴŎƻƳŜ ōǊŀŎƪŜǘǎΦ ¢ƘŜ wŜŘǿƻƻŘ /ƛǘȅΩǎ ǎƛǘŜǎ ƛƴǾŜƴǘƻǊȅΥ όмύ 
improves integration; (2) improves access to areas of opportunity for Redwood City residents; (3) indicates development (and proposed development) 
patterns coincide with areas that are of low and moderately resourced areas; and (4) does not exacerbate displacement risks for lower- to moderate- 
income residents. 
 
Segregation and Integration 

¶ The sites are well dispersed throughout low, moderate, and highly resourced regions, per the TCAC Opportunity area map. 

¶ Many of the sites located in low and moderate resource areas are also in close proximity to Downtown Redwood City, where there is a balanced 
mix of racial/ethnic diversity, great access to transit and services, and good jobs proximity.  

¶ Many of the sites coincide with tracts that have a higher disability rate, relative to the rest of the City. The current and future housing development 
projects will support people living with disabilities by providing affordable housing and furthering housing mobility. 
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¶ Housing sites development will also support tracts that have been identified as having a larger percentage of female-headed household compared 
ǘƻ ǘƘŜ ǊŜǎǘ ƻŦ ǘƘŜ /ƛǘȅΦ bŀƳŜƭȅΣ ǘƘŜ мслм 9ƭ /ŀƳƛƴƻ ά9[/h ¸ŀǊŘǎ ŦƻǊƳŜǊƭȅ {ƻǳǘƘ aŀƛƴ aƛȄŜŘ-¦ǎŜέ ǎƛǘŜΣ ǿƘŜǊŜ ǊƻǳƎƘƭȅ нл ǘƻ пл ǇŜǊŎŜƴǘ ƻŦ ŎƘƛƭŘǊŜƴ 
live in female-headed households. 

¶ Sites located in the census tracts with low- and moderate-income households will provide needed affordable housing to residents in the downtown 
area of the City. 

¶ The housing sites provide opportunities for multi-family development and will include housing for a variety of income levels, fostering mobility of 
households in the City and expanding housing choice. 

¶ ADUs and SB 9 units will allow for housing mobility throughout Redwood City and provide opportunities for further neighborhood integration and 
housing in high resource areas. 

¶ The City will further encourage and facilitate production of affordable units through regulatory and financial incentives, including the Affordable 
Housing Ordinance and density bonus incentives. 

¶ The City recognizes the potential for displacement associated with investment in low opportunity areas. The City has developed a multi-pronged 
and detailed Anti-Displacement Strategy (Program H6-1) to address this concern.  
 

Racially or Ethnically Concentrated Areas of Affluence and Areas of Opportunity 

¶ Figure II-31 (in the Fair Housing Chapter of this report), demonstrates the Racially Concentrated Areas of Affluence (RCAAs) within Redwood City; 
there are six tracts wholly within the City boundary that are classified as RCAAs. These tracts are largely concentrated in the southwest region of 
the City. As identified in maps such as the median income (Figure II-26) and white majority (Figure II-7) maps, the RCAAs coincide with tracts that 
have higher incomes and are less racially and ethnically diverse than other regions of the City such as the Downtown and central area. The sites 
inventory includes an estimated projection for 506 new ADUs and 275 new SB 9 units which are largely anticipated to occur in these areas.  

¶ The majority of the City is identified as a moderate resource opportunity area; and this is where the majority of sites are identified. The City 
proactively supports high resource opportunity in these areas, including access to transit, services, jobs, and environmental quality. Given the 
proposed projects and sites identified, many future households will benefit from these long-term investments.  

 
Disproportionate Housing Needs 

¶ The sites approved and proposed in tracts 6102.02 and 6102.03 will permit that the area continue to be affordable to extremely low- and low-
income households, as even projects that are proposed with market rate units will also include affordable units as part of the construction, 
significantly increasing housing options for these income levels.  
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¶ As indicated in Figure IV-13 of the Fair Housing Assessment portion of this report, cost burden for renters is concentrated in Central Redwood City 
and along El Camino Real. Adding additional affordable housing options to these areas supports alleviating the cost burden currently experienced 
by households in the area but increasing housing supply. 

¶ Approved and proposed sites in census tracts 6102.03 and 6102.01 provide an increased number of affordable units where there is currently a 
higher percentage of overcrowded households in the City.  

 
 

Contributing Factors to Fair Housing 
Issues: While the element identifies 
many contributing factors to fair 
housing issues, it should prioritize 
these factors to better formulate 
policies and programs and carry out 
meaningful actions to AFFH.  

The contributing factors have been prioritized as follows on p. H4-7 to H4-10 in the TBR Fair Housing Assessment Chapter: 

Contributing Factors and Fair Housing Action Plan  
 
The disparities in housing choice and access to opportunity discussed above stem from historical actions, the inability of the broader region to respond 
to housing demand, concentrations of low-income populations within Redwood City, regional barriers to open housing choice, and, until recently, very 
limited resources to respond to needs. Four fair housing issues have been identified in Redwood City. The contributing factors to each isare discussed 
below.  
In prioritizing contributing factors, Redwood City gave highest priority to factors that:  
 

¶ Limit or deny fair housing choice, 

¶ Limit or deny access to opportunity, or 

¶ Negatively impact fair housing or civil rights compliance. 
 
The City also considered how much influence/ability to change a factor the City has in order to identify priorities that are feasible and meaningful. As 
such, the following contributing factor priorities are established:  
 
Fair housing issue: Disproportionate housing needs due to lack of affordable housing exist among Hispanic and Black households. Evidence is in 
higher rates of cost burden for Hispanic and Black (severe burden) households and overcrowding for Hispanic households. 
 

ü Higher poverty rates among RedwooŘ /ƛǘȅΩǎ .ƭŀŎƪ ŀƴŘ IƛǎǇŀƴƛŎ ǊŜǎƛŘŜƴǘǎ ǎǘŜƳ ŦǊƻƳ ŘŜŎŀŘŜǎ ƻŦ ŘƛǎŎǊƛƳƛƴŀǘƛƻƴ ƛƴ ŜƳǇƭƻȅƳŜƴǘΣ ŜŘǳŎŀǘƛƻƴΣ ŀƴŘ 
housing markets. Black and Hispanic have faced greater challenges building wealth through economic mobility and homeownership.  
Contributing factors: 
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ü Historical Discrimination - It is well documented that persons of colorτparticularly African American residentsτwere denied loans to 
purchase homes, were not allowed to buy in many neighborhoods because of restrictive covenants, and were harassed if they managed 
to purchase a home in a predominantly White neighborhood. These historical actions have led to a significant homeownership gap among 
racial and ethnic minorities except for Asians. [High Priority] 

ü Mortgage application rates remain high for American Indian and Hispanic households.  
ü Placement of Housing - Redwood City offers relatively more affordable housing opportunities than surrounding citiesτexcept for East 

Palo Alto. Redwood City also allows more multifamily housing, which is disproportionately occupied by residents of color. The limited 
opportunity of residents to reside in surrounding areas leads to higher shares of poverty-level and low income households in Redwood 
City. [Moderate Priority] 

ü Mortgage Disparities - Mortgage application denial rates remain high for American Indian and Hispanic households. [Low Priority] 
ü Poverty - IƛƎƘŜǊ ǇƻǾŜǊǘȅ ǊŀǘŜǎ ŀƳƻƴƎ wŜŘǿƻƻŘ /ƛǘȅΩǎ .ƭŀŎƪ ŀƴŘ IƛǎǇŀƴƛŎ ǊŜǎƛŘŜƴǘǎ ǎǘŜƳ ŦǊƻƳ ŘŜŎŀŘŜǎ ƻŦ ŘƛǎŎǊƛƳƛƴŀǘƛƻƴ ƛƴ ŜƳǇƭƻȅƳŜƴt, 

education, and housing markets. Black and Hispanic have faced greater challenges building wealth through economic mobility and 
homeownership. [Low Priority] 

ü Wage Disparities - wŜŘǿƻƻŘ /ƛǘȅΩǎ .ƭŀŎƪ ŀƴŘ IƛǎǇŀƴƛŎ ǊŜǎƛŘŜƴǘǎ ŀǊŜ ƳƻǊŜ ƭƛƪŜƭȅ ǘƘŀƴ ƻǘƘŜǊǎ ǘƻ ǿƻrk low wage jobs that do not support the 
/ƛǘȅΩǎ ƘƻǳǎƛƴƎ ǇǊƛŎŜǎΣ ǊŜǎǳƭǘƛƴƎ ƛƴ Ŏƻǎǘ ōǳǊŘŜƴ ŀƴŘ ƻǾŜǊŎǊƻǿŘƛƴƎΦ ¢ƘŜƛǊ ŦǳǘǳǊŜ ŜƳǇƭƻȅƳŜƴǘ ƻǇǇƻǊǘǳƴƛǘƛŜǎ ŀǊŜ ŦǳǊǘƘŜǊ ŎƻƴǎǘǊŀƛƴed by K-12 
achievement gaps and being less likely to meet university admission standards. [Low Priority] 

 
Fair housing issue: Concentrations of Black or African American and Hispanic residents in low resource areas, especially areas with environmental 
hazards.  
 

Contributing factors: 
ü Placement of Housing - Concentration of affordable housing and housing density in central Redwood City. Lack of affordable housing 

opportunities in higher resourced, predominantly single family detached areas of the city. [Moderate Priority] 
ü Placement of Housing - While the central area of Redwood Cityτwith the most affordable housing densityτis the part of the city with 

lower environmental ratings, higher social vulnerability ratings, and is within flood hazard zones, it is also the area with the best access to 
employment opportunities, services and public transit options. [Moderate Priority] 

 
Fair housing issue: Higher unemployment rate for persons with disabilities.  

 

Contributing factor: 
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ü Unemployment Disparities- ¢ƘŜ ǳƴŜƳǇƭƻȅƳŜƴǘ ǊŀǘŜ ŦƻǊ wŜŘǿƻƻŘ /ƛǘȅΩǎ ǊŜǎƛŘŜƴǘǎ ǿƛǘƘ Řƛǎŀōƛƭƛties is three times that of persons without 
a disability. The exact reasons for this disparity are unclear and are likely related to limited job opportunities, access to employment, and 
market discrimination. [Low Priority] 

 
Fair housing issue: Loss of affordable housing and displacement of residents due to high housing costs. 

 
Contributing factors: 
ü Expiring Affordability Covenants - In Redwood City, of the 29 rental apartment developments with 1,203 affordable units, five complexes 

with a total of 239 units have expiring affordability covenants in Redwood City during the next ten years (2022-2032). [High Priority] 
ü Housing Cost Burden - Over 50 percent of all renter households in Redwood City are cost burdenedτspending more than 30 percent of 

their gross income on housing costsτand close to one third are severely cost burdenedτspending more than 50 percent of their gross 
income on housing costs. [High Priority] 

ü Housing Cost Burden - There are disparities in housing cost burden in Redwood City by race and ethnicity and family size. Hispanic (61 
percent) households experience the highest rates of cost burden in the city. Non-Hispanic White (34 percent) and other or multi-racial 
households (16 percent) experience the lowest cost burden. [High Priority] 

ü Overcrowding - Racial and ethnic minorities are more likely than non-Hispanic White households to experience overcrowding. Hispanic 
households (28 percent), other race households (34 percent), and Black or Asian households (7 percent) experience the highest rates of 
overcrowding. [High Priority] 

A discussion is also included regarding how the Housing Plan responds to the contributing factors on p. H4-9 to H4-10 in the TBR Fair 
Housing Assessment Chapter. Changes to the Housing Plan (Goals and Policies Chapter) are outlined in the cell immediately below. 
The Housing Plan includes goals, policies, and programs to detail how Redwood City proposes to respond to the factors contributing to the fair housing 
challenges identified in this analysis.  

 
High Priorit y 
High priority items will be prioritized for more near-term investments and City policy changes. High priority contributing factors include:  
 

1. Historical Discrimination  
2. Housing Cost Burden and Overcrowding- are disproportionately high for Hispanic households 
3. Expiring Affordability Covenants 
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In order to address these high priority contributing factors, the City is focused on policies that do the following: 

¶ Expand homeownership opportunities, especially for racial and ethnic groups with the largest homeownership gaps 

¶ Reduce homeownership gaps  

¶ Expand affordable housing opportunities for both rental and ownership 

¶ Reduce cost burden by increasing the number of affordable homes and affirmatively marketed to Hispanic households 

¶ Extend affordability covenants to mitigate displacement of low- and moderate-income households 
 

Moderate Priority 
Moderate Priority items are generally issues of concern but where conditions are nuanced. In particular, in Redwood City, concentrations of nonwhite 
residents occur in Downtown and Central Redwood City. However, this area has the best access to employment opportunities, transit, and is the 
location with the most potential for increasing housing production. Items of concern arise if environmental justice conditions occur, and priorities 
should be tailored to have that focus.  
 
Contributing factors that will receive moderate priority:  
 

4. Placement of Housing - Placement of affordable housing in central Redwood City and historical segregation in the region that has led to 
concentrations of Black and Hispanic residents 

 

Low Priority 
Low priority items remain issues of concern, but over which the City has limited power to address directly. Items in the high priority and moderate 
priority categories are intended to address these items as well, although indirectly.  
  
Contributing factors that are difficult for the City to influence or change which are Low Priority include: 
 

5. Mortgage Disparities ς high mortgage denial rates for American Indian and Hispanic households 
6. Poverty - High poverty rate for Black and Hispanic residents  
7. Wage Disparities ς lower wage jobs are occupied by Black and Hispanic residents 
8. Unemployment - Higher unemployment rate for persons with disabilities  
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This Low prioritization in no way suggests that these issues should go unaddressed; this is largely an acknowledgement of the limited power within the 
City to effect change in this area. 
 

Goals, Priorities, Metrics, and 
Milestones:  The element must be 
revised to add or modify goals and 
actions based on the outcomes of a 
complete analysis.  
 
Goals and actions must specifically 
respond to the analysis and to the 
identified and prioritized 
contributing factors to fair housing 
issues and must be significant and 
meaningful enough to overcome 
identified patterns and trends.  
 
Actions must have specific 
commitment, metrics, milestones 
and geographic targeting and must 
address housing mobility 
enhancement, new housing choices 
and affordability in high opportunity 
areas, place-based strategies for 
community preservation and 
revitalization and displacement 
protection.  

Goals and actions have been revised to more specifically respond to the AFFH analysis and prioritized contributing factors. Specific 
commitments, metrics, milestons, and geographic targeting is now included. See p. H-51 to H-55 of the Goals and Policies Chapter. 

Program H6-5:  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 

Priority 
Level Meaningful Actions Targets and Timeframe 

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 

High 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 H3-4: Public 
Investment in Infrastructure 
and Accessibility 

Increase the supply of affordable housing through 
Implementing Programs:  
Program H1-4: DensitiesChoice and Affordability 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 H5-3: Affirmative Marketing of Accessible 

and Affordable Housing Units 
 Program H6-1: Anti-Displacement Strategy  

EJ Focus 
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¶ Program H4-3: Middle Housing 
Development 

¶ Program H4-5: SB 9 Zoning and 
Subdivision Ordinance 
Amendments  

¶ Program H5-1: Equity and 
Outreach Plan 

¶ Program H5-2: Consult with 
Public Agencies 

¶ Program H5-3: Affirmative 
Marketing of Accessible and 
Affordable Housing Units 

¶ Program H6-1: Anti-
Displacement Strategy  

 
Action Outcomes: Increased 
public and private investment in 
low and moderate resource areas 
and neighborhoods with higher 
percentages of special needs 
groups. Through implementation 
ƻŦ ǘƘŜ /ƛǘȅΩǎ {. ф ŀƴŘ !5¦ 
ordinances, the City seeks to 
increase affordable housing in 
high resource single-family 
districts. The City will seek to 
collect rental rate information on 
SB 9 units and ADUs through its 
permitting process.    

 

¶ (from Program H1-4): Study changes to R-1 and/or RH 
neighborhoods that could increase the density allowed 
(beyond SB 9 requirements), such as including 
additional density for corner lots. Complete community 
engagement and technical study by December 2026; 
hold hearing with City Council regarding study 
recommendations by December 2026. 

¶ (from Program H2-5): 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; Hold a hearing with the City Council 
regarding Municipal Code amendments to allow 
smaller subdivisions (fewer than five units per project) 
in existing neighborhoods to facilitate homeownership 
opportunities; Proactively contact owners with expiring 
affordability covenants annually, starting three years 
prior to the affordability expiration date; Continue 
maintaining an affordable housing interest list and 
promote new affordable housing opportunities to that 
list, with updates as new opportunities arise. 

¶ (from Program H4-3): Complete zoning text amendments 
to encourage middle housing, including revisions to 
minimum lot size, lot width, lot frontage, parking 
requirements, and open space by May 31, 2023; Analyze 
additional changes to the R-2 through R-5 Zoning Districts 
to further encourage middle housing, such as establishing 
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a minimum density of no less than 75 percent of the 
maximum allowable density or one dwelling unit, 
whichever is greater (Phase 2) by December 2026 

¶ (from Program H4-рύΥ wŜǾƛŜǿ ǘƘŜ /ƛǘȅΩǎ ½oning Ordinance 
and Subdivision Ordinance and implement updates as 
needed to provide clarity and facilitate housing 

development under SB 9 by May 31, 2023; In 
coordination with research being conducted at the 
State level, pursue opportunities to incentivize and 
provide funding assistance for homeowners to provide 
affordable units under SB 9 to further housing 
opportunities and more affordable homeownership 
options in high opportunity areas. 
 

Housing Mobility Enhancement:  

¶ (from Program 2-4): 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 by 
December 2026, with an initial revision in 2023. 

¶ (from Program H5-2): Support the San Mateo County 
IƻǳǎƛƴƎ !ǳǘƘƻǊƛǘȅΩǎ ƻǳǘǊŜŀŎƘ ŜŦŦƻǊǘǎ ǘƻ ǇǊƻǇŜǊǘȅ ƻǿƴŜǊǎ 
related to acceptance of Housing Choice Vouchers, 
including help with outreach to property owners with 
units in high and moderate opportunity areas; Work with 
the County to contact landlords of multi-family complexes 
in moderate and high opportunity areas every two years 
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and provide fair housing information and assistance 
(proactively outreach to public agencies annually) 

¶ (from Program H5-3): Annually update list of community 
service providers to provide to affordable housing 
developers; on an ongoing basis coordinate with 
developers of proposed projects in Redwood City to 
ensure organizations are notified when new affordable 
housing opportunities become available; perform 
proactive outreach to those developers during the 
entitlement and building permit process to ensure 
developers are conducting appropriate marketing about 
local affordable and accessible housing units 

 
Place-Based Strategies for Community Preservation and 
Revitalization: 

¶ (from Program H3-4): Continue to improve access to 
persons with disabilities through the implementation of 
ǘƘŜ /ƛǘȅΩǎ !5! ¢Ǌŀƴǎƛǘƛƻƴ tƭŀƴ όǎƭŀǘŜŘ ŦƻǊ ŎƻƳǇƭŜǘƛƻƴ 
citywide by 2052) that includes ADA improvement to 
streets, sidewalks, and public facilities; Annually seek 
funding, including annual Capital Improvement Program 
(CIP) and/or CDBG allocations, to prioritize infrastructure 
and accessibility improvements in the low resource 
opportunity areas. 

¶ (from Program H5-1): Partner with housing advocates and 
other community organizations to provide information to 
hard-to-reach populations on housing topics and city 
initiatives at least annually  

 
Displacement Protection: 
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¶ (from Program H2-8): Begin implementing the 
preservation recommendations from the adopted Anti-
Displacement Strategy in 2022, establish a housing 
preservation fund by December 2023, and start 
recommendations #3-5 of the Anti-Displacement 
Strategy in 2023; Engage with nonprofit housing 
providers ǊŜƎŀǊŘƛƴƎ ǘƘŜ /ƛǘȅΩǎ ƛƴǘŜǊŜǎǘ ƛƴ ŜǎǘŀōƭƛǎƘƛƴƎ 
partnerships in the acquisition and rehabilitation of for-
sale rental properties, with the goal of completing at 
least one project during the planning period.  

¶ (from Program H6-1): Begin implementing Anti-
Displacement Strategy recommendations in 2022; 
Complete Tenant Protection Ordinance Amendments 
by December 2024, establish a housing preservation 
fund by December 2023; Start other ongoing 
preservation efforts in 2023 including supporting 
community land trusts (Ongoing), bring proposed 
amendments for mobile home park rezoning to City 
Council for hearing in conjunction with the Housing 
Element (by May 31, 2023) 

 

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 

Moderate 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  

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

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

Development/Inclusionary Housing  
 Program H2-5: First-Time Homebuyer Opportunities  
 Program H4-3: Middle Housing Development 



 48 

HCD 
Questions/Comments 
from July 8, 2022 Letter 

Response 

vulnerability; 
lack of 
affordable 
housing in 
higher 
resourced 
neighborhoods. 

¶ 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 

¶ Program H5-2: Consult with 
Public Agencies 

¶ Program H5-3: Affirmative 
Marketing of Accessible and 
Affordable Housing Units 

Action Outcomes: An increased 
variety of housing options 
available to Redwood City 
residents throughout the city, 
including areas that have in the 
recent past only allowed single-
family (largely ownership) 
housing.  Provide adequate sites 
for over 1,800 very low-income 
households, over 1,300 low-
income households, over 1,700 
moderate-income households, 
and over 1,600 above moderate 
income households, exceeding 

 Program H4-5: SB 9 Zoning and Subdivision 
Ordinance Amendments 

¶ Program H5-3: Affirmative Marketing of Accessible and 

Affordable Housing Units(from Program H1-4): Study 
changes to R-1 and/or RH neighborhoods that could 
increase the density allowed (beyond SB 9 
requirements), such as including additional density for 
corner lots. Complete community engagement and 
technical study by December 2026; hold hearing with 
City Council regarding study recommendations by 
December 2026. 

¶ (from Program H1-5): Continue to offer pre-approved 
plans, which support streamlining the permit review 
process and flat fees for building permits for ADUs; 
Promote additional pre-ŀǇǇǊƻǾŜŘ Ǉƭŀƴǎ ƻƴ ǘƘŜ /ƛǘȅΩǎ 
website; Provide homeowner/ applicant assistant tools by 
including and promoting State funding resources including 
the CalHFA ADU grant program and Casita Coalition 
ŦƛƴŀƴŎƛƴƎ ƎǳƛŘŜ ƻƴ ǘƘŜ /ƛǘȅΩǎ ǿŜōǎƛǘŜΣ ŀƴŘ ōȅ ǇǊƻƳƻǘƛƴƎ 
home sharing programs to connect ADU owners and 
renters, and offering counseling with a City staff-ADU 
specialist; Explore and pursue funding options to support 
ADU construction for lower-income homeowners; 
Continue to provide square footage bonuses for ADA 
accessible ADUs; Analyze the feasibility of eliminating or 
reducing permit fees or development impact fees for ADA-
accessible ADUs that exceed the minimum square footage 

thresholds for fee waivers (If biannual monitoring shows 
that ADU production is falling below the Housing 
Element projections, then within one year implement 
appropriate action to increase production.) 
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ǘƘŜ /ƛǘȅΩǎ RHNA requirements by 
more than 150%.   

¶ (from Program 2-4): 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 by 
December 2026, with an initial revision in 2023. 

¶ (from Program H2-5): 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; Hold a hearing with the City Council 
regarding Municipal Code amendments to allow 
smaller subdivisions (fewer than five units per project) 
in existing neighborhoods to facilitate homeownership 
opportunities; Proactively contact owners with expiring 
affordability covenants annually, starting three years 
prior to the affordability expiration date; Continue 
maintaining an affordable housing interest list and 
promote new affordable housing opportunities to that 
list, with updates as new opportunities arise. 

¶ (from Program H4-3): Complete zoning text amendments 
to encourage middle housing, including revisions to 
minimum lot size, lot width, lot frontage, parking 
requirements, and open space by May 31, 2023; Analyze 
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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 (Phase 2) by December 2026 

¶ (from Program H4-рύΥ wŜǾƛŜǿ ǘƘŜ /ƛǘȅΩǎ ½ƻƴƛƴƎ hǊŘƛƴŀƴŎŜ 
and Subdivision Ordinance and implement updates as 
needed to provide clarity and facilitate housing 

development under SB 9 by May 31, 2023; In 
coordination with research being conducted at the 
State level, pursue opportunities to incentivize and 
provide funding assistance for homeowners to provide 
affordable units under SB 9 to further housing 
opportunities and more affordable homeownership 
options in high opportunity areas. 
 

Housing Mobility Enhancement:  

¶ (from Program H5-2): Support the San Mateo County 
IƻǳǎƛƴƎ !ǳǘƘƻǊƛǘȅΩǎ ƻǳǘǊŜŀŎƘ ŜŦŦƻǊǘǎ ǘƻ ǇǊƻǇŜǊǘȅ ƻǿƴŜǊǎ 
related to acceptance of Housing Choice Vouchers, 
including help with outreach to property owners with 
units in high and moderate opportunity areas; Work with 
the County to contact landlords of multi-family complexes 
in moderate and high opportunity areas every two years 
and provide fair housing information and assistance 
(proactively outreach to public agencies annually) 

¶ (from Program H5-3): Annually update list of community 
service providers to provide to affordable housing 
developers; on an ongoing basis coordinate with 
developers of proposed projects in Redwood City to 
ensure organizations are notified when new affordable 
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housing opportunities become available; perform 
proactive outreach to those developers during the 
entitlement and building permit process to ensure 
developers are conducting appropriate marketing about 
local affordable and accessible housing units 

 

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. 

Moderate Reduce environmental hazards 
and implement environmental 
justice measures adopted into 
the General Plan in 2022.2023. 
Implement the Redwood City 
9ǉǳƛǘȅ tƭŀƴΩǎ 9ǉǳƛǘȅ [ŜƴǎΣ 
Geographic Equity Index, and 
Equity Review policies. 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  

Place-Based Strategies for Community Preservation and 
Revitalization: 

¶ Reduce environmental hazards and implement 
environmental justice and air quality measures adopted 
into the General Plan in 2023, including the prioritization 
of funding for parks and recreational facilities, pedestrian 
and bicycle infrastructure, and outreach in environmental 
justice communities.  
¶ Implement the Redwood City Equity Plan.  The City has 

committed to apply an Equity Lens to the implementation 
of projects, programs, and decisions, weighing burdens 
and benefits of affected parties, engagement of those 
most impacted by inequities, and considering potential 
unintended consequences. The City also commits to 
considering the Geographic Equity Index as part of 
identifying potential benefits and burdens, as well as to 
identify communities in which to focus engagement 
efforts. The City also committed to an Equity Review of 
City Policies, including best practices such as inclusive 
hiring, inclusive sourcing or procurement, and economic 
mobility/financial empowerment.   

¶ (from Program H3-4): Continue to improve access to 
persons with disabilities through the implementation of 
ǘƘŜ /ƛǘȅΩǎ !5! ¢Ǌŀƴǎƛǘƛƻƴ tƭŀƴ όǎƭŀǘŜŘ ŦƻǊ ŎƻƳǇƭŜǘƛƻƴ 
citywide by 2052) that includes ADA improvement to 

https://www.redwoodcity.org/home/showpublisheddocument/24148/637704257704270000
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¶ Program H3-4: Public 
Investment in Infrastructure 
and Accessibility  

¶ Program H5-1: Equity and 
Outreach Plan 

¶ Program H4-3: Middle Housing 
Development 

¶ Program H4-5: SB 9 Zoning and 
Subdivision Ordinance 
Amendments 

Action Outcomes: The City is 
taking an active role to curb 
displacement of current lower-
income residents while also 
supporting new development 
where it makes sense, near 
transit, services, and jobs and in 
IƛƎƘ wŜǎƻǳǊŎŜ ŀǊŜŀǎΦ ¢ƘŜ /ƛǘȅΩǎ 
Anti-Displacement Strategy has 
established policies to preserving 
existing affordable housing. In 
ŀŘŘƛǘƛƻƴΣ ǘƘǊƻǳƎƘ ǘƘŜ /ƛǘȅΩǎ 
Equity Plan and proposed 
environmental justice policies in 
the General Plan, the City has 
identified Equity Lens, 
Geographic Equity Index, and 
Equity Review policies to  
improve environmental 
conditions, and support the 

streets, sidewalks, and public facilities; Annually seek 
funding, including annual Capital Improvement Program 
(CIP) and/or CDBG allocations, to prioritize infrastructure 
and accessibility improvements in the low resource 
opportunity areas. 

¶ (from Program H5-1): Partner with housing advocates and 
other community organizations to provide information to 
hard-to-reach populations on housing topics and city 
initiatives at least annually  

 
Choice and Affordability in High Opportunity Areas (and 
Low Environmental Risk Areas): 

¶ (from Program H1-4): Study changes to R-1 and/or RH 
neighborhoods that could increase the density allowed 
(beyond SB 9 requirements), such as including 
additional density for corner lots. Complete community 
engagement and technical study by December 2026; 
hold hearing with City Council regarding study 
recommendations by December 2026. 

¶ (from Program H1-5): Continue to offer pre-approved 
plans, which support streamlining the permit review 
process and flat fees for building permits for ADUs; 
Promote additional pre-ŀǇǇǊƻǾŜŘ Ǉƭŀƴǎ ƻƴ ǘƘŜ /ƛǘȅΩǎ 
website; Provide homeowner/ applicant assistant tools by 
including and promoting State funding resources including 
the CalHFA ADU grant program and Casita Coalition 
ŦƛƴŀƴŎƛƴƎ ƎǳƛŘŜ ƻƴ ǘƘŜ /ƛǘȅΩǎ ǿŜōǎƛǘŜΣ ŀƴŘ ōȅ ǇǊƻƳƻǘƛƴƎ 
home sharing programs to connect ADU owners and 
renters, and offering counseling with a City staff-ADU 
specialist; Explore and pursue funding options to support 
ADU construction for lower-income homeowners; 
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needs of lower income residents 
in environmental justice areas. 

Continue to provide square footage bonuses for ADA 
accessible ADUs; Analyze the feasibility of eliminating or 
reducing permit fees or development impact fees for ADA-
accessible ADUs that exceed the minimum square footage 

thresholds for fee waivers (If biannual monitoring shows 
that ADU production is falling below the Housing 
Element projections, then within one year implement 
appropriate action to increase production.) 

¶ (from Program H1-6): Complete a zoning text 
amendment to increase densities by 20 du/ac in the 
mixed use zoning districts by May 31, 2023 

¶ (from Program H4-3): Complete zoning text amendments 
to encourage middle housing, including revisions to 
minimum lot size, lot width, lot frontage, parking 
requirements, and open space by May 31, 2023; Analyze 
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 (Phase 2) by December 2026 

¶ (from Program H4-рύΥ wŜǾƛŜǿ ǘƘŜ /ƛǘȅΩǎ ½ƻƴƛng Ordinance 
and Subdivision Ordinance and implement updates as 
needed to provide clarity and facilitate housing 

development under SB 9 by May 31, 2023; In 
coordination with research being conducted at the 
State level, pursue opportunities to incentivize and 
provide funding assistance for homeowners to provide 
affordable units under SB 9 to further housing 
opportunities and more affordable homeownership 
options in high opportunity areas. 
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Housing Mobility Enhancement:  

¶ (from Program 2-4): 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 by 
December 2026, with an initial revision in 2023. 

¶ (from Program H5-2): Support the San Mateo County 
IƻǳǎƛƴƎ !ǳǘƘƻǊƛǘȅΩǎ ƻǳǘǊŜŀŎƘ ŜŦŦƻǊǘǎ ǘƻ ǇǊƻǇŜǊǘȅ ƻǿƴŜǊǎ 
related to acceptance of Housing Choice Vouchers, 
including help with outreach to property owners with 
units in high and moderate opportunity areas; Work with 
the County to contact landlords of multi-family complexes 
in moderate and high opportunity areas every two years 
and provide fair housing information and assistance 
(proactively outreach to public agencies annually) 

 
 

Loss of 
affordable 
housing; 
Displacement of 
residents 

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

High Support anti-displacement 
efforts and retention of 
affordable housing through 
Implementing Programs that 
protect residents from 
displacement and create more 
affordable housing to address 
lack of supply and high costs:  

Displacement Protection: 

¶ (from Program H1-3): 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. 
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¶ Program H1-3: Replacement 
Unit Requirements 

¶ Program H2-3: Preservation of 
At-Risk, Affordable Housing  

¶ 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 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 H5-3: Affirmative 
Marketing of Accessible and 
Affordable Housing Units 

¶ Program H6-1: Anti-
Displacement Strategy  

¶ (from Program H2-3): 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; Conduct proactive outreach to 
owners of housing with expiring affordability covenants 
annually, starting three years prior to the affordability 
expiration date. 
¶ (from Program H2-8): Begin implementing the 

preservation recommendations from the adopted Anti-
Displacement Strategy in 2022, establish a housing 
preservation fund by December 2023, and start 
recommendations #3-5 of the Anti-Displacement Strategy 
in 2023; Engage with nonprofit housing providers 
ǊŜƎŀǊŘƛƴƎ ǘƘŜ /ƛǘȅΩǎ ƛƴǘŜǊŜǎǘ ƛƴ ŜǎǘŀōƭƛǎƘƛƴƎ ǇŀǊǘƴŜǊǎƘƛǇǎ ƛƴ 
the acquisition and rehabilitation of for-sale rental 
properties, with the goal of completing at least one 
project during the planning period, 

¶ (from Program H6-1): Begin implementing Anti-
Displacement Strategy recommendations in 2022; 
Complete Tenant Protection Ordinance Amendments 
by December 2024, establish a housing preservation 
fund by December 2023; Start other ongoing 
preservation efforts in 2023 including supporting 
community land trusts (Ongoing), bring proposed 
amendments for mobile home park rezoning to City 
Council for hearing in conjunction with the Housing 
Element (by May 31, 2023) 

¶ (from Program H6-4): Continue to provide funding 
assistance to very-low income households in need of 
help with their water and sewer bills in order to reduce 
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¶ Program H6-4: Water and 
Sewer Rate Assistance 
Program  
Action Outcomes: Strategic 
tenant protection policy 
recommendations will slow 
the pace and mitigate the 
impacts of displacement, and 
development of partnerships 
and strategies will preserve 
unsubsidized affordable 
housing (non-deed restricted). 
The Anti-Displacement 
Strategy provides a framework 
to meaningfully address 
displacement and serve the 
/ƛǘȅΩǎ Ƴƻǎǘ ǾǳƭƴŜǊŀōƭŜ 
residents. 

displacement risk of very low-income households due 
to utility costs. 

 
Place-Based Strategies for Community Preservation and 
Revitalization: 

¶ (from Program H5-1): Partner with housing advocates and 
other community organizations to provide information to 
hard-to-reach populations on housing topics and city 
initiatives at least annually  

 
 
Housing Mobility Enhancement:  

¶ (from Program 2-4): 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 by 
December 2026, with an initial revision in 2023. 

¶ (from Program H5-2): Support the San Mateo County 
IƻǳǎƛƴƎ !ǳǘƘƻǊƛǘȅΩǎ ƻǳǘǊŜŀŎƘ ŜŦŦƻǊǘǎ ǘƻ ǇǊƻǇŜǊǘȅ ƻǿƴŜǊǎ 
related to acceptance of Housing Choice Vouchers, 
including help with outreach to property owners with 
units in high and moderate opportunity areas; Work with 
the County to contact landlords of multi-family complexes 
in moderate and high opportunity areas every two years 
and provide fair housing information and assistance 
(proactively outreach to public agencies annually) 
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¶ (from Program 3-3): By December 2024, conduct Zoning 
Ordinance amendments to allow supportive housing 

consistent with AB 2162, explicitly allow housing 
targeted to extremely low-income households, 
including SROs and group homes for these income 
groups, to allow low-barrier navigation centers in the 
CG-R zoning district, DTPP, and North Main Precise 
Plan, and prioritize funding to assist extremely low-
income housing development. 

¶ (from Program H5-3): Annually update list of community 
service providers to provide to affordable housing 
developers; on an ongoing basis coordinate with 
developers of proposed projects in Redwood City to 
ensure organizations are notified when new affordable 
housing opportunities become available; perform 
proactive outreach to those developers during the 
entitlement and building permit process to ensure 
developers are conducting appropriate marketing about 
local affordable and accessible housing units 
  

 

 
 

2. Include an analysis and documentation of household characteristics, including level of payment compared to ability to pay, housing characteristics, including overcrowding, and housing stock 
condition. (Gov. Code, § 65583, subd. (a)(2).) 

Overcrowding: The element should 
include the rate of severe 
overcrowding, as well as analyze 
and address the need of 
overcrowded households.  

The following has been added discussing the rate of severe overcrowding and analyzes and addresses the needs of overcrowded 
households on p.H1-8 to H1-9 in the TBR Needs Assessment Chapter: 
Overcrowding occurs when the relatively high cost of housing either forces a household to double-up with another household or live in a smaller 
housing unit to afford food and other basic needs. The current housing crisis resulting from an inventory shortage and high costs of housing also 
necessitates many families or individuals to share housing arrangements, leading to potential overcrowding. According to both California and federal 
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standards, a housing unit is considered overcrowded if it is occupied by more than one person per room (excluding kitchens, bathrooms, and halls). A 
standard of one person per room considers occupancy of the rooms that are generally not intended to be used as sleeping quarters, including living 
rooms and otherwise common areas.  
 
In Redwood City, nine percent of housing units are overcrowded. Overcrowding is more prevalent in rental households than owner households and 
among very low-income households. Redwood City experiences slightly more overcrowding than San Mateo County at large, where eight percent of 
households are overcrowded. The Census Bureau considers units with more than 1.5 occupants per room to be severely overcrowded. More than half of 
the overcrowded units are considered severely overcrowded (51 percent; 1,407 of the 2,762 overcrowded units). Severe overcrowding is more likely to 
be experienced by renter households than it is for homeowner households. Overcrowding also disproportionally impacts low-income households:  
 

¶ 0%-30% of AMI: 8.7% overcrowded and 9.8% severely overcrowded 

¶ 31%-50% of AMI: 10.7% overcrowded and 9.5% severely overcrowded 

¶ 51%-80% of AMI: 6.2% overcrowded and 5.4% severely overcrowded 

¶ 81%-100% of AMI: 3.9% overcrowded and 2.7% severely overcrowded 

¶ Greater than 100% of AMI: 2.4% overcrowded and 0.7% severely overcrowded 
 
Overcrowding is more likely to affect Hispanic/LatinȄ ŀƴŘ ǊŜǎƛŘŜƴǘǎ ǘƘŀǘ ƛŘŜƴǘƛŦȅ ŀǎ άƻǘƘŜǊ ǊŀŎŜέ ƻǊ ƳǳƭǘƛǇƭŜ ǊŀŎŜǎ όŎƻƳōƛƴŜŘ ǘƘŜǎŜ ǘǿƻ ƎǊƻǳps comprise 
59 percent of overcrowded households but only 42 percent of the total population in the City). The desire for multi-generational living or living with 
extended family members can also create overcrowded conditions due to a lack of affordable larger units within the City. Multi-generational living tends 
to be most common in Hispanic and Asian cultures, indicating that it may be a contributing factor in higher rates of overcrowding for these groups. 
Coupled with lower income levels, constraints related to immigration status, and discrimination can also make it difficult for multi-generational 
households to find appropriately sized, affordable housing.  
 
The City is responding to the rates of overcrowding through significant efforts to remove constraints to housing production and by increasing the 
capacity for new housing throughout the City, including identifying sites to meet 150 percent of the Regional Housing Needs Allocation (RHNA), efforts 
to rezone Commercial Office parcels to Mixed Use Corridor (Program H2-6), increasing densities and building heights in existing Mixed Use zoning 
districts (Program H1-6), removing the residential cap in Downtown (Program H1-7), and increasing the ability for middle housing (duplexes, triplexes 
and small apartments) to be built in established multifamily residential zoning districts (Program H4-3). 
 
 
 

Housing Conditions: The element 
must include an analysis of the 
condition of the existing housing 

The following has been added analyzing the condition of existing housing stock and the estimated number of units in need of rehabilitation 
and replacement based on information from Code Enforcement staff: 
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stock and estimate the number of 
units in need of rehabilitation and 
replacement.  
 
For example, the analysis could 
include estimates from a recent 
windshield survey or sampling, 
estimates from the code 
enforcement agency, or information 
from knowledgeable 
builders/developers, including non-
profit housing developers or 
organizations.  

¢ƘŜ ŀƎŜ ŀƴŘ ŎƻƴŘƛǘƛƻƴ ƻŦ wŜŘǿƻƻŘ /ƛǘȅΩǎ ƘƻǳǎƛƴƎ ǎǘƻŎƪ ƛǎ ŀƴ ƛƴŘƛŎŀǘƻǊ ƻŦ ǇƻǘŜƴǘƛŀƭ ǊŜƘŀōƛƭƛǘŀǘƛƻƴ ƴŜŜŘǎΦ /ƻƳƳƻƴƭȅΣ ƘƻǳǎƛƴƎ ƻǾer 30 years of age needs 
some form of major rehabilitation, such as a new roof, foundation work, plumbing, etc. The housing stock in the City is aging, since a majority of the 
ƘƻǳǎƛƴƎ ǎǘƻŎƪ ǿŀǎ ōǳƛƭǘ ōŜǘǿŜŜƴ мфпл ŀƴŘ мфул όсм ǇŜǊŎŜƴǘύΦ hƴƭȅ ол ǇŜǊŎŜƴǘ ƻŦ ǘƘŜ /ƛǘȅΩǎ ƘƻǳǎƛƴƎ ǎǘƻŎƪ Ƙŀǎ ōŜŜƴ ōǳƛƭǘ ǎƛƴŎŜ 1980. 
 
On average, Code Enforcement staff inspects approximately 35 five to 10 residential properties per year. Of these, Code Enforcement staff estimate that 
five to 10 (14 to 29 percent) of these are could be considered substandard each year; staff then works with property owners to bring units up to Code 
and address substandard housing issues. All such issues were resolved in recent years, so no ongoing substandard housing conditions exist beyond those 
estimated by the Census. The Census identifies units with substandard housing issues based on kitchen and plumbing issues. Very few households are 
impacted by a lack of complete plumbing or kitchen facilities. In 2019, one percent of units lacked complete kitchen facilities and one percent of units 
lacked plumbing facilities. Substandard housing issues are slightly more prevalent in renter-occupied units; 1.2 percent of rental units lack complete 
kitchen facilities compared to only 0.3 percent of owner-occupied units. Likewise, 0.6 percent of renter-occupied units lacked plumbing facilities 
compared to 0.4 percent of owner-occupied units.  
 
wŜŘǿƻƻŘ /ƛǘȅ ǊŜǎƛŘŜƴǘǎ ǿƛǘƘ ƘƻǳǎƛƴƎ ƛǎǎǳŜǎ ŀǊŜ ǊŜŦŜǊǊŜŘ ǘƻ ǘƘŜ /ƛǘȅΩǎ IƻǳǎƛƴƎ 5ƛǾƛǎƛƻƴΣ ǿƘƛŎƘ ŦŀŎƛƭƛǘŀǘŜǎ ŀǇǇƭƛŎŀǘƛƻƴǎ ŦƻǊ Ƴƛnor home repair grants and 
grants to provide accessibility modifications for disabled residents.  
 

3. An inventory of land suitable and available for residential development, including vacant sites and sites having realistic and demonstrated potential for redevelopment during the planning 
ǇŜǊƛƻŘ ǘƻ ƳŜŜǘ ǘƘŜ ƭƻŎŀƭƛǘȅΩǎ ƘƻǳǎƛƴƎ ƴŜŜŘ ŦƻǊ ŀ ŘŜǎƛƎƴŀǘŜŘ ƛƴŎƻƳŜ ƭŜǾŜƭΣ ŀƴŘ ŀƴ ŀƴŀƭȅǎƛǎ ƻŦ ǘƘŜ relationship of zoning and public facilities and services to these sites. (Gov. Code, § 65583, subd. 
(a)(3).) 

Progress in Meeting the Regional 
Housing Need Allocation (RHNA): 
The element lists various approved 
and proposed projects by 
affordability.  
 
But in some cases, the element 
must still discuss how affordability 
was determined based on actual or 
anticipated sales prices and rents or 
other mechanisms ensuring 

More information has been regarding how affordability was determined for approved and proposed projects in the TBR Housing Resources 
Chapter.  
 
For approved projects, a footnote has been added to Table H3-2 on p. H3-3 stating all bellow market rate units are deed-restricted. 
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affordability (e.g., deed-restrictions, 
inclusionary requirements).  
 
Namely, the element should include 
additional affordability information 
for 1601 El Camino, 1057 El Camino 
Real, 901 El Camino Real, 1900 
Broadway and 2300 Broadway.  
In addition, the element lists several 
ǇǊƻƧŜŎǘǎ ǳǘƛƭƛȊƛƴƎ ǘƘŜ άDŀǘŜƪŜŜǇŜǊέ 
process. Given the pending 
complexity of entitlements 
potentially associated with these 
projects, the element should include 
discussion of their availability in the 
planning period such as an 
anticipated schedule for 
development.  
 
Lastly, the element should modify 
Program H1-1 to monitor approved 
and proposed projects and commit 
to alternative actions within a 
reasonable time (e.g., within one 
year) of projects are not moving 
toward completion as anticipated. 

Table H3-2: Approved Projects 

Project Project Status 

Extremely/ 
Very Low-

Income (0-50% 
AMI) 

Low-
Income 
(50-80% 

AMI) 

Moderate-
Income 

(80-120% 
AMI) 

Above 
Moderate-

Income 
(+120%) Total 

31 Center St 
Under 
Construction 

- - - 7 7 

150 Charter Street Approved                -    -                  11                61  72  

239 Vera Ave 
Under 
Construction 

- - - 5 5 

353 Main St* 
Under 
Construction 

63 61 - 1 125 

955 Woodside Rd 
Townhomes 

Approved                -               -                   -                    8  8  

1401 Broadway St & 2201 
.ŀȅ wŘ ά.ǊƻŀŘǿŀȅ tƭŀȊŀέϝ 

Approved               24  95                 -               399  518  

1548 Maple Street Approved                -    -                   -               131  131  

1601 El /ŀƳƛƴƻ ά9ƭŎƻ 
Yards formerly South 
Main Mixed-Use"* 

Under 
Construction  

              39  67               41             393  540  

Approved Projects Total 126 223 52 1,005 1,406 

*Note: All below market rate units indicated in the table are deed restricted. 

 
Significant information has been added for proposed projects discussing affordability and availability of these projects during the planning 
period on p. H3-5 to H3-12: 
As of December 2021August 2022, the City is in the process of reviewing applications and preliminary plans for 2,970078 new units in Redwood City 
(Table H3-3). Some proposed projects have a straight-forward review process; others have a review process that is more complicated due to the fact 
that the commercial portions of the proposed mixed-use project may not be compliant with either the existing zoning or provisions of the General Plan. 
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Projects that have been proposed and where an applicant has submitted either a pre-application or a formal application are described in more detail 
below., and are identified as sites to meet the RHNA. In addition to projects that are proposed and being processed independently, certain projects have 
been consolidated to be reviewed comprehensively by the City CoǳƴŎƛƭ ǘƘǊƻǳƎƘ ǘƘŜ άDŀǘŜƪŜŜǇŜǊέ ǇǊƻŎŜǎǎΣ ŘŜǎŎǊƛōŜŘ ƛƴ ƳƻǊŜ ŘŜǘŀƛƭ ōŜƭƻǿΦ 
 
Sites identified with proposed projects have a high likelihood of redevelopment with housing within the planning period, given the existing level of 
property owner and developer interest. All of these projects have committed significant time and resources into developing applications for 
entitlement, including architectural plans. Proposed projects listed in Table H3-34 are still in review with the City. City staff is coordinating with 
applicants for additional information or corrections on submitted plans. Affordability levels on these sites was determined based on 
ǇǊƻǇƻǎŜŘκŀƴǘƛŎƛǇŀǘŜŘ ǎŀƭŜǎ ǇǊƛŎŜǎ ŀƴŘ ǊŜƴǘǎΣ ǿƘƛŎƘ ǿƛƭƭ ōŜ ŎƻǳǇƭŜŘ ǿƛǘƘ ŘŜŜŘ ǊŜǎǘǊƛŎǘƛƻƴǎΣ ƛƴ ŎƻƳǇƭƛŀƴŎŜ ǿƛǘƘ ǘƘŜ /ƛǘȅΩǎ ƛƴŎƭusionary housing 
requirements.  
 

Table H3-3: Proposed Projects 

Project 
Project 
Status 

Application 
Submitted 

Date 

Extremely/ 
Very Low-
Income (0-
50% AMI) 

Low-
Income 
(50-80% 

AMI) 

Moderate-
Income 

(80-120% 
AMI) 

Above 
Moderate-

Income 
(+120%) Total 

Proposed Projects (Non-Gatekeeper)  

35-51 Renato Court Proposed 
               -   

December 
2021 

               -    -                   -             13   13   

77 Birch St Townhomes Proposed 
               -   

Aug 31, 2020 
               -    -                   -               9  9  

557 E. Bayshore Rd 
ά{ȅǳŦȅ {ƛǘŜέ 

Proposed 
Oct 23, 2015 

              21  21                43         395  480  

590 Veterans Blvd /91 
Winslow St 

Proposed 
December 

2021 
                5  5                  9            76  95  
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847 Woodside Rd Proposed 
               -   

Aug 7, 2020 
               -    -                    6  38  44  

1057 El Camino Real 
ά{Ŝǉǳƻƛŀ {ǘŀǘƛƻƴέ 

Proposed 
May 25, 2021 

           102  130                22         377  631  

1125 Arguello St 
ά!ǊƎǳŜƭƭƻ {ǘǊŜŜǘ Mixed-
Use" 

Proposed 
Nov 16, 2020 

                6  15                12              -    33  

1201 Main St  
άмнлм aŀƛƴ {ǘ aƛȄŜŘ 
¦ǎŜέ 

Proposed 
Oct 18, 2021 

1 1- 2 245 28 

1330 El Camino Real 
άwŜŘǿƻƻŘ /ƛǘȅ 
5ƛǎŎƻǾŜǊȅέ 

Proposed 
May 11, 2021 

                7            6               13          104  130 

1818 El Camino Real 
ά/ƻƳŦƻǊǘ Lƴƴέ 

Proposed 
County 
review 

process 
26 25 - - 51 

2336 El Camino Real 
άwŜŘǿƻƻŘ {ǉǳŀǊŜέ 

Proposed 
-Dec 4, 2020 

- - - 16 16 

1304 Middlefield Proposed July 25, 2022 - 93 - - 93 

Subtotal: 168 296 107 1,052 1,623 

Proposed Projects (Gatekeeper) 

651 El Camino Real 
ά!ƳŜǊƛŎŀƴ [ŜƎƛƻƴέ 

Proposed 
Apr 12, 2021 

                5  5                10  79  99  

750 Bradford St 
ά.ǊŀŘŦƻǊŘ κ w/{5έέϝ 

Proposed 
May 25, 2021 

4  5    46   
              

810  
         71        

81  
87      

102  

901 El Camino Real/ 
920 Shasta St 

Proposed 
Mar 30, 2021 

            48  51                  1              -    100  

1900 Broadway St Proposed 
             Nov 

12, 2021 
35 -              3570                  1              -    71  
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2300 Broadway St 
ά/ƘŀǎŜ .ŀƴƪέκ609 Price 
Ave 

Proposed Jan 12, 2021 32 49 2              -    83 

Subtotal: 90 181 24 160 455 

Proposed Projects Total 258 477 131 1,212 2,078 

* Note: Designated as teacher and workforce housing. The applicant has provided the City with a draft affordable housing plan. 

 

Proposed Projects (Non-Gatekeeper) 
35-51 Renato Court 
This project, located on two adjacent parcels totaling 0.57 acres, is currently zoned Professional Office (PO); however, the General Plan designation is 
High Density Residential (HDR). The City initiated a zone change to achieve consistency between the General Plan and zoning, which is proposed in 
conjunction with the Housing Element. The parcel will be rezoned R-4-O (Environmental review for this zone change will occur as part of the Housing 
9ƭŜƳŜƴǘ άǇǊƻƧŜŎǘέ ŀƴŀƭȅȊŜŘ ŦƻǊ /9v! ǇǳǊǇƻǎŜǎύΦ !ƴ ŀǇǇƭƛŎŀǘƛƻƴ ǿŀǎ initiated in December 2021 by the property owner for this project and is 
currentcurrently (as of early 2022) under review with the City. The applicant is proposing 13 market-rate units. This proposed project indicates 
developer and property owner interest; this site is likely to redevelop within the planning period. 

 

77 Birch St Townhomes  
The townhome project at 77 Birch (0.38 acres) would provide nine for-sale, market-rate units within the R-5-O zoning district. The application was 
deemed incomplete; additional information is needed from the applicant. This project would replace an existing medical office building. This proposed 
project indicates developer and property owner interest; this site is likely to redevelop within the planning period. 
 

ррт 9Φ .ŀȅǎƘƻǊŜ wŘ ά{ȅǳŦȅ {ƛǘŜέ 
The Syufy project proposes to redevelop aformera former movie theater site, which has been vacant for many years (14.6 acres), with a 480-unit multi-
ŦŀƳƛƭȅ ŘŜǾŜƭƻǇƳŜƴǘ ŀƴŘ фтΣмлм ǎǉǳŀǊŜ Ŧƻƻǘ ǎǇƻǊǘ ŎƭǳōΦ /ƻƴǎƛǎǘŜƴǘ ǿƛǘƘ ǘƘŜ /ƛǘȅΩǎ ƛƴŎƭǳǎƛƻƴŀǊȅ ƘƻǳǎƛƴƎ ǊŜǉǳƛǊŜƳŜƴǘǎΣ ур ŀŦŦƻǊŘable units would be 
provided to very low-, low-, and moderate-income households. (21 very low-, 21 low-, and 43 moderate-income units, all deed restricted to ensure long-
ǘŜǊƳ ŀŦŦƻǊŘŀōƛƭƛǘȅ ŎƻƴǎƛǎǘŜƴǘ ǿƛǘƘ ǘƘŜ /ƛǘȅΩǎ ƛƴŎƭǳǎƛƻƴŀǊȅ ƘƻǳǎƛƴƎ ǊŜǉǳƛǊŜƳŜƴǘǎύΦ While the zoning for the site is General Commercial (CG zoning district), 
half of the parcel has a General Plan designation of Mixed-Use Waterfront and would be permitted to develop with residential uses within that portion 
of the site. The project as proposed is requesting a zoning change on the CG-zoned parcel to Mixed-Use Waterfront to be consistent with the General 
Plan and produce a more cohesive site plan.  The application has been deemed complete and is in the environmental review phase, with estimated 
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completion prior to Housing Element adoption. This proposed project indicates developer and property owner interest; this site is likely to redevelop 
within the planning period. 
 

 
 

 

590 Veterans Blvd /91 Winslow St Apartments 
Comprised of two parcels, one zoned Mixed Use ς Veterans Boulevard (MU-VB) and one zoned Mixed Use ς Transitional (MU-T), together totaling 1.2 
acres, the Veterans + Winslow project proposes 95 rental units at a density of 79 units per acre. Currently, 590 Veterans Boulevard contains a retail 
building, and 91 Winslow contains a vacant one-story building. While the application has not yet determined the affordability of units, consistent with 
ǘƘŜ /ƛǘȅΩǎ ƛƴŎƭǳǎƛƻƴŀǊȅ ƘƻǳǎƛƴƎ ǊŜǉǳƛǊŜƳŜƴǘǎΣ ŦƻǊ ǇǳǊǇƻǎŜǎ ƻŦ ǘƘŜ Housing Element it is anticipated that five percent will be affordable to very low-
income households, five percent to low-income households, and 10 percent to moderate-income households. All affordable units will be deed restricted 
to ensure long-term affordability ŎƻƴǎƛǎǘŜƴǘ ǿƛǘƘ ǘƘŜ /ƛǘȅΩǎ ƛƴŎƭǳǎƛƻƴŀǊȅ ƘƻǳǎƛƴƎ ǊŜǉǳƛǊŜƳŜƴǘǎ. The application was submitted in December 2021 and is 

590 Veterans/91 Winslow 590 Veterans/91 Winslow 
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under review by the Planning Department. This proposed project indicates developer and property owner interest; this site is likely to redevelop within 
the planning period. 

 

847 Woodside Road Condominiums 
This project, located in the Mixed Use ς Neighborhood (MU-N) zoning district, would 
demolish a one-story cemetery/mortuary on a 0.94 acre site, to be replaced with 44 for-sale 
residential units and 2,500 square feet of commercial. Seven units, equivalent to 15 
percent of the proposed units, would be reserved for households of moderate income. 
The application was deemed incomplete; additional information is needed from the 
applicant. This proposed project indicates developer and property owner interest; this 
site is likely to redevelop within the planning period. 

 
млрт 9ƭ /ŀƳƛƴƻ wŜŀƭ ά{Ŝǉǳƻƛŀ {ǘŀǘƛƻƴέ Mixed Use Project 
Sequoia Station is proposed as a transit-oriented, mixed-use development on six blocks (12 
acres) with 631 rental residential units (including 254 affordable units: 102 very low-, 130 low-, and 22 moderate-income units, all of which will be deed 
restricted to ensure long-term affordability ŎƻƴǎƛǎǘŜƴǘ ǿƛǘƘ ǘƘŜ /ƛǘȅΩǎ ƛƴŎƭǳǎƛƻƴŀǊȅ ƘƻǳǎƛƴƎ ǊŜǉǳƛǊŜƳŜƴǘǎ), 1,230,000 square feet of office, 166,600 
square feet of retail, a 10,000 square foot child care facility, and 86,000 square feet of public open space, generally located between El Camino Real, 
Jefferson, James, and the Caltrain tracks within the Downtown Precise Plan (DTPP) area. An application has been submitted to the City and is currently 
under review. In addition to this application, tThe City is currently undertaking a comprehensive planning process for the Transit District, including 
engaging with the community to define the vision for the district and working with Caltrain to study how a new, elevated station would fit in downtown, 
where future bus operations would happen and how to get people to and from the transit center without needing to drive. The existing Sequoia Station 
development will need to be redeveloped to accommodate the addition of more tracks, as proposed by Caltrain. The preliminary concept for the site 
has been refined with input from the City, to lower the height and increase residential development. Future project revisions will incorporate feedback 
from the community on benefits and priorities for the site and requirements of the Transit District Plan. The City will consider amendments to the 
General Plan, Downtown Precise Plan, and the associated environmental review of the Transit District through preparation of a Subsequent EIR (SEIR) to 
the Redwood City Downtown Precise Plan Final Environmental Impact Report (DTPP Final EIR). The EIR is scheduled to be completed by the end of 2022. 
A decision by the City Council regarding the Transit District amendments is anticipated in late 2022. This proposed project indicates developer and 
property owner interest; this site is likely to redevelop within the planning period. 

 
1125 Arguello Street Mixed Use Project 
The Arguello Street Mixed Use project is a proposal to demolish existing commercial buildings on-site (office, automobile repair, parking, and storage) 
and to construct a new four-story (60-foot tall) office building, a four-story (46-foot tall) affordable housing development of 33 condominiums, 
(including 6 very low-, 15 low, and 12 moderate-income units, all of which will be deed restricted to ensure long-term affordability consistent with the 

847 Woodside 847 Woodside 
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/ƛǘȅΩǎ ƛƴŎƭǳǎƛƻƴŀǊȅ ƘƻǳǎƛƴƎ ǊŜǉǳƛǊŜƳŜƴǘǎύ, and a child care facility for up to 30 children in the Mixed Use ς Transitional (MU-T) zoning district. The 
project contains three designated historic homes within the Mezesville Historic District. One of the structures is proposed to be demolished to allow for 
the construction of the child care center and the remaining two structures would be utilized as part of the child care center. This for-sale affordable 
housing development would offer 2-bedroom,  3-bedroom and 4-bedroom units in partnership with Habitat for Humanity for very low-, low-, and 
moderate-income households. Plans call for a vacant lot at the corner of Arguello and Brewster to be redeveloped into a public park and dedicated to 
the City. The application was deemed incomplete and the City is awaiting additional information from the applicant. This proposed project indicates 
developer and property owner interest; this site is likely to redevelop within the planning period. 
 

1201 Main St. Mixed Use Project 
The project proposes the construction of a five-story mixed use building. Currently the site is occupied by a low-scale light industrial style complex. The 
lower three floors would contain all office uses and the fourth level would have a small office component and residential uses, and the fifth level would 
be an all-residential level including 28 rental units (8 studios and 20 one-bedroom units). The project would include affordable units in accordance with 
ǘƘŜ /ƛǘȅΩǎ ƛƴŎƭǳǎƛƻƴŀǊȅ ƘƻǳǎƛƴƎ ǊŜǉǳƛǊŜƳŜƴǘǎ (1 very low-income unit, and 2 moderate-income units, which will be deed restricted to ensure long-term 
affordability ŎƻƴǎƛǎǘŜƴǘ ǿƛǘƘ ǘƘŜ /ƛǘȅΩǎ ƛƴŎƭǳǎƛƻƴŀǊȅ ƘƻǳǎƛƴƎ ǊŜǉǳƛǊŜƳŜƴǘǎ) and is requesting the use of State Density Bonus concessions and waivers. 
This proposed project indicates developer and property owner interest; this site is likely to redevelop within the planning period. 

 

моол 9ƭ /ŀƳƛƴƻ wŜŀƭ άwŜŘǿƻƻŘ /ƛǘȅ 5ƛǎŎƻǾŜǊȅέ !ǇŀǊǘƳŜƴǘǎ 
Redwood City Discovery, located at 1330 El Camino Real, is proposed as a six-story, 130-unit rental project with a variety of unit sizes. Of these, 26 will 
be reserved as affordable housing. (7 very low-, 6 low-, and 13 moderate-income units, all of which will be deed restricted to ensure long-term 
affordability ŎƻƴǎƛǎǘŜƴǘ ǿƛǘƘ ǘƘŜ /ƛǘȅΩǎ ƛƴŎƭǳǎƛƻƴŀǊȅ ƘƻǳǎƛƴƎ ǊŜǉǳƛǊŜƳŜƴǘǎύΦ Located within the Downtown Precise Plan, there is no limit on density. 
Currently a retail building and a residential four-plex occupies the parcel. The planning application has been submitted and is being reviewed by 
Planning Department staff for compliance with the Downtown Precise Plan requirements. This proposed project indicates developer and property 
owner interest; this site is likely to redevelop within the planning period. 
 

муму 9ƭ /ŀƳƛƴƻ wŜŀƭ ά/ƻƳŦƻǊǘ Lƴƴέ 
The County is in the process of purchasingpurchased a 51-room hotel (Comfort Inn & Suites Hotel at 1818 El Camino Real) and is in the process of 
converting these into 51 permanent affordable units for homeless individuals; 25 units will be 30 percent of area median income (AMI) and 25 units will 
be 60 percent AMI. The purchase agreement was approved by the Board of Supervisors in January 2022 and the project has been awarded $16 million in 
State Homekey funds and $1 .3 million from the City in HOME Investment Partnerships American Rescue Plan (HOME-ARP) funds. It is anticipated that 
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the rehabilitation efforts (adding kitchens to each unit) and lease-up would be complete by late 2022/early 2023. This proposed project indicates 
developer and property owner interest; this site is likely to redevelop within the planning period. 
 

ноос 9ƭ /ŀƳƛƴƻ wŜŀƭ άwŜŘǿƻƻŘ {ǉǳŀǊŜέ 
This proposed project consists of a four-story residential building with 16 for-sale units, located at 2336 El Camino Real. The property is zoned Mixed-
Use Corridor El Camino Real (MUC-ECR) and it is currently developed with an existing Day Carechildcare center that will remain on the site. The 
application is under review by the Planning Department. This proposed project indicates developer and property owner interest; this site is likely to 
redevelop within the planning period. 
 

1304 ς монп aƛŘŘƭŜŦƛŜƭŘ wƻŀŘ άwƛǎŜ /ƛǘȅ /ƘǳǊŎƘ !ŦŦƻǊŘŀōƭŜ IƻǳǎƛƴƎέ 
This proposed project consists of 93 rental apartment units affordable to low-income households.  The project would be seven stories tall (five stories 
residential over a two-story parking podium) consisting of studio, one-bedroom, and two-bedroom units. The site is located immediately outside the 
5ƻǿƴǘƻǿƴΩǎ ōƻǊŘŜǊǎΦ /ǳǊǊŜƴǘƭȅΣ ǘƘŜ ǎƛǘŜ ƛǎ ǾŀŎŀƴǘ ŀƴŘ ǳǎŜŘ ŦƻǊ ǎŜŀǎƻƴŀƭ ŜǾŜƴǘǎΦ ¢ƘŜ ǇƭŀƴƴƛƴƎ ŀǇǇƭƛŎŀǘƛƻƴ Ƙŀǎ ōŜŜƴ ǎǳōƳƛǘǘŜŘ Ŧor a streamlined 
ministerial permit under SB 35 and would be exempt from CEQA and is being reviewed by Planning Department staff for compliance with SB 35. This 
proposed project indicates developer and property owner interest; this site is likely to redevelop within the planning period. 
 

Proposed Projects ï Gatekeeper Projects  
The City Council directed staff to initiate a one-ǘƛƳŜ άDŀǘŜƪŜŜǇŜǊέ ǇǊƻŎŜǎǎ ǘƻ ŜǾŀƭǳŀǘŜ ƳǳƭǘƛǇƭŜ ǇŜƴŘƛƴƎ DŜƴŜǊŀƭ tƭŀƴ !ƳŜƴŘƳŜƴǘ ŀƴŘ 5ƻǿƴǘƻǿƴ 
Precise Plan (DTPP) Amendment requests. Throughout 2020-2021, the City Council considered, at a high level, multiple potential projects at one time to 
decide which projects should be reviewed and considered for General Plan/DTPP amendments. Consideration of these projects was based on basic 
ǎǳōƳƛǘǘŀƭ ǊŜǉǳƛǊŜƳŜƴǘǎ ŀƴŘ ŀ ŘŜǘŀƛƭŜŘ ǇǊƻƧŜŎǘ ƴŀǊǊŀǘƛǾŜ ǘƘŀǘ ǿŜǊŜ ŀƴŀƭȅȊŜŘ ŀƎŀƛƴǎǘ ǘƘŜ /ƛǘȅ /ƻǳƴŎƛƭΩǎ {ǘǊŀǘŜƎƛŎ tƭŀƴ ŀƴŘ tǊiorities.  

 
!ǎ ǇŀǊǘ ƻŦ ǘƘƛǎ ǇǊƻŎŜǎǎΣ 5¢tt !ƳŜƴŘƳŜƴǘǎ ǿƛƭƭ ŀƳŜƴŘ ǘƘŜ /ƛǘȅΩǎ DŜƴŜǊŀƭ tƭŀƴ ŀƴŘ 5ƻǿƴǘƻǿƴ tǊŜŎƛǎŜ tƭŀƴ ǘƻΥ мύ ƛƴŎǊŜŀǎŜ ǘƘŜ ƳŀȄimum allowable office 
development caps to potentially accommodate additional development capacity from the Gatekeeper Projects (described below) located in the DTPP 
collectively, 2) extend the DTPP boundary approximately 0.1 miles northward between El Camino Real and the Caltrain tracks (to accommodate the 651 
El Camino Real parcel, APN: 052-271-030, as well as four additional parcels: APNs 052-271-040, -050, -080, and -090) and facilitating additional 
ǊŜǎƛŘŜƴǘƛŀƭ ǳƴƛǘǎ ŀǘ срм 9ƭ /ŀƳƛƴƻ wŜŀƭ ά!ƳŜǊƛŎŀƴ [ŜƎƛƻƴέ ŘƛǎŎǳǎǎŜŘ ōŜƭƻǿΣ ŀƴŘ оύ ŎƘŀƴƎŜ ŎŜǊǘŀƛƴ 5¢tt ŘŜǾŜƭƻǇƳŜƴǘ ǎǘŀƴŘŀǊŘǎΦ 
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The DTPP sets maximum allowable development caps for office, residential, retail, and hotel development in the Downtown. The cap for residential uses 
is almost met and will be removed as part of the Housing Element update. The cap for office space is almost met as well. Any project proposing to 
exceed the office cap must request both a General Plan and DTPP amendment to increase the cap. The DTPP amendments are informed by the City 
/ƻǳƴŎƛƭΩǎ ŘƛǊŜŎǘƛƻƴΣ ƎƛǾŜƴ ƛƴ hŎǘƻōŜǊ нлнл ŀƴŘ aŀȅ нлнмΣ ǘƻ ǊŜǾƛŜǿ ŀƴŘ ǊŜŎƻƳƳŜƴŘ ŀƴ ŀǇǇǊƻǇǊƛŀǘŜ ƳŀȄƛƳǳƳ ŀƭƭƻǿŀōƭŜ ŘŜǾŜƭƻǇƳŜƴt cap to 
accommodate the Gatekeeper Projects and additional anticipated development capacity for the parcels to be added into the DTPP boundary. A program 
level Subsequent Environmental Impact Report (SEIR) will evaluate the environmental impacts of the DTPP Amendments.  
 
As part of this Gatekeeper process, certain DTPP amendments are currently undergoing environmental review (a program-level Subsequent 
Environmental Impact Report is being prepared).  The amendments being studied include amending the Downtown Precise Plan to: 1) increase the 
maximum allowable office development caps to potentially accommodate additional development capacity from the Gatekeeper Projects (described 
below) located in the DTPP collectively, 2) amend DTPP to extend the DTPP boundary approximately 0.1 miles northward between El Camino Real and 
the Caltrain tracks (to accommodate the 651 El Camino Real parcel, APN: 052-271-030, as well as four additional parcels: APNs 052-271-040, -050, -080, 
and -090) and facilitating additional reǎƛŘŜƴǘƛŀƭ ǳƴƛǘǎ ŀǎ ǇŀǊǘ ƻŦ ǘƘŜ срм 9ƭ /ŀƳƛƴƻ wŜŀƭ ά!ƳŜǊƛŎŀƴ [ŜƎƛƻƴέ ŘŜǾŜƭƻǇƳŜƴǘ ǇǊƻƧŜŎǘ ŘƛǎŎǳǎǎŜŘ ōŜƭƻǿΣ ŀƴŘ оύ 
change certain DTPP development standards.  The General Plan will also be amended accordingly. 

 
The environmental review for the proposed DTPP amendments is scheduled to be completed in late 2022.  Individual Gatekeeper project processing 
(including project-level environmental review and approval) is expected to follow adoption of the amendments.  Five Four of the eight Gatekeeper 
projects are identified as sites to meet the RHNA and discussed below; additional Gatekeeper projects have been proposed but would also require 
additional offsite (outside of the DTPP) rezoning and General Plan amendments to allow residential development. Since the underlying use allowance in 
place is not residential, these other projects are not included as sites to meet the RHNA but represent additional housing opportunities in Redwood City. 

 
срм 9ƭ /ŀƳƛƴƻ wŜŀƭ ά!ƳŜǊƛŎŀƴ [ŜƎƛƻƴέ aƛȄŜŘ ¦ǎŜ tǊƻƧŜŎǘ 
This proposed project, located at 651 El Camino Real (1.68 acres), would replace the existing American Legion building with an eight-story mixed-use 
development including 300 rental units and a 12,000 square foot space for the American Legion. Currently zoned MUC-ECR, the project application 
includes a rezone to incorporate this Downtown Precise Plan-adjacent parcel into the Downtown Precise Plan, allowing for increased density and height. 
For the purposes of this Housing Element, the project includes a reduced number of housing units, which would be allowed under the current zoning 
(MUC-9/wύΣ фф ǳƴƛǘǎΣ ǿƛǘƘ ŀŦŦƻǊŘŀōƛƭƛǘȅ ƭŜǾŜƭǎ ŀǎ ǇǊŜǎŎǊƛōŜŘ ƛƴ ǘƘŜ /ƛǘȅΩǎ ƛƴŎƭǳǎƛƻƴŀǊȅ ƘƻǳǎƛƴƎ ǊŜǉǳƛǊŜƳŜƴǘǎ. (5 very low-, 5 low, and 10 moderate-income 
units, all of which will be deed restricted to ensure long-term affordability ŎƻƴǎƛǎǘŜƴǘ ǿƛǘƘ ǘƘŜ /ƛǘȅΩǎ ƛƴŎƭǳǎƛƻƴŀǊȅ ƘƻǳǎƛƴƎ ǊŜǉǳƛǊŜƳŜƴǘǎύ. This proposed 
project indicates developer and property owner interest; this site is likely to redevelop within the planning period. 
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трл .ǊŀŘŦƻǊŘ {ǘ ά.ǊŀŘŦƻǊŘκw/{5έ aƛȄŜŘ ¦ǎŜ tǊƻƧŜŎǘ 
The applicant is partnering with the Redwood City School District (RCSD) on this proposal.  This project application is for a mixed-use development 
including a 170,000 square foot office building and 87 housing units for Redwood City School District (RCSD) staff, located at 750 Bradford Street within 
the Downtown Precise Plan. Affordability of units is assumed consistent with based on the /ƛǘȅΩǎ ƛƴŎƭǳǎƛƻƴŀǊȅŀǇǇƭƛŎŀƴǘΩǎ ŘǊŀŦǘ ŀŦŦƻǊŘŀōƭŜ housing 
requirements. The applicant is partnering withplan (5 very low, 6 low, and 10 moderate-income units)  and the Redwood City School District (RCSD) on 
this proposal. tǊƻƧŜŎǘΩǎ ŘŜǎƛƎƴŀǘƛƻƴ ŀǎ ǘŜŀŎƘŜǊ ŀƴŘ ǿƻǊƪŦƻǊŎŜ ƘƻǳǎƛƴƎΦ The site is currently occupied by a two-story office building and surface parking. 
This proposed project indicates developer and property owner interest; this site is likely to redevelop within the planning period. 

 
901 El Camino Real/920 Shasta St 
This proposed project includes a six-story 259,000 square foot office building, 8,000 square foot teen center, and 15,242 square foot public open space 
(Chrysanthemum Plaza) at 901 El Camino Real (within the Downtown Precise Plan) and 100 off-site affordable units (48 very low- and 51 low-income, 
ŀƴŘ ƻƴŜ ƳŀƴŀƎŜǊΩǎ ǳƴƛǘύ ŀǘ фнл {Ƙŀǎta Street, which is in the Mixed Use ς Transitional (MU-T) zoning district. The existing use at 920 Shasta Street is 
personal storage. All affordable units will be deed restricted to ensure long-term affordability ŎƻƴǎƛǎǘŜƴǘ ǿƛǘƘ ǘƘŜ /ƛǘȅΩǎ ƛƴŎƭǳǎƛƻƴŀǊȅ Ƙƻusing 
requirements. The office portion of the project will require a General Plan amendment, as part of the Gatekeeper process, to exceed the existing office 
development cap. This proposed project indicates developer and property owner interest; this site (920 Shasta) is likely to redevelop within the planning 
period. 
 

1900 Broadway St. Mixed Use Project 
The site is currently occupied by a bank. This project is proposes for a seven-story (100 foot) mixed-use building consisting of 228,000 sq. ft. of office, 71 
rental residential units offered at(70 low-, and one moderate levels-income unit, all of which will be deed restricted to ensure long-term affordability, 
consistent ǿƛǘƘ ǘƘŜ /ƛǘȅΩǎ ƛƴŎƭǳǎƛƻƴŀǊȅ ƘƻǳǎƛƴƎ ǊŜǉǳƛǊŜƳŜƴǘǎύΣ 10,000 square feet of ground floor retail and a 12,000 square foot public open space plaza 
at the corner of Broadway and Main Street within the Downtown Precise Plan.  This proposed project indicates developer and property owner interest; 
this site is likely to redevelop within the planning period. 
 

нолл .ǊƻŀŘǿŀȅ {ǘ ά/ƘŀǎŜ .ŀƴƪέκ609 Price Ave 
The application for a DTPP gatekeeper project at 2300 Broadway includes 83 off-site affordable units at 609 Price Street (32 very low-, 49 low-income, 
and 2 units for onsite property management staff at moderate-income levels, all of which will be deed restricted to ensure long-term affordability 
ŎƻƴǎƛǎǘŜƴǘ ǿƛǘƘ ǘƘŜ /ƛǘȅΩǎ ƛƴŎƭǳǎƛƻƴŀǊȅ ƘƻǳǎƛƴƎ ǊŜǉǳƛǊŜƳŜƴǘǎύΦ ¢ƘŜ ƻŦŦǎƛte affordable housing site (609 Price) is currently zoned Commercial Office (CO), 
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which will be rezoned concurrently with the Housing Element to Mixed Use ς Corridor, Veterans Boulevard (MUC-VB). This proposed project would 
replace an existing bank building within the Downtown Precise Plan with 200,000 square feet of office, 15,000 square feet of retail space, and 5,000 
ǎǉǳŀǊŜ ŦŜŜǘ ƻŦ ƻǇŜƴ ǎǇŀŎŜ όΨwŜŘǿƻƻŘ DǊƻǾŜΩύ ƻƴ ǘƘŜ ŎƻǊƴŜǊ ƻŦ .ǊƻŀŘǿŀȅ ŀƴŘ IŀƳƛƭǘƻƴΦ Lƴ ŀŘŘƛǘƛƻƴ ǘƻ ǘƘŜ ƻƴǎƛǘŜ ƻǇŜƴ ǎǇŀŎŜΣ ǘƘŜ project requests 
utilizing a portion of Hamilton Street adjacent to the subject property, and Courthouse Square, to create a 15,000 square foot plaza. The application also 
includes 83 off-site affordable units at 609 Price Street (32 very low-, 49 low-income, and 2 units for onsite property management staff at moderate-
income levels). The office component of the project is included in the Gatekeeper process to increase the office development cap in Downtown. The 
offsite affordable housing site (609 Price) is currently zoned Commercial Office (CO), which will be rezoned concurrently with the Housing Element to 
Mixed Use ς Corridor, Veterans Boulevard (MUC-VB).  
 
Program H1-1 on p.20 in the Goals and Policies Chapter has been modified to monitor approved and proposed projects and commit to 
alternative actions within a reasonable time (e.g., within one year) of projects are not moving toward completion as anticipated. 
 

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 2023-20302031 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:  
Á /ƻƴǘƛƴǳŜ ǘƻ ǘǊŀŎƪ ƴŜǿ ƘƻǳǎƛƴƎ ǇǊƻƧŜŎǘǎ ŀƴŘ ǇǊƻƎǊŜǎǎ ǘƻǿŀǊŘ ƳŜŜǘƛƴƎ ǘƘŜ /ƛǘȅΩǎ wIb! ŀƴŘ Ǉƻǎǘ ǘƘŜ ǎƛǘŜǎ 
ƛƴǾŜƴǘƻǊȅ ƻƴ ǘƘŜ /ƛǘȅΩǎ ǿŜōǇŀƎŜΦ 

 

Timeframe:   Ongoing 

Timeframe:  Track housing development and progress toward the RHNA on an ongoing basis, with an annual 
Housing Element Report to HCD. Annually track approved and proposed housing projects 
identified to meet the RHNA and implement alternative actions (i.e., incentives) within a 
reasonable time (e.g., within one year) if projects are not moving toward completion as 
anticipated. 

The lead department 
responsible for implementation 
is indicated in bold font. 

The lead department 
responsible for implementation 
is indicated in bold font. 
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Responsible Party: Community Development and Transportation 

Funding Sources:  Departmental Budget 

 
 

Realistic Capacity: The element 
provides various assumptions for 
calculating residential capacity on 
identified sites and describes the 
assumptions are based on recent 
projects. However, the element 
should list projects to support these 
assumptions. Similar to the listing of 
recent projects in the Downtown 
Precise Plan (Table H3-12), the 
listing should address acreage, zone, 
number of units built, maximum 
allowable density, built density and 
percent of maximum allowable 
densities. 

The City has used existing zoning densities to calculate the realistic capacity of identified sites. The Cityôs planned rezoning effort to 
increase the densities in Mixed Use districts has been used to identify future additional housing capacity beyond what has been identified to 
meet the RHNA. Pages H3-21 to H3-25 and H3-25 to H3-28 of the TBR Housing Resources Chapter have been revised as follows: 
 
The following information has been added regarding realistic capacity based on development trends for residential sites (p. H3-21 to H3-25): 
Vacant, uncommitted land in residential designated areas throughout the City was identified, totaling 1.160.52 acres on seven four parcels. A review of 
recent housing development in Redwood City (2016-2021) shows that developments located on residential designated land developed at an average of 
40 ς 55 percent of the maximum allowable density. Table H-3-97 lists the realistic capacity assumed based on development trends for these zones. This 
resulted in an estimated capacity of 11four new dwelling units on vacant residential lots (Table H3-8). 
 

Table H3-87:  Vacant Residential Land Inventory 

General Plan 
Designation Zoning 

Maximum 
Density 

Assumed 
Density 

Vacant 
Acres 

Potential 
Dwelling Units 

Affordability 
Level 

Medium Density 
Residential 

R-2 

R-3 
20 du/acre 11 du/acre 0.29 2 Moderate 

Medium High Density 
Residential 

R-4 30 du/acre 12 du/acre 0.7523 92 
Extremely/Very 

Low/Low/ 
Moderate 

Total      1.160.52 114  

Note: Potential dwelling units do not reflect the straight application of maximum density to vacant land. The number of potential 
dwelling units in residential areas has been reduced based on local development trends. 

 
Χ 
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The estimated realistic capacity for sites in residentially zoned land is based on recent or active projects in these areas, which resulted in 40 ς 55 percent 
of maximum density, depending on the zone. Table H3-9 lists the projects used to calculate the realistic capacity. 
 

Table H3-9: Recent/Active Projects in R-2, R-3, R-4, and R-5 (since 2016) 

Project Name Project Description Acres 
# of 
units 

Actual 
Density 

(du/acre) Zone Affordability Level 

1024 10th Ave 
Two new duplexes 0.49 2 4 R-2 Above Moderate 

620 Redwood Ave New unit (Duplex) ς 2,650 SF 
add 

0.32 2 6 R-2 Above Moderate 

245 Roble Ave Add 1 unit to make duplex 0.30 2 7 R-2 Above Moderate 

1410 Valota Rd 
5 single family unit sub-
division. 

0.68 5 7 R-2 Above Moderate 

1460 Kentfield Ave New duplex 0.26 2 8 R-2 Above Moderate 

264 W Oakwood 
Blvd 

2nd story addition to existing 
triplex 

0.34 3 9 R-2 Above Moderate 

1030 Haven Ave 
Demo existing SFH and 
construct new 2-story 6,199 sf 
Duplex 

0.23 2 9 R-2 Above Moderate 

1104 Madison Ave 
Add new 2nd unit on top of 
garage (duplex) 

0.25 2 9 R-2 Above Moderate 

1013 Hudson St 1013 A, B, C for Duplex & ADU 0.20 2 10 R-2 Above Moderate 

1436 Kentfield Ave Addition to existing duplex 0.20 2 10 R-2 Above Moderate 

1168 17th Ave Second unit to create a duplex 0.20 2 10 R-2 Above Moderate 

1222 Saint Francis St New Duplex 0.20 2 10 R-2 Above Moderate 

1033 8th Ave Additional for Duplex 0.20 2 10 R-2 Above Moderate 

1317 Saint Francis St New Residential Duplex 0.18 2 11 R-2 Above Moderate 
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1128 Mckinley St 
New duplex to replace existing 
duplex 

0.18 2 11 R-2 Above Moderate 

1006 16th Ave Additional Address for Duplex 0.18 2 11 R-2 Above Moderate 

285 Wheeler Ave 
Address Assign New Duplex 
285-287 Wheeler 

0.17 2 12 R-2 Above Moderate 

1136 Palm Ave 
Reasonable Accommodation 
for Addition to Duplex 

0.17 2 12 R-2 Above Moderate 

1675 Kentfield Ave 

Demolish three existing 
homes on three individual 
lots, merge the three lots into 
one, and subdivide the parcel 
into 13 parcels for the 
development of 12 2-story 
single-family residences 
ranging in size from 1,700 
square feet  to 1,900 square 
feet and each with a 2-car 
garage. 

0.17 2 12 R-2 Above Moderate 

1193 Sanchez Way 
Secondary Add for Duplex 
1191-1193 Sanchez 

0.15 2 13 R-2 Above Moderate 

35 Central Ave 
Expansion of Duplex with 
nonconforming lot size 

0.15 2 13 R-2 Above Moderate 

972 Haven Ave Verification of Duplex 0.14 2 14 R-2 Above Moderate 

3460 Michael Dr Add 2nd Address for Duplex 0.14 2 14 R-2 Above Moderate 

1172 Valota Rd 
Clarify 2nd Address for 
existing Duplex 

0.14 2 14 R-2 Above Moderate 

931 7th Ave 
Expansion of duplex with 
substandard lot + add second-
story 

0.13 2 15 R-2 Above Moderate 

1215 Gordon St Secondary Address For Duplex 0.09 2 21 R-2 Above Moderate 
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1447 Gordon St 
New duplex for total of 4 units 
on prop. 

0.28 2 7 R-3 Above Moderate 

936 Palm Ave Address for New Duplex 0.18 2 11 R-3 Above Moderate 

4200 Farm Hill Rd 
60 unit faculty apartment 
complex 

3.68 60 16 R-3 Above Moderate 

1417 Middlefield Rd 
Convert Existing Home to 
Duplex 

0.33 2 6 R-4 Above Moderate 

1629 Main St 

Development of a new four-
story 23,170 square foot office 
building with two apartment 
units 

0.26 2 8 R-4 Above Moderate 

218 Lincoln Ave 
Create Duplex from SFD 
Remodel Existing 

0.24 2 8 R-4 Above Moderate 

408 Harrison St 
408 and 410 Harrison on New 
Duplex 

0.24 2 8 R-4 Above Moderate 

491 Oak Ave 5ǳǇƭŜȄ ƻƴ прΩ ǿƛŘŜ ƭƻǘ ƛƴ w-4 0.20 2 10 R-4 Above Moderate 

435 Redwood Ave 
New Duplex ς demo existing 
homes 

0.18 2 11 R-4 Above Moderate 

840 Adams St 
840-8464 plex and 854-858 
Triplex 

0.26 3 11 R-4 Above Moderate 

640 Elm St 
640 & 650 ELM ST for new 
Duplex 

0.16 2 12 R-4 Above Moderate 

402 Harrison New Duplex 0.16 2 12 R-4 Above Moderate 

402 Harrison St 
408 and 410 Harrison on New 
Duplex 

0.16 2 12 R-4 Above Moderate 

1223 Ebener St Add 2nd Address for Duplex 0.15 2 14 R-4 Above Moderate 

211 ς 217 Vera Ave 
Ten three-story townhouses 
with access from Adams 
Street in the R-4 Zoning 

0.49 10 20 R-4 Above Moderate 
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District. Existing structures on 
the lot demolished 

239 Vera Avenue 
3-story, five unit residential 
building 

0.24 5 21 R-4 Above Moderate 

515 Cleveland St 

Demolition of 7-single-family 
homes and one-Accessory 
Dwelling Unit. Construction of 
17 new for-sale townhomes 

0.72 17 24 R-4 Above Moderate 

95 Clinton St 
Demolition and rebuild ½ of 
duplex 

0.20 2 10 R-5 Above Moderate 

 
 
The following information has been added regarding realistic capacity based on development trends for Mixed Use sites (p. H3-25 to H3-
28): 
 
Mixed-use areas allow residential development at maximum densities that range between 20 and 60 dwelling units per acre. As part of this Housing 
Element update, the City proposes amending the Zoning Ordinance to allow higher densities in mixed-use designations as shown in Table H3-9 and 
indicated in Program H1-6 in the Housing Plan.  
 

Table H3-910:  Mixed Use Designations Maximum Densities 

General Plan Designation Zoning Maximum Density 

Mixed Use ς Corridor  MUC  60 du/acre 

Mixed Use ς Neighborhood  MUN 40 du/acre 

Mixed Use ς Live/Work MUT 20 du/ac; 40 du/ac with community benefits 

Mixed Use ς Waterfront Neighborhood MUW 40 du/ac 

 
Development trends in Redwood City indicate that most projects in mixed-use zoning districts realistically occur at a range of 3575 to 98 percent of the 
maximum capacity, depending on the zoning district. Realistic capacity in each zoning district varied; as such the average for each district was applied to 
the allowed density to calculate the estimated realistic capacity of sites identified in the mixed-use areas. In MU-C, MU-N, and MU-T, the increased density 
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limits indicated in Table H3-9 were incorporated into the development assumptionsTable H3-11 summarizes the realistic capacity assumptions for each 
zoning district. The realistic capacity assumptions also account for water, sewer, dry utilities, and all other development standards. 
 

Table H3-11:  Recent/Active Project in Mixed Use Districts 

Project Name Acres 
# of 
units 

Actual 
Density 

(du/acre) Zone 

Maximum 
Density 

(du/acre) Prior Use 
Affordability 

Level 

31 Center St 0.22 7 31 
MUC-
ECR 

60 Single-family 
unit 

Above Moderate 

2336 El Camino 
wŜŀƭ άRedwood 
{ǉǳŀǊŜέ  0.51 16 31 

MUC-
ECR 

60 

Childcare 
Center 

Above Moderate 

601 El Camino 
Real 1.11 33 30 

MUC-
ECR 

60 
Auto Sales 

Above Moderate 

Charter Street 1.76 72 41 
MUC-
ECR 

60 
Grocery store 

11 Moderate 

2580 El Camino 
Real 2.47 141 57 

MUC-
ECR 

60 
Bowling Alley 

5 Low 

849 Veterans 
Blvd 1.14 

90 79 MUC-
VB 

60 
Retail  

7 Very Low 

640 Veterans 
Blvd 3.60 

264 83 MUC-
VB 

60 
Auto Sales 

22 Low (Rent) 

910 Woodside  0.31 10 32 MUN 40 Restaurant  
150 El Camino 
Real 0.43 12 28 MUN 

40 Vacant  

120 El Camino 
Real 0.44 12 27 MUN 

40 Restaurant  

885 Woodside 
Road - 
Woodside Villas 0.69 43 62 MUN 

40 Vacant 6 Low 




