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The Built Environment 
Á Introduction 
Á Vision 
Á Urban Form and Land Use 
Á Circulation 

Á Economic 
Development 

Á Historic Resources 
Á Infrastructure 

he Built Environment refers to the structures and places where 

we conduct our everyday activities, from the largest-scale civic 

buildings to the smallest plazas and parks. The Built Environment 

also includes vital community support systems, such as the 

infrastructure beneath our streets and the efforts we make to maintain 

economic vitality. As a leader in sustainability, Redwood City has planned the 

built environment to encourage walking and reduced use of cars. The City 

has adopted design practices that preserve historic resources and enhance 

the appearance and character of our neighborhoods and business centers. 

Our strategies for economic development provide local jobs and support the 

continued success of local businesses. Finally, we pay attention to the 

sometimes invisible but critical infrastructure systems that support all of the 

features that make Redwood City a desirable place to live, work, and visit. 

T 
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Introduction 
 
The Built Environment Element sets forth the policy framework to shape 
the physical environment of Redwood City through comprehensive 
guidance on urban form and land use, circulation, economic 
development, historic resources, and infrastructure.  
 
The future of Redwood City depends upon our careful planning. Since 
incorporation, Redwood City has drawn inspiration from the physical 
environment and its influences, while fostering change that benefits our 
residents and local businesses. As we look forward and anticipate 
changes that will affect our lives and those of the next generation, the 
goals and policies in this Built Environment Element will guide choices 
toward a high quality, balanced community that residents and businesses 
value and appreciate. 
 

Related Regional Plans 
 
State law places the General Plan atop the hierarchy of land use planning 
regulations. The General Plan sets the broad policy framework for 
planning and decision making, with the policies implemented through 
specific regulations in the zoning and subdivision ordinances, specific 
plans and precise plans, design guidelines, and similar regulatory 
documents. At the same time, regional governmental agencies may also 
have land use review authority over specific portions of Redwood City. 
Regional issues of significance that cross jurisdictional boundaries, such 
as the San Francisco Bay and impacts associated with the San Carlos 
Airport, are regulated by regional plans. Transportation issues also 
generally cross boundaries; as such there are a multitude of regional 
transportation plans. A variety of these are discussed in the Circulation 
Chapter. 
 

San Carlos Airport Land Use Plan 
 
San Carlos Airport is located within the neighboring city of San Carlos, and 
is owned and operated by the County of San Mateo. The Airport lies 
northwest of Whipple Road near the Bay, separating Redwood Shores 
from the rest of the city. The City/County Association of Governments of 
San Mateo County (C/CAG) Board of Directors serves as the State-
mandated airport land use commission for the county. The Board 
established the C/CAG Airport Land Use Committee (ALUC) to review 
proposed land use policy actions and related development in jurisdictions 
surrounding the three airports in the county. The ALUC makes 
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recommendations to the C/CAG Board regarding the consistency of 
proposed land use policy actions and related development with relevant 
airport/land use compatibility policies and criteria within defined Airport 
Influence Area (AIA) boundaries for each airport. The City of Redwood 
City is a member of the ALUC and the C/CAG Board.  
 
The adopted airport influence area (AIA) boundary for San Carlos Airport 
consists of two parts: Area A and Area B. Area A defines a geographic area 
that is subject to real estate disclosures of potential airport/aircraft 
impacts. All of Redwood City is located within Area A. Area B defines an 
area within which, in addition to the real estate disclosure provisions, 
affected jurisdictions must refer their proposed land use policy actions 
(including General Plan land use amendments) to the ALUC and to the 
C/CAG Board for a formal airport/land use compatibility review. Area B 
includes most of Redwood Shores, the inner bayfront area, a portion of 
the Veterans Boulevard Corridor, Centennial Neighborhood, and a 
portion of Downtown.  
 

San Francisco Bay Conservation and 
Development Commission Bay Plan 
 
The San Francisco Bay Conservation and Development Commission was 
created out of the McAteer-Petris Act in 1969. The Bay Conservation and 
Development Commission (BCDC) is dedicated to the protection and 
enhancement of San Francisco Bay and to the encouragement of the 
Bay's responsible use. The BCDC is a review authority for both Bay filling 
and dredging, as well as Bay-ǊŜƭŀǘŜŘ ǎƘƻǊŜƭƛƴŜ ŘŜǾŜƭƻǇƳŜƴǘΦ ./5/Ωǎ 
jurisdiction includes the San Francisco Bay, tidal areas up to the mean 
high tide level, and marshlands up to five feet above sea level. 
 
!ƴ ŜǎǎŜƴǘƛŀƭ ǇŀǊǘ ƻŦ ./5/Ωǎ ǊŜƎǳƭŀǘƻǊȅ ŦǊŀƳŜǿƻǊƪ ƛǎ ǘƘŜ .ŀȅ tƭŀƴΦ tǊƻƧŜŎǘǎ 
approved by BCDC must be consistent with the McAteer-Petris Act and 
the Bay Plan. The Bay Plan includes priority land use designations for 
certain areas around the Bay, including portions of the bayfront in 
Redwood City. In addition, the Bay Plan includes a Seaport Plan that the 
Metropolitan Transportation Commission uses for maritime issues. 
tǊƻƧŜŎǘǎ ǿƛǘƘƛƴ ./5/Ωǎ ƧǳǊƛǎŘƛŎǘƛƻƴ ǘƘŀǘ ŀǊŜ ƛƴŎƻƴǎƛǎǘŜƴǘ ǿƛǘƘ ǘƘŜǎŜ 
designations would require an amendment to the Bay Plan.  
 

 

For more information on San 
Carlos Airport Influence 
Areas, refer to the Airport 
Infl uence Area and Height 
Restrictions Maps on file with 
Redwood City. The Hazards 
Management Chapter of the 
Public Safety Element also 
includes maps and 
information on San Carlos 
Airport.  
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Association of Bay Area Governments 
Projections 
 
The Association of Bay Area Governments is responsible for making long-
term forecasts for population, housing, and employment for the nine-
county Bay Area. These forecasts assist local governments in planning for 
our changing environment.  
 
ABAG produces updated forecasts every two years and publishes them 
as Projections. In recent updates, the Projections forecasts have 
presented a realistic assessment of growth in the region, while 
recognizing trends in markets and demographics, as well as local policies 
that promote more compact infill- and transit-oriented development.  
 

Built Environment Vision - 2030 
 
Here in Redwood City, the synergistic planning of land use, urban design, 
housing, circulation, economic development, historic resources, and 
infrastructure create a community that is treasured by residents, visitors, 
workers, and businesses.  
 
Redwood City uses innovative land use policies that reveal a continued 
commitment to land use balance and diversity. Redwood City pays close 
attention to the design of buildings and public spaces, respecting and 
taking cues from historic structures and places, while celebrating new 
designs that contribute to and enhance established neighborhoods and 
centers. Well-designed streetscapes inspire high-quality and thoughtful 
infill development along our corridors. We celebrate our heritage through 
our historic resources, are committed to active cultural and architectural 
preservation, and encourage learning from our past.  
 
Through the integration of land use and mobility planning, and provision 
of a balanced, safe, and efficient transportation system, Redwood City 
encourages travel by non-automobile modes, such as walking, biking, and 
transit via bus, rail, streetcar, and ferry. To facilitate these types of travel, 
we prioritize new development near transit stations in our Downtown and 
along major corridors, and we work to provide adequate facilities for 
cyclists and pedestrians. 
 
Redwood City is a jobs-rich community, providing opportunities for people 
of diverse backgrounds and skills to find well-paying and satisfying jobs. 
²Ŝ ǊŜŎƻƎƴƛȊŜ ǘƘŀǘ ǘƘŜ /ƛǘȅΩǎ ƭŀƴŘ ǳǎŜ ŀƴŘ ŜŎƻƴƻƳƛŎ ŘŜǾŜƭƻǇƳŜƴǘ ǇƻƭƛŎƛŜǎ 
must continue to maintain and encourage a diverse and entrepreneurial 
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economy in Redwood City, ensuring continued economic growth and 
financial stability. 
 
Sound infrastructure planning and maintenance allow the City to provide 
residents and businesses with water, wastewater, energy, 
telecommunications, and flood control support systems that encourage 
economic growth and innovation, and that further environmental goals.  
 
Consistent with this vision, City leaders continue to take action with 
regard to the built environment to maintain and promote Redwood City 
as the premier location on the Peninsula to live, work, learn, and have fun.  
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Urban Form and Land Use 
 
In Redwood City, vacant land is a scarce resource. Urban form and land 
use decisions must be carefully crafted to meet the needs of evolving 
demographics, foster neighborhood enhancement, plan for diverse open 
spaces, and revitalize commercial centers and corridors. These key 
ƻōƧŜŎǘƛǾŜǎ ǇǊƻǾƛŘŜ ǘƘŜ ŦǊŀƳŜǿƻǊƪ ŦƻǊ ǘƘŜ DŜƴŜǊŀƭ tƭŀƴΩǎ ǳǊōŀƴ ŦƻǊƳ ŀƴŘ 
land use strategies.  
 
wŜŘǿƻƻŘ /ƛǘȅΩǎ ǳǊōŀƴ ŦƻǊƳ ŀƴŘ ƭŀƴŘ ǳǎŜ ǎǘǊŀǘŜƎƛŜǎ ŦƻŎǳǎ ƎǊƻǿǘƘ ŀƴŘ 
development into mixed-use activity centers and corridors that are 
pedestrian-friendly focal points for residents and businesses, and linked 
to the regional transit system. By focusing on long-term economic, 
environmental, and social health, these strategies will help Redwood City 
reduce local contributions to greenhouse gas emissions by making it 
possible for greater numbers of people to make fewer and shorter auto 
trips. 
 
A key strategy reinforces Downtown as the center of business, culture, 
and living, making Downtown once again the heart of the city. This 
strategy is balanced ǿƛǘƘ ŜŦŦƻǊǘǎ ǘƻΥ мύ ǎƘŀǇŜ ƛŘŜƴǘƛǘȅ ŀƴŘ ǇǳǊǎǳŜ άǇƭŀŎŜ-
ƳŀƪƛƴƎέ ŀƭƻƴƎ ƳŀƧƻǊ ŎƻǊǊƛŘƻǊǎ ŀƴŘ ƛƴ ŎŜƴǘŜǊǎ ǘƘǊƻǳƎƘ ǊŜ-use and 
intensification, mixed-use development, and streetscape enhancements, 
and 2) create complete residential neighborhoods whereby, to the extent 
possible, residents in any neighborhood are able to comfortably stroll or 
pedal to school, work, or leisure or civic activities in 20 minutes or less. 
 

Imagine Redwood City in 2030 
 
Redwood City is a premier destination, business center, and home on the 
Peninsula. Our Downtown is renowned for the carefully preserved historic 
context and magnitude of activities. We have thoroughly embraced 
Redwood Creek, linking our Downtown core to the beautiful bayfront and 
facilitating new context-sensitive waterfront development. Our 
employment and industrial centers are flourishing. Our street corridors 
have been transformed so that they are fully walkable, exciting, and 
enhanced with well-designed buildings. Our neighborhoods have been 
preserved, and connections to services, goods, and public places have 
been improved. Redwood City is THE place to live, work, visit, and have 
fun. 
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Planning Context 
 
Urban Form refers to the physical structures and infrastructure that 
influence how we experience an area, including street design and the 
ŎƛǊŎǳƭŀǘƛƻƴ ǎȅǎǘŜƳΣ ǘƘŜ ǎƛȊŜ ŀƴŘ ǎƘŀǇŜ όƻǊ άƳŀǎǎƛƴƎέύ ƻŦ ōǳƛƭŘƛƴƎǎΣ ŀƴŘ 
how accessible a certain area is. Policies that shape an enjoyable urban 
form help create pedestrian experiences that lend vibrancy. Redwood 
City is a city of neighborhoods, corridors, and centers, each embodying a 
character that makes it unique. Our neighborhoods, corridors, and 
centers are intricately tied together to create a complete city. 
 
Land use is a term that describes different types of activities that occur in 
a particular area. For example, different areas in Redwood City contain 
homes, shops, industry, parks, or schools. In some places, like Downtown, 
a mixture of uses creates an active and vital commercial and living center.  
 
Through maps, graphics, and text, the general location, type, form, and 
intensity of allowed development throughout Redwood City is 
established in the Urban Form and Land Use Chapter. The Land Use Map 
presents a pictorial representation of land use policy, while the Urban 
Form Map indicates where specific policies will be implemented in the 
neighborhoods, corridors, and centers. Cumulatively, these policies will 
shape the enhancement, development, and maintenance of all areas of 
Redwood City. Policies for the development of individual parcels are 
inseparable from the policies that create places that the community 
values.  
 

Density and Intensity 
 
Density and intensity are quantitative measures used to describe how 
much development may occur on a property. For residential uses, the 
term density is used. The Redwood City General Plan describes density in 
terms of the number of dwelling units allowed per acre (du/acre), 
exclusive of streets and public rights-of-way. This is commonly known as 
net density. 
 
For nonresidential land uses, the measure intensity is used. Development 
intensity addresses the amount of building square footage on a particular 
parcel or lot. Intensity can be described in many ways, including total 
building square footage, the percent of the lot the building occupies, the 
mass of a building, or a floor/area ratio. This General Plan uses floor/area 
ratio (FAR) to measure nonresidential intensity. The FAR defines the ratio 
of the total gross floor area of all buildings on a lot to the total land area 
of the lot. It is useful to note that FAR alone does not describe the form 

 

ñUrban Formò describes the 
physical structures that house 
land uses, as well as street 
design and infrastructure that 
influence how we experience 
an area. 
 
ñLand Useò describes the 
types of uses and activities that 
can occur in a particular area. 
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of buildings. For example, an FAR of 1.0 may yield a one-story building 
that covers the entire lot, or a two story building that covers half of the 
lot, or a number of other possible configurations as illustrated in Figure 
BE-1. 
 

 
Figure BE-1: Floor/Area Ratio 

 

Redwood Cityôs Established Urban Form 
and Land Uses  
 
In Redwood City, historic growth patterns related to commerce, housing 
demand, and governance, combined with architectural styles 
representative of varying eras, define the urban form. To a large degree, 
major transportation corridorsςU.S. 101, El Camino Real, and Woodside 
Roadςhave also influenced how the city has developed. Our distinct 
neighborhoods, corridors, and centers are defined by: 
 
Á A variety of residential neighborhoods, with varying densities and 

character, including waterfront and marina residential areas 
Á A traditional downtown with retail, restaurant, office, and civic 

uses 
Á Multiple commercial and mixed-use corridors 
Á Active industrial areas serving a wide variety of needs, from 

research and development to heavy industrial uses associated 
with the Port of Redwood City and freight-rail distribution 

Á Modern office development in Redwood Shores and the Seaport 
Boulevard area 

Á Three distinct hospital/medical districts that draw patrons from 
the entire Peninsula 

Á Vast open space areas, including the San Francisco Bay, creeks, 
and areas preserved for natural resource conservation 
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Á Ample civic areas, including County and City offices and facilities, 
parks, community centers, and schools 

 
The corporate City limits of Redwood City encompass approximately 
22,000 acres (34.4 square miles). The majority (over 560 percent) of this 
area is dedicated to open space, water, and recreation, as the City 
boundary extends into San Francisco Bay. Table BE-1 identifies the 
distribution of land uses in Redwood City as of 20082022. Figure I-2 in the 
Introduction to the General Plan shows the boundaries of the General 
Plan planning area, which include the corporate City limits and the Sphere 
of Influence areas. 
 

Table BE-1: Baseline Land Uses ï 20082022 

Land Use 

City 
(Incorporated) 

Acres 

Sphere of 
Influence 

(Unincorporated)
Acres Total Acres Percent 

Residential (single-unit and multi-unit) 4,1692,966 1,282216 4,2485,385 1721.85% 

Commercial 9761,054 2963 1,117050 4.53% 

Industrial 361444 12291 483535 2.02% 

Public and Quasi-Public*  433310 3935 472345 1.49% 

Open Space, Water, and Recreation 1413,634842 5147 14,6853,889 6056.14% 

Salt Harvesting 1,466 - 1,466 56.90% 

Vacant 6553 482 69135 0.53% 

Other (Streets, Rail lines)  1,487 395 1,882 7.67% 

Total 22,388825 1,9292 24,355754 100% 

Note: *Public and quasi-public uses are those uses operated for public benefit. 
Source: San Mateo County Assessor 2008Urban Footprint, Redwood City 20082022. 
  

 
Next to the combined category of open space, water, and recreation, 
residential uses represent the most prevalent land use in Redwood City. 
Older communities first developed around the historic Downtown core, 
such as the Stambaugh-Heller and Mezesville Historic Districts. Over the 
years, different neighborhood types have evolved, including 
conventional low-density subdivisions of the early to middle 20th century, 
denser post-World War II multi-unit developments near El Camino Real 
and Woodside Road, and the master-planned community of Redwood 
Shores. While detached homes comprise the majority of housing in the 
community, Redwood City contains many varieties of housing: 
condominiums, apartments, duplexes, triplexes, and four-plexes, and 
even floating homes.  

Almost half of Redwood 
Cityôs land area is under 
water, in the San 
Francisco Bay. 
 
 

The Historic Resources 
Chapter of the Built 
Environment Element 
discusses our historic 
districts and resources. 
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In Redwood City, commercial districts are primarily located Downtown 
and along the major travel corridors, including U.S. 101, Broadway, 
Veterans Boulevard, El Camino Real, and Woodside Road. In outlying 
areas, neighborhood shopping centers provide nearby neighborhoods 
with convenience goods and services. Demand for professional office and 
flexible research/development space has been met by office parks at 
Redwood Shores, Pacific Shores, and Seaport Center. 
 
Lighter industrial and business-to-business commercial sales uses 
traditionally have been concentrated along East Bayshore Road and 
Broadway, generally removed from residential neighborhoods and with 
convenient freeway access. Heavy industrial uses are primarily located at 
and near the Port of Redwood City, where the waterfront, rail lines, and 
the freeway readily link businesses to customers throughout the region. 
Smaller industrial businesses involved in manufacturing and processing 
also have a long established history within the lower Broadway district. 
 
Significant open space areas include Bair Island, Bird Island, and Greco 
Island, the portions of the cƛǘȅΩǎ land closest to the Bay. The city has over 
225 acres of parks for use by city residents and visitors. Additionally, 
bikeways, jogging trails, pedestrian trails, and recreation trails are also 
available in Redwood City, contributing to the quality of life we enjoy.  
 

Urban Form:  
Neighborhoods, Corridors, and Centers 
 
Redwood City, for a city of its size, includes a very diverse urban 
landscapeςfrom waterfront development to hillside homes, from small-
town neighborhoods to urban mixed-use districts, from neighborhood 
commercial centers to Downtown Redwood City, and from Port-related 
industrial uses to high-tech office complexes. Redwood has a full 
spectrum of urban forms and natural environments that creates a unique 
blend of landscapes that distinguish this community from others on the 
Peninsula.  
 
Our diverse urban landscape did not occur by accident. wŜŘǿƻƻŘ /ƛǘȅΩǎ 
history of growth and development, ŘŀǘƛƴƎ ǘƻ ǘƘŜ /ƛǘȅΩǎ ŦƻǳƴŘƛƴƎ ŀǎ ŀ 
lumber town in the mid-19th century and its designation as the county 
seat, laid the foundation for the neighborhoods, corridors, and centers 
evident today. These neighborhoods, corridors, and centers comprise the 
essentƛŀƭ ŜƭŜƳŜƴǘǎ ƻŦ wŜŘǿƻƻŘ /ƛǘȅΩǎ ǳǊōŀƴƛȊŜŘ ŦƻǊƳ. The city has many 
distinct residential Neighborhoods with unique characters, each 

In Redwood City, our Centers, 
Corridors, and Neighborhoods 
work together to create the urban 
form.  
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influenced by predominant housing and architectural styles, street 
widths, trees, amenities, and densities. Corridors are streets that connect 
centers and neighborhoods and have their own identity, function, and 
form. Figure BE-н ƛŘŜƴǘƛŦƛŜǎ wŜŘǿƻƻŘ /ƛǘȅΩǎ neighborhoods, corridors, 
and centers to which targeted policies apply. 
Centers are concentrated places of commercial, industrial, and 
employment uses. Some centers may also be home to higher-density 
residential uses and/or mixed-use projects that integrate retail, office, 
community facilities, and other uses with housing.  
 
The urban form goals and policies for neighborhoods, corridors, and 
centers will inform development decisions by providing a common 
understanding of the characteristics we wish to achieve and preserve. 
Every project must consider individual implications on the form and 
character of the community as a whole. The height and bulk of buildings, 
location of buildings on their lots, and the interaction of buildings to the 
street and the public realm are the primary issues requiring focused 
attention.  
 
Carefully designed and executed urban form creates appealing 
community structures and spaces, leading to a positive human 
experience and fostering a high quality of life. Urban form policies must 
be applied in tandem with land use goals; working together, they affect 
the establishment and maintenance of the neighborhoods, corridors, 
ŎŜƴǘŜǊǎΣ ŀƴŘ ƻǇŜƴ ǎǇŀŎŜǎ ǘƘŀǘ ŀǊŜ ƛƴǘŜƎǊŀƭ ǘƻ wŜŘǿƻƻŘ /ƛǘȅΩǎ Ǿƛǘŀƭƛǘȅ ŀƴŘ 
image.  
 
¢ƘŜ /ƛǘȅΩǎ ŀƳōƛǘƛƻǳǎ ŜŦŦƻǊǘ ǘƻ ǊŜǾƛǘŀƭƛȊŜ 5ƻǿƴǘƻǿƴ ǊŜǇǊŜǎŜƴǘǎ ŀƴ 
exemplary initiative and establishes an outstanding model for the other 
centers, corridors, and neighborhoods. To achieve goals for other areas 
that continue to be realized in Downtownςand to promote similar 
reinvestment and reinventionςRedwood City recognizes that 
conservation and preservation, sensitive new physical improvements, 
high-quality design, and carefully targeted economic revitalization are 
needed, particularly in the neighborhoods near Downtown and along 
high-visibility street corridors. 
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Neighborhoods 
 
Redwood City has strong, involved neighborhoods that reflect the 
diversity and character of the city. Some areas have their own organized 
neighborhood associations, affiliated with and recognized by the City, 
which meet periodically to discuss issues affecting their neighborhood. 
Other neighborhoods are not organized into associations, but also 
maintain a relationship with the City and work cooperatively to address 
problems they may be experiencing. Redwood City is committed to 
fostering strong, safe, and vibrant neighborhoods, and urges all residents 
to get involved. 
 
Our goal is to protect, maintain, and enhance our residential 
neighborhoods, ensuring that new development complements and 
ǊŜƛƴŦƻǊŎŜǎ ŜŀŎƘ ƴŜƛƎƘōƻǊƘƻƻŘΩǎ ǳƴƛǉǳŜ ŎƘŀǊŀŎǘŜǊƛǎǘƛŎǎ through sensitive 
infill and transitions in scale from adjacent centers and corridors. Policies 
focus on enhancing neighborhoods with a diversity of housing types and 
creating more complete neighborhoods that include complementary 
uses: schools, parks, libraries, fire and police facilities, community 
centers, cultural facilities, and neighborhood-serving commercial uses.  
 

Neighborhood Typologies 
 
9ŀŎƘ ƻŦ wŜŘǿƻƻŘ /ƛǘȅΩǎ ƴŜƛƎƘōƻǊƘƻƻŘǎ ƛǎ Ŝŀǎƛƭȅ ǊŜŎƻƎƴƛȊŀōƭŜ ōȅ ƛǘǎ 
character and personality, unique architecture, and other physical and 
social characteristics that help define the area. Our neighborhoods were 
developed during different periods in history; these time-sensitive 
features often greatly influence neighborhood character. From Victorian 
and early Craftsman, to the revival architecture of the 1920s and 1930s, 
to contemporary designs, architectural styles create dominant themes in 
neighborhoods. These styles combine with varying densities and street 
treatments to shape neighborhood identity.  
 
No two neighborhoods are exactly the same, but some have similar 
characteristics, particularly where they overlap. Figure BE-3 identifies 
generalized neighborhood boundaries, organized by neighborhood 
typologies. The neighborhood typologies in Redwood City include: 
 
Á Historic Influence Low Density 

Neighborhoods 
Á Historic Influence High Density 

Neighborhoods 
Á Post-War Neighborhoods 

Á Mixed Density Neighborhoods 
Á Hillside Neighborhoods 
Á Master Planned Neighborhoods 
Á Waterfront Neighborhoods 
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Figure BE-3: Urban Form - z 
 



Urban Form 
and Land Use 

T H E  B U I L T  E N V I R O N M E N T  

 
 

 
 

P a g e    B E- 1 6  R e d w o o d  C i t y  G e n e r a l  P l a n 

 

Historic Influence High Density Neighborhoods 
 
Beginning in the 1850s, residential neighborhoods formed around the 
cƛǘȅΩǎ ƘƛǎǘƻǊƛŎ ŎƻǊŜ. The Mezesville Historic District is located northwest 
of Downtown Redwood City. The district contains many 19th century one- 
and two-story, wood-frame homes in a variety of architectural styles 
indicative of that age. The Stambaugh-Heller Historic District, southeast 
of historic Main Street, contains the largest number of pre-1900 buildings 
in Redwood City.  

During the mid-20th century, infill in the form of poorly-designed 
apartments όǿƘƛŎƘ ƻŦǘŜƴ ƘŀǾŜ ǘƘŜ ǳƴŦƭŀǘǘŜǊƛƴƎ ƳƻƴƛƪŜǊ ƻŦ άŘƛƴƎōŀǘǎέύ 
was prevalent in these areas. These structures can detract from 
neighborhood character, as they provide limited architectural 
articulation or ornamentation and few amenities. Since these structures 
often exceed currently allowable densities, limited new development has 
occurred in the Historic Influence High Density 
Neighborhoods since the 1960s. However, several historic 
houses have been carefully restored and rehabilitated by 
ǊŜǎƛŘŜƴǘǎ ǿƘƻ ŀǊŜ ŀǘǘǊŀŎǘŜŘ ǘƻ ǘƘŜ ƴŜƛƎƘōƻǊƘƻƻŘǎΩ ŎƘŀǊƳ 
and walking distance to Downtown. 
 
Redwood City has a clear goal to promote higher-density, 
walkable development in Downtown and the adjacent 
neighborhoods, and a simultaneous goal to ensure that 
change harmonizes with existing development and 
preservation of historic character. Thus, efforts to 
revitalize and enhance these neighborhoods center on the 

 

Historic Influence High 
Density Neighborhood: 
birdôs eye view 

Restored historic home in the Stambaugh-
Heller neighborhood 
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balance between conservation/preservation, attracting new 
development and investment, and increasing density while preserving 
and enhancing established community character and respecting building 
scale. 

Significant public improvements in the Historic Influence High Density 
Neighborhoods will help encourage investment in historic house 
renovation and new residential infill development. An ambitious street 
tree planting program, relocation of overhead utility wires, 
improvements to sidewalks and crosswalks, and provision of pedestrian-
oriented and context-sensitive street lighting will enhance these 
neighborhoods while preserving the cƛǘȅΩǎ ƘŜritage.  

Historic Influence Low Density Neighborhoods 
 
In the early 1900s, properties between Arlington and Edgewood Roads, 
known as Wellesley Park or Edgewood Park, were subdivided. The 
subdivision featured curvilinear streets and a small circular park, and 
attracted new residents who built homes in a variety of architectural 
styles. These areas near the San Carlos border, as well as the Mount 
Carmel area surrounding historic Sequoia High School, feature charming 
architecture, tree-lined streets, and ample green space provided at parks 
and nearby schools. Historic Influence Low Density Neighborhoods are 
expected to see little change over the life of this General Plan. Policies 
and efforts focus on maintenance, context-sensitive renovations, and 
improved access to commercial services and recreational opportunities. 
 
  

 

A home in Redwood Cityôs 
Historic Influence Low Density 
Neighborhood 
 

 

Historic Influence Low Density Neighborhood: birdôs eye view 



Urban Form 
and Land Use 

T H E  B U I L T  E N V I R O N M E N T  

 
 

 
 

P a g e    B E- 1 8  R e d w o o d  C i t y  G e n e r a l  P l a n 

 

Post-War Neighborhoods 
 
The Post-War Neighborhood typology refers to neighborhoods of 
detached homes often interspersed with cul-de-sacs. Suburban in nature, 
these lower-density neighborhoods were designed to be automobile-
oriented, with access taken from the street by a front driveway to an 
attached or detached garage. Post-War Neighborhoods were developed 
during the mid-20th century, following World War II.  
 
Commercial land uses typically lie beyond the Post-War Neighborhoods, 
which were designed with the automobile in mind. As such, many of the 
interior areas of these neighborhoods have limited pedestrian access to 
ŎƻƳƳŜǊŎƛŀƭ ŀƴŘ ŜǾŜǊȅŘŀȅ ǎŜǊǾƛŎŜǎΦ wŜŘǿƻƻŘ /ƛǘȅΩǎ tƻǎǘ-War 
Neighborhoods are well established and generally well preserved. As 
such, efforts will focus on continued care and maintenance, as well as 
increasing pedestrian and bicycle access to services and other parts of the 
city. 
 

 

Post-War Neighborhoods: birdôs eye view 

 

A home in one of Redwood 
Cityôs Post-War Neighborhoods 
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Mixed Density Neighborhoods 
 
Although modern planning and zoning policy have encouraged the 
grouping of similar building types and densities into consistent districts 
with similar densities, some of the most interesting, attractive, and 
popular neighborhoods in the Bay Area and elsewhere have a mix of 
building types, density, height, and architectural styles. Many of these 
neighborhoods developed their mixed nature due to changing standards 
of development throughout their history. These neighborhoods provide 
a diverse and interesting mix of dwelling types that accommodate a 
variety of resident ages, incomes, family types, and family sizes. 
 
At the same time, these neighborhoods are not without their issues. 
Specifically, many buildings in Mixed Density Neighborhoods have less 
off-street parking than is typically provided today, which leads to high 
usage of on-street parking and perceptions of overcrowding. Redwood 
City anticipates active infill development as continued population and job 
growth in the region place pressure on the supply of existing land, and 
care must be taken to provide positive integration of new housing within 
the existing context. Policies emphasize continued maintenance in Mixed 
Density Neighborhoods, quality design and context sensitivity, easy 
access to transit to relieve parking burdens and impacts, and increased 
access to neighborhood goods, services, and activities. 

 
 

 

A variety of building 
approaches in a Mixed Density 
Neighborhood 
 

 

Mixed Density Neighborhood: birdôs eye view 
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Hillside Neighborhood: birdôs eye view 
 
 

Hillside Neighborhoods 
 
wŜŘǿƻƻŘ /ƛǘȅΩǎ IƛƭƭǎƛŘŜ bŜƛƎƘōƻǊƘƻƻŘǎ ǊŜǇǊŜǎŜƴǘ ŀ ǳƴƛǉǳŜ ǘȅǇŜ ƻŦ 
neighborhood, influenced by topography changes in the foothills of the 
Santa Cruz Mountains. This area focuses around two man-made lakes and 
the Elks Club, which includes a nine-hole golf course. A majority of the 
hillside area consists of unincorporated lands. The streets in the Hillside 
Neighborhoods are curvilinear, following the land. Most Hillside 
Neighborhoods have been developed with larger homes. At the edge of 
the neighborhoods is Edgewood County Park, a resource to residents of 
the adjacent neighborhoods, the city as a whole, and the region.  

 
Given the generally built-out, established, and well-maintained nature of 
this neighborhood type, little change is anticipated. As such, policies are 
related to context sensitivity in renovations and new development, as 
well as issues of grading and potential viewsheds. 

 

Redwood Cityôs Hillside 
Neighborhoods 
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Master Planned Neighborhoods 
 
Master Planned Neighborhoods are large-scale, unified land 
developments. Master Planned Neighborhoods in Redwood City, such as 
Redwood Shores, include a mixture of land uses and dwelling types, as 
well as public and common open space in conjunction with residential 
uses. A Master Planned Development contains a hierarchy of street types 
to accommodate different levels of activity. The Master Planned 
Neighborhoods in Redwood City are fully developed; as such policies for 
Master Planned Neighborhoods focus on ensuring that established 
neighborhoods maintain their character, with new development 
occurring consistent with City-adopted master plans. Local homeowners 
associations often apply additional development criteria. 
 

 

Redwood Shores, a Master Planned 
Neighborhood 

Master Residential Planned Neighborhood: birdôs eye view 
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Waterfront Neighborhoods 
 
The bayfront is a unique location within Redwood City. Surrounded by 
vast open space areas, its lands are shaped by waterways that create a 
varied and beautiful City boundary. To create a new destination and lively 
Waterfront Neighborhoods near the San Francisco Bay waters, mixed-use 
designations apply near the bayfront, particularly along Redwood Creek. 
An active Waterfront Neighborhood is envisioned, complete with higher-
density housing, floating homes, docks, and access to the Bay, in 
conjunction with supporting uses.  
 
The vision for the Waterfront Neighborhood typology draws from the 
/ƛǘȅΩǎ άǎƳŀǊǘ ƎǊƻǿǘƘέ ƻōƧŜŎǘƛǾŜǎΣ ǿƛǘƘ ŘŜǾŜƭƻǇƳŜƴǘ ƻŦ ŀ ƘƛƎƘŜǊ-density, 
pedestrian- and water-oriented residential district near Downtown, 
north of Redwood Creek. Waterfront Neighborhoods should be seen as 
extensions of the urbanism of Redwood City, with street grids of a similar 
scale as historic areas, with buildings fronting on those streets, and with 
good connections between adjacent projects. Waterfront 
Neighborhoods will be an integral part of the Redwood Creek/Harbor 
Center, discussed in the Centers discussion below. 

 
While encouraging this neighborhood typology, land use policy also 
retains long-established industrial and workplace districts along U.S. 101. 
These uses serve to buffer residential lands from the freeway and make 
available the freeway frontage for commercial access and visibility. 
Within Waterfront Neighborhoods, a mix of uses will also reduce 
automobile depŜƴŘŜƴŎȅ ŀƴŘ ǎǳǇǇƻǊǘ άŎƻƳǇƭŜǘŜ ǎǘǊŜŜǘέ ŎƛǊŎǳƭŀǘƛƻƴ ŦƻǊ 
pedestrians, bicycles, and transit. Development will be configured to 
create attractive public places and spaces, as well as water-related 
destinations that expand community and visitor use of the bayfront area. 
The City will strive to provide continuous water-edge public access 

 

Homes in a Redwood City 
Waterfront Neighborhood 

 

 

Waterfront Neighborhood: birdôs eye view 
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wherever possible, completing Bay Trail segments and other open space 
links. 
 

Corridors 
 
Cities are often defined and remembered through the quality of their 
streets because we structure our experience and memory of a 
community by moving along its pathways. When we think of the great 
cities of the world or the memorable small towns we have visited, we 
immediately think of their important boulevards, attractive and vital 
business streets, leafy residential lanes, and other elements of the street 
network. In addition to the uses located along the street, the public right-
of-way and private property frontages help influence the design quality 
of the street. Lanes for cars and bikes, planted parkways with street trees, 
sidewalks, front yards, street-facing plazas and courts, building frontages, 
and the pattern of building entrances all define the urban form we 
experience along our corridors. These elements must be carefully 
orchestrated to produce a successful and memorable urban form and 
streetscape. 
 
In Redwood City, most commercial retail and service uses are located 
along our street corridors. In addition to serving as destinations, these 
corridors also typically serve as regional travel routes and allow for higher 
traffic volumes than local and collector streets; they also often form the 
boundaries or edges along neighborhoods. From a land use perspective, 
historically these corridors have provided places for many small 
businesses that attract pass-by traffic and also serve surrounding 
neighborhoods. From a traffic orientation perspective, they function as 
major spines for multi-modal transportation routes (walking, biking, 
public transit, and trucks/automobiles). In addition, the potential for 
access to reliable, high-quality transit creates opportunities for new 
housing development to flourish along certain corridors.  
 
The corridors in Redwood CityςEl Camino Real, Woodside Road, 
Middlefield Road, Veterans Boulevard, and Broadwayςhave very 
different characters. However, each Corridor functions as a community 
and neighborhood connection, as well as a place for shopping, living, and 
working. Figure BE-п ƛŘŜƴǘƛŦƛŜǎ ǘƘŜ ƭƻŎŀǘƛƻƴǎ ƻŦ wŜŘǿƻƻŘ /ƛǘȅΩǎ corridors. 
Also of note are Redwood Shores Parkway and Marine Parkway, within 
the Redwood Shores master planned community. 
 
While our corridors are currently predominantly automobile oriented, 
with limited provisions for pedestrians and bicyclists, Redwood City 
envisions the corridors transformed into mixed-use, pedestrian-oriented 
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environments. Utilizing corridors in this manner contributes to a more 
compact pattern of development, and helps encourage use of alternative 
forms of transportation. Inspired by Downtown and our historic 
neighborhoods, we look to encourage urbanism where it has not existed 
previously, with private buildings lining and oriented to well-designed 
public streets. Development adjacent to low-scale neighborhoods will 
transition from higher intensity to lower intensity to limit impacts to 
residential areas. 
 
Our street corridors also serve as the most visible pathways into the city, 
with major gateway entrance locations depicted in Figure BE-4. Gateways 
provide opportunities for urban design features including attractive 
landscape statements and high quality signage to help identify Redwood 
City and facilitate way-finding. In addition, signature uses and buildings 
at gateways can help visitors clearly identify entrances to the city. 
Gateways facilitate place-making, transforming strategic access points in 
the city's network of corridors into pleasing and memorable arrival 
points. 

Gateways are our primary 
access points to the city. 
Through thoughtful urban 
design and land use 
planning, we can utilize 
our gateway entrances to 
clearly identify Redwood 
City. 
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El Camino Real 
 
El Camino Real (Spanish for The Royal Road) originally connected 
/ŀƭƛŦƻǊƴƛŀΩǎ ŜŀǊƭƛŜǎǘ Ƴƛǎǎƛƻƴǎ ŦǊƻƳ {ŀƴ 5ƛŜƎƻ ǘƻ {ŀƴ CǊŀƴŎƛǎŎƻΦ ¢ƻŘŀȅΣ 9ƭ 
Camino Real (State Route 82 in Redwood City) is a regional route 
connecting San Jose and San Francisco. El Camino Real spans the length 
of Redwood City, although the urban form changes significantly along the 
corridor. Ample development opportunity sites on El Camino Real offer 
the possibility to replace low-scale, auto-oriented commercial 
development built for the land economics of earlier decades. 
 
Our vision for El Camino Real is integrated with the Grand Boulevard 
Initiative developed by San Mateo and Santa Clara County cities in 
conjunction with SamTrans. The Grand Boulevard Initiative looks to 
transform El Camino Real from a suburban, low-density strip commercial 
highway to a vibrant, mixed-use, pedestrian-friendly boulevard that links 
regional transportation improvements and local economic development 
efforts. Through this vision, El Camino Real will truly become a grand 
boulevard, with renewed importance and improved quality. In Redwood 
City, El Camino Real will be updated to facilitate walkable linkages 
between Sequoia High School, the transportation center at the Caltrain 
Station, and Downtown Redwood City. To help achieve this vision, El 
/ŀƳƛƴƻ wŜŀƭ Ƙŀǎ ŀ ά.ƻǳƭŜǾŀǊŘέ ǎǘǊŜŜǘ ǘȅǇƻƭƻƎȅ ŎƭŀǎǎƛŦƛŎŀǘƛƻƴ όǊŜŦŜǊ ǘƻ ǘƘŜ 
Circulation Chapter for more details).  
 

 

El Camino Real section  
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New development projects will emphasize pedestrian orientation in site 
and building design, promoting a walkable 
environment with active street frontages, well-
scaled and designed buildings, and engaging 
outdoor spaces. New street tree plantings, 
widened sidewalks, and pedestrian-scaled 
lighting will transform the public streetscape to 
ŎǊŜŀǘŜ ŀ άƎǊŜŀǘ ǎǘǊŜŜǘέ ŜȄǇŜǊƛŜƴŎŜ ǘƘŀǘ 
communicates the spirit and living quality of 
Redwood City. The vision for El Camino Real 
includes development in the form of higher-
intensity mixed use to provide the appropriate 
height relative to the width of the street, and 
increased opportunities to live near goods, 
services, transit, and entertainment. As such, 
denser and taller buildings are allowed along El 
Camino Real. 
 

Woodside Road 
 
Woodside Road (State Route 84) is the cƛǘȅΩǎ ƻƴƭȅ ƳŀƧƻǊ Ŝŀǎǘ-west 
connection, linking U.S. 101 to Interstate 280. It is a major commercial 
ŀƴŘ ǊŜǎƛŘŜƴǘƛŀƭ ŎƻǊǊƛŘƻǊΣ ŀƴŘ ƛǎ ƻƴŜ ƻŦ wŜŘǿƻƻŘ /ƛǘȅΩǎ Ƴƻǎǘ ƘŜŀǾƛƭȅ 
traveled and highly visible streets. Woodside Road provides access from 
residential neighborhoods to El Camino Real and Downtown, and also 
serves as an important city entrance from both U.S. 101 and Interstate 
280.  
 

In 2009, uses along Woodside Road include 
neighborhood-serving retail and services, and the cƛǘȅΩǎ 
highest concentration of multi-unit residential 
ōǳƛƭŘƛƴƎǎΦ ¢ƘŜ /ƻǊǊƛŘƻǊΩǎ ŎƘŀǊŀŎǘŜǊ ŜǾƻƭǾŜǎ ŀƭƻƴƎ ǘƘŜ 
route, with the most obvious transition at El Camino 
Real. Southwest of El Camino Real, Woodside Road is a 
landscaped suburban arterial, with planted medians, 
landscaped frontage properties, and special sites such 
as the historic Union Cemetery. At El Camino Real, the 
²ƻƻŘǎƛŘŜ wƻŀŘ άŦly-ƻǾŜǊέ ƎǊŀŘŜ ǎŜǇŀǊŀǘƛƻƴ ŘƛǾƛŘŜǎ ǘƘŜ 
neighborhoods and discourages pedestrian access. 
Northeast of El Camino Real, Woodside Road continues 
to separate neighborhoods with its freeway-like 
structure. Higher traffic speeds create difficulties for 
pedestrian and bicycle crossings. 

 

El Camino Real in Downtown Redwood City  
(Villa Montgomery Apartments) 

Woodside Roadôs mature trees are fundamental 
to the ñParkwayò experience southwest of El 
Camino Real. 
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The vision for Woodside Road is an attractive, walkable residential 
boulevard with mixed-use nodes that residents can easily walk to. 
Woodside Road is an ideal area for new residential development for a 
variety of people and households, especially seniors. With lush 
surroundings and easy access to goods, services, and activities, Woodside 
Road will provide new choices for people who prefer or need to walk or 
use transit rather than drive. Throughout Woodside Road, efforts will be 
made to increase pedestrian connectivity and safety. Woodside Road will 
evolve to become an attractive residential location, with supporting 
transit and commercial amenities and a gracious, pedestrian-oriented 
sidewalk frontage. Infill residential development should incorporate 
landscaped setbacks while emphasizing the pedestrian orientation of 
frontages in site and building design. Parking lots and enclosed parking 
facilities should be located to the rear of buildings or at other locations 
where they are not visible from Woodside Road and intersecting side 
streets.  

New commercial and mixed-use development should emphasize 
pedestrian orientation in site and building design, promoting a walkable 
environment with active street frontages, well-scaled buildings, and 
usable spaces such as small plazas, courtyards, and sidewalk cafes. To 
help achieve this vision, Woodside Road Ƙŀǎ ŀ ά.ƻǳƭŜǾŀǊŘέ ǎǘǊŜŜǘ 
typology classification (refer to the Circulation Chapter for more details). 

 

Middlefield Road 
 
Middlefield Road has a multitude of different characters along different 
segments of the Corridor. Beginning at Veterans Boulevard in Downtown 
Redwood City, Middlefield Road traverses away from the Bay down 

Woodside Road section 
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Theater Way, fostering a special 
Downtown environment between 
Winslow and Marshall Streets. 
Continuing south, Middlefield Road 
bends and becomes the home to our 
civic and cultural buildings, including 
City Hall and the Downtown Main 
Library. Just southeast of the civic 
section of Middlefield Road, historic 
residential uses in the Stambaugh-
Heller neighborhood define the 
Corridor. However, on the southeast 
side of Woodside Road, the Middlefield 
Corridor transitions to an active 
commercial area with both large- and 

small-scale retail, restaurant, and service uses.  
 

 
 
The vision for Middlefield Road is defined by these different segments: 
Middlefield will be a Cultural and Civic destination in Downtown, a 
moderate-scale residential Corridor through the historic residential area, 
and a commercial Corridor focused on locally serving uses southeast of 
Woodside Road.  
 

Middlefield Road near the 
Stambaugh-Heller historic 
district 

Middlefield Road section  
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Policies related to Middlefield Road through Downtown are also 
addressed in the Downtown Center section and laid out in specific detail 
in the Downtown Precise Plan. The historic residential section of 
Middlefield Road will be preserved and strengthened through policies 
that focus on maintenance and pedestrian access/safety to 
neighborhood destinations including Jardin de Niños, a mini-park and 
valuable neighborhood asset. Along the commercial portion of 
Middlefield Road (southeast of Woodside Road), policies are related to 
provision of neighborhood commercial uses, transportation and 
pedestrian improvements, and consultation with San Mateo County as 
the corridor transitions into unincorporated county area. The Fair Oaks 
Community Center, located on Middlefield Road at Douglas Avenue, is 
the heart of the nearby neighborhoods, and access to this destination 
should be enhanced. 
 
Transportation planning is integral to the urban form along the length of 
the Corridor, as Middlefield Road is a planned route in both the Streetcar 
and Bikeway plans. ¢ƻ ƘŜƭǇ ŀŎƘƛŜǾŜ ǘƘƛǎ ǾƛǎƛƻƴΣ ƛǘ Ƙŀǎ ŀ ά¢Ǌŀƴǎƛǘέ ǎǘǊŜŜǘ 
typology classification (see Circulation Chapter). Thus, policies emphasize 
transportation and safety improvements that respect and respond to 
surrounding uses. Policies also emphasize creating an attractive street 
front with landscaping, street furniture, public art, undergrounding of 
overhead utiliities, and enhanced intersections. 
 

Veterans Boulevard 
 
Veterans Boulevard, with U.S. 101 access at Whipple Avenue and 
Woodside Road, serves as a highly visible gateway into Redwood City. 
With its wide right-of-way and higher traffic speeds, Veterans Boulevard 
currently has a distinct auto-oriented character, with commercial and 
industrial businesses representing the dominant uses, although the 
Kaiser Permanente hospital campus also has a significant presence.  
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Redwood City envisions transforming the Veterans Boulevard Corridor 
into a true boulevard, with nodes of regional commercial, businesses that 
benefit from high freeway visibility at the Whipple and Woodside 
interchanges, and office district and mixed-use neighborhoods in 
between. To help achieve this vision, Veterans Boulevard has a 
ά.ƻǳƭŜǾŀǊŘέ ǎǘǊŜŜǘ ǘȅǇƻƭƻƎȅ ŎƭŀǎǎƛŦƛŎŀǘƛƻƴ όǊŜŦŜǊ ǘƻ ǘƘŜ /ƛǊŎǳƭŀǘƛƻƴ 
Chapter for more details). 
 

 
 
As part of the planned reclaiming of Redwood Creek as an attractive open 
space and recreation feature, a mixed-use neighborhood will develop 
along the creek, connecting to Downtown via Main Street. Other nodes 
of mixed-use and higher density residential developments are also 
recommended. The Kaiser Hospital complex will continue to evolve 
consistent with its approved master plan, creating better pedestrian 
movement within the complex and to surrounding uses, providing new 
and enhanced buildings, and expanding its role as a major medical facility 
and employment center. The Veterans Boulevard Corridor will welcome 
visitors to the city. 
 

Broadway 
 
By the 1920s, Broadway had become the center of commerce in 
Redwood City. Today Broadway serves as the heart of our Downtown. 
Historic buildings supporting pedestian-scale local commercial 
businesses and frequent events in Courthouse Square create a lively 
atmosphere on this beautiful stretch of the Corridor. The attactive 
ά/ƭƛƳŀǘŜ .Ŝǎǘ .ȅ DƻǾŜǊƴƳŜƴǘ ¢Ŝǎǘέ ƎŀǘŜǿŀȅ ŀǊŎƘŜǎ ƎǊŜŜǘ ǊŜǎƛŘŜƴǘǎ ŀƴŘ 
visitors on both the east and west ends of Downtown.  

Veterans Boulevard section  

Maximum Height: 4 Stories

Residential - High Commercial - Regional
Veterans Boulevard

2Travel Lanes

2Travel Lanes

Parking

Note: Not to scale

Class II Bike Lane Class II Bike Lane
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Southeast of the Downtown core, however, Broadway features a wide 
road width, limited streetscape improvements, and commercial and 
industrial buildings more oriented toward auto traffic than pedestrians. 
Continuing futher southeast past Woodside Road, Broadway historically 
has had an industrial character. However in the early 2000s, the 
emergence of lighter industrial and office uses began to push out the 
long-established machine shops and manufacturing businesses. 
 
As the defining street in Downtown Redwood City and a connection 
between two important employment districts, the vision for the 
Broadway Corridor is to enhance mobility to allow even better movement 
between the districtsςfor pedestrians, transit riders, bicyclists, and 
driversςand to create new business and living opportunities. One of the 
key components to foster this mobility is the development of a streetcar 
line, which would link the south Broadway industrial/business district to 
Downtown. 
 
Broadway southeast of Woodside Road will maintain its traditionally 
industrial function, providing locations for businesses that support 
commerce throughout the Peninsula and that offer jobs for skilled 
laborers. The Light LƴŘǳǎǘǊƛŀƭ LƴŎǳōŀǘƻǊ hǾŜǊƭŀȅ ǇǊƻƳƻǘŜǎ ƴŜǿ ǎǘŀǊǘπǳǇ 
businesses and new development related to innovative light industrial 
and research/development businesses. Southeast of Douglas Avenue, 
the Commercial - Office Professional/Technology designation is intended 
to encourage businesses that are complementary to the Stanford Medical 
Center complex and compatible with nearby industrial uses.

 

Broadway Street section  

Broadway

Shared Streetcar/VehicleLanes

Intersection
Bulb-out

MaximumHeight: 4 to 6Stories

MaximumHeight: 4 to 6Stories

Mixed Use- Corridor Mixed Use- Corridor
Streetcar

Class III BikeRoute

Pedestrian-friendly
Mixed UseBuildings

ActiveStreet Front

Note: Not toscale

Class III BikeRoute
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Broadway between Downtown and Woodside Road is designated Mixed 
Use - Corridor and Mixed Use - Neighborhood. These designations will 
help the corridor transition from an auto-oriented commercial strip to a 
complete neighborhood complementary to Downtown, with offices, 
urban-density housing, and commercial goods and services. New 
development in historic neighborhoods will be carefully designed and 
reviewed to ensure new construction is respectful of existing historic 
structures in terms of scale and design. 
 
Broadway has two street typology classifications. In accordance with the 
streetcar concept, Broadway is classifƛŜŘ ŀǎ ŀ ά¢Ǌŀƴǎƛǘ {ǘǊŜŜǘέ ŦǊƻƳ 
IƻǇƪƛƴǎ ǘƻ {ŜŎƻƴŘ !ǾŜƴǳŜ ŀƴŘ ƛǎ ŎƭŀǎǎƛŦƛŜŘ ŀǎ ŀ ά[ƻŎŀƭ {ǘǊŜŜǘέ ŦǊƻƳ 
Second Avenue to Fifth Avenue (refer to the Circulation Chapter for more 
details). 
 

Centers 
 
Exciting new regional centers, both Downtown and in other locations, will 
evolve over the life of this Plan (see Figure BE-5). Centers are 
concentrated places of commercial, industrial, and employment uses. 
Centers may also, depending on the area, be home to mixed use and/or 
higher density housing. 
 
Policies for centers provide for their intensification, redevelopment, and 
revitalization, while ensuring that development respects adjacent 
neighborhoods through careful siting of buildings, transitions in scale, 
and appropriate land use mix. Further, emphasis is placed on spurring 
continued activity within and facilitating connections to the centers. 
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Downtown 
 
Downtown Redwood City is the heart of our city, the core center. 
Downtown was built on a double grid framework of streets platted as the 
ǘƻǿƴ ƻŦ άaŜȊŜǎǾƛƭƭŜέ ƛƴ мурсΦ ¢ƻŘŀȅ 5ƻǿƴǘƻǿƴ ƛƴŎƭǳŘŜǎ ŀ ƳƛȄ ƻŦ ǊŜǘŀƛƭΣ 
office, residential, governmental, entertainment, and visitor-serving 
uses. Our vision provides for the continued renaissance of Downtown as 
a mixed-use center enjoyed by residents, workers, and visitors. The 
tallest buildings and development intensities in Redwood City will be 
focused in our Downtown, where the Caltrain station and bus service 
provide Ŝŀǎȅ ŎƻƳƳǳǘŜ ŀŎŎŜǎǎΦ ¢Ǌŀƴǎƛǘ ŀŎŎŜǎǎ ŀƴŘ 5ƻǿƴǘƻǿƴΩǎ ǿƻƴŘŜǊŦǳƭ 
pedestrian orientation make it a place where people can live and work 
without relying on automobile transportation. Increasing the residential 
population will add vitality to the Downtown by extending the hours of 
activity and the built-in market for retail, services, and entertainment. 
Outdoor gathering spaces will continue to make Downtown community 
ƻǊƛŜƴǘŜŘΦ !ǎ ŎƘŀƴƎŜ ƻŎŎǳǊǎΣ ǇǊƛƻǊƛǘƛŜǎ ƛƴŎƭǳŘŜ ƳŀƛƴǘŀƛƴƛƴƎ 5ƻǿƴǘƻǿƴΩǎ 
pedestrian orientation, preserving the historic character, and maximizing 
benefits of transit accessibility. 
 Courthouse Square evening 

event with live music 



T H E  B U I L T  E N V I R O N M E N T  
Urban Form 
and Land Use 

 
 

 
 

R e d w o o d  C i t y  G e n e r a l  P l a n  P a g e    B E- 3 5  

 

  

Fos ter
C i ty

San Car los

Be lmon t

S
A

N

F
R

A
N

C
I

S
C

O

B
A

Y

Menlo Park

Bair Island

Grec o

Island

B ir d Island

Base Map Features

City Boundary

Sphere of Inƅuence

Urban Form Features

Downtown

Employment Center

Gateway Center

Redwood Creek/Harbor Center

Port Industrial Center
Figure BE-5: Urban Form - Centers 
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Employment Centers 
 
Redwood City is a premier location for the knowledge, medical, and 
biomedical industries. As a jobs-rich community, Redwood City 
businesses provide opportunities for people of diverse backgrounds and 
skills to find well-paying and satisfying jobs. Redwood /ƛǘȅΩǎ ŜƳǇƭƻȅƳŜƴǘ 
centers are predominately office or light-industrial in orientation, and 
many areas provide opportunities for research and development, 
technology, and other emerging types of businesses.  
 

 
Redwood City envisions continued success for its Employment Centers, 
with centers filling particular broad business niches: Redwood Shores, 
Pacific Shores, and Seaport Center serving the Class A office market, and 
the Broadway/North Fair Oaks area providing flexible space for many 
enterprises, including new technologies and light industrial uses. As 
noted in the Economic Development Chapter of this Element, diversity 
and depth in business opportunities are key to economic sustainability. 
 
Light industrial businesses offer employment opportunities for residents 
of all skill and education levels, create and support jobs in multiple other 
business sectors, and contribute to local tax revenues. ¢ƘŜ .ŀȅ !ǊŜŀΩǎ 
diverse and dynamic economy is increasingly home to many types of 
άƴŜǿ ŜŎƻƴƻƳȅέ Ƨƻōǎ ǘƘŀǘ ŦǳƴŎǘƛƻƴ similarly to traditional industrial 
businesses. Technological advances and global economic changes are 
increasingly replacing factories and smokestack industries with more 
light industrial, light manufacturing, biomedical, logistics, and creative 
industries. The Veterans/Broadway Incubator Overlay responds to and 
anticipates the evolving nature of industrial businesses by preserving 
ŎŜƴǘŜǊǎ ǘƘŀǘ Ŏŀƴ ŀŎŎƻƳƳƻŘŀǘŜ ȅƻǳƴƎ ōǳǎƛƴŜǎǎŜǎ ƛƴ άƎǊŜŜƴ,έ 
biotechnology, software, and other emerging industries.  
 
Redwood City encourages new jobs-rich and tax-generating businesses to 
locate in Redwood City. At the same time, it will be important to monitor 

Pacific Shores Center 
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and maintain our jobs: housing balance, so that there are housing choices 
near work for new employees.  
 

Gateway Centers 
 
The cƛǘȅΩǎ ŜƴǘǊŀƴŎŜǎ ŦǊƻƳ ¦Φ{Φ млм ƻƴǘƻ ±ŜǘŜǊŀƴǎ .ƻǳƭŜǾŀǊŘ ƻŦŦŜǊ ǘƘŜ ŦƛǊǎǘ 
impression many visitors have of Redwood City. To convey Redwood 
/ƛǘȅΩǎ ƛŘŜƴǘƛǘȅ ŀǘ ǘƘŜǎŜ Ǉƻƛƴǘǎ ƻŦ ŀŎŎŜǎǎΣ ŀǎ ǿŜƭƭ ŀǎ ǘƻ ǘŀƪŜ ōetter 
advantage of freeway visibility, Redwood City envisions successful 
commercial and mixed-use Gateway Centers near the 
Woodside/Veterans and Whipple/Veterans intersections. The Gateway 
Centers will support commercial, mixed use, and housing. Appropriate 
commercial uses include hospitality businesses, large-scale commercial 
and retail centers, and high-quality office space with associated 
amenities. Attractive streetscapes and clear directional signage will 
complement the uses. Efforts will be made to enhance these entrances 
to the city with urban design features and landscaping that support and 
ŘŜŦƛƴŜ wŜŘǿƻƻŘ /ƛǘȅΩǎ ƛƳŀƎŜΦ 
 

Port Industrial Center 
 
wŜŘǿƻƻŘ /ƛǘȅΩǎ ƭƻŎŀǘƛƻƴ ƻƴ ǘƘŜ {ŀƴ CǊŀƴŎƛǎŎƻ .ŀȅ Ƙŀǎ ƛƴŦƭǳŜƴŎŜŘ ǘƘŜ 
urban form since its beginnings. After the Mexican-American War, 
California became the thirty-first state, and Americans began using the 
ά9ƳōŀǊŎŀŘŜǊƻΣέ ǘƘŜ ƘŜŀŘ ƻŦ ǘƛŘŜ ǿŀǘŜǊ ƻŦ wŜŘǿƻƻŘ /Ǌeek close to El 
Camino Real, to ship merchandise to and from the area. The waterfront 
boasted prosperous shipping activity, as well as wharf-side industries like 
shipbuilding, blacksmithing, and tanneries in the late 19th century. The 
Port was moved from the Embarcadero closer to deep water in the 1920s, 
and a deep-water channel was dredged. The channel was widened and 
rail lines extended to the area to create a municipal marina and 
international port site by 1937.  

Additional major gateway 
entrances exist in other parts of 
the city, including Redwood 
Shores and at the cityôs borders 
near El Camino Real and 
Woodside (Figure BE-3). The 
Gateway Centers are discussed 
here as they provide strategic 
opportunities for large scale 
land use change and economic 
development. 



Urban Form 
and Land Use 

T H E  B U I L T  E N V I R O N M E N T  

 
 

 
 

P a g e    B E- 3 8  R e d w o o d  C i t y  G e n e r a l  P l a n 

 

 
Today, the Port of Redwood City is the only deepwater port in South San 
Francisco Bay. Heavy industrial uses, including gravel and cement 
processing/distribution, asphalt and concrete manufacturing, metal 
recycling, and chemical distribution are located along Seaport Boulevard 
and Blomquist Street near the Port. Utilizing 70 acres for maritime and 
industrial purposes, the Port specializes in long-term leasing of waterside 
properties to heavy maritime industries involved in importing or 
exporting granular bulk productsΦ ¢ƘŜ tƻǊǘΩǎ ƛƴŦǊŀǎǘǊǳŎǘǳǊŜ ƛƴŎƭǳŘŜǎ 
deepwater wharves that handle cargo operations conducted by Port 
tenants. A freight rail system supports movement of goods to and from 
the Port. 
 
The Port is one of the cƛǘȅΩǎ ƎǊŜŀǘ ŀǎǎŜǘǎΦ tƻƭƛŎƛŜǎ ŜƳǇƘŀǎƛȊŜ ǘƘŜ ǾŀƭǳŜ 
provided by the Port and focus on retention; providing for efficient use 
of land to support the Port, Port-related, and Port-dependent industries 
and minimizing potential land use conflicts as appropriate. Policies also 
include encouraging development of a passenger ferry terminal station 
near the Port.  
 

Redwood Creek/Harbor Center 
 
Redwood Creek connects Downtown Redwood City to the San Francisco 
Bay. Through Redwood Creek, Redwood City seeks to facilitate a new 
center that embraces the water features that historically defined our city. 
This center will link Downtown, Redwood Creek, and the harbor area. In 
order to facilitate this vision, a master plan that enables a consistent 
vision is necessary. The master plan should focus on placemaking, 
άŘŜǎǘƛƴŀǘƛƻƴ ǳǎŜǎ,έ ŘŜǎƛƎƴΣ ǘǊŀƛƭǎ ŀƴŘ ŎƻƴƴŜŎǘƛƻƴǎΣ ŀƴŘ ǇǳōƭƛŎ 
infrastructure requirements. A Master Plan for the Redwood Creek/ 
Harbor area will strengthen the east/west connection from Downtown to 
the San Francisco Bay, and create a new destination for residents and 

The Port of Redwood City 
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visitors to Redwood City. The Redwood Creek/Harbor Center will act as a 
complement to Downtown; as a destination and a fundamental part of 
the cohesive image of Redwood City. Waterfront Neighborhoods (further 
described in the Neighborhoods discussion earlier in this Chapter) will be 
an integral part of the Redwood Creek/Harbor Center. 
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Land Use Plan:  
Creating Balance to Achieve Goals and 
Meet Community Needs 
 
The Land Use Plan guides the development, maintenance, and 
improvement of land and properties in Redwood City. The Land Use Plan, 
illustrated in Figure BE-6 and described below, will allow us to preserve 
qualities that define Redwood City, and develop new paths toward a 
sustainable future. 
 
Redwood City actively works to create a community that is walkable, has 
a balanced mix of uses, and fosters economic, environmental, and social 
sustainability. The City continues to lead Peninsula cities in testing new 
ideas that support emerging business practices and lifestyle trends and 
needs, from high-density housing to progressive child-care policies to 
flexible business space. New approaches to land use planning and 
development are driven by the connections between land use (and our 
transportation choices due to the land use patterns) and global warming.  
 
Figure BE-6 illustrates the planned distribution of land uses throughout 
Redwood City and the Sphere of Influence (together referred to as the 
planning area). The land use categories below describe how 
neighborhoods, corridors, and centers in the planning area will develop 
over timeςor will be preservedςto achieve overall land use and urban 
form objectives. These land use descriptions establish the general 
development character, types of uses, and activity levels associated with 
each category.  
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Figure BE - 6:  General Plan Land Use Map   
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The General Plan creates the opportunity for development, 
redevelopment, and revitalization in designated areas and at appropriate 
densities and intensities of development. The Urban Form and Land Use 
Chapter specifies maximum densities (du/acre) for residential areas and 
maximum intensities (FAR) for permitted non-residential uses. More 
detailed development standards are set forth in the Zoning Ordinance 
and other regulatory documents. It is not anticipated that each General 
Plan designation will have a directly related zoning designation that will 
permit the maximum development potential identified in the General 
Plan. Rather, multiple zoning designations may implement a single 
General Plan designation. Further, it is anticipated that the Zoning 
Ordinance will use the General Plan designation as a guide and maximum 
limit, but will create zoning designations that consider existing character, 
access, and City priorities in determining appropriate densities and 
intensities as well as the opportunity for change. 
 

Land Use Classifications 
 

Urban Reserve 
 
Land to be preserved for future use to expand the limits of the urbanized 
area of the city. Exact land use designations are to be withheld pending 
review of development plans and their environmental consequences. 
 
The 1990 General Plan identified a portion of the Cargill property (located 
in the bayfront area) as Urban Reserve, and this designation is carried 
forward in this General Plan. Refer to Appendix A of this General Plan for 
further discussion of the General Plan policies and designations 
applicable to the Cargill property and the Urban Reserve land use 
category. 
 

Residential Land Uses 
 
Four residential land use categories are established to recognize long-
established residential neighborhoods in Redwood City, and to preserve 
and enhance the character of these areas while providing housing 
opportunities for all household income ranges. While residential uses are 
the primary permitted uses, other complementary and compatible uses 
can be established as zoning regulations permit (such as parks, special 
residential uses addressed by State law, child care facilities, schools, and 
places of religious assembly). 
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Residential ï Medium High 
 

Residential ï Medium  
 

Residential ï Low 
 
The Residential - Low category accommodates primarily detached, low-
density, residential units on individual lots with private yards and private 
parking. Urban residential and aAccessory dwelling units are also 
permitted in this category. 
 

Development Standards 
Á Density: 0 to 7 du/acre, or as mandated by State Law (SB 9) 
Á Maximum height: 2 stories 

 

Residential ï Medium  
 
The Residential - Medium category accommodates detached and 
attached residential units, including small-lot subdivisions, duplexes and 
triplexes, townhouses with private open space, mobile homes, and multi-
unit structures that comprise a cohesive development incorporating 
common open space areas. Parking facilities may either directly serve the 
associated residence or be centrally located.  
 

Development Standards 
Á Density: 7.1 to 20 du/acre 
Á Maximum height: 3 stories 

 

Residential ï Medium High  
 
The Residential - Medium High category accommodates single structures 
or a collection of cohesive structures that house multiple units, with 
common open space areas and amenities. Residential development types 
may include row houses, townhouses, stacked flats, apartments, and 
similar housing types. Parking facilities may either directly serve the 
associated residence or be centrally located.  
 

Development Standards 
Á Density: 20.1 to 30 du/acre  
Á Maximum height: 3 stories 

  

Residential ï Low 
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Residential ï High  
 
The Residential - High category provides for higher-density, multi-story 
residential development, with a focus on providing an urban intensity 
and function at locations within easy walking distance to transit, 
recreation and community facilities, employment centers, and 
commercial services. Development is characterized by multi-story 
structures, with creative common areas and centrally located parking.  
 

Development Standards 
Á Density: 30.1 to 40 du/acre 
Á Maximum height: 4 stories 

 

Commercial Land Uses 
 
Four commercial categories establish opportunities for varied 
commercial enterprises. Our commercial areas provide places where 
residents and visitors to Redwood City can shop for goods and services, 
and where businesses can locate to meet the needs of local, regional, and 
international markets. In addition, our commercial spaces provide space 
for companies of all sizes to locate in office developments.  
 

Commercial ï Neighborhood 
 
The Commercial - Neighborhood category provides areas where lower-
intensity retail, office, and service-oriented businesses can locate to meet 
the needs of surrounding residential neighborhoods. Businesses should 
have limited impact on adjacent residential areas, particularly in terms of 
lighting, signage, traffic, odor, noise, and hours of operation. 
Neighborhood commercial development should be designed and 
intended to accommodate and encourage pedestrian access, and must 
be compatible with surrounding development in terms of scale, building 
design, materials, and color.  
 

Development Standards 
Á Maximum intensity: 0.6 FAR  
Á Maximum height: 2 stories 

  

Commercial ï Neighborhood 
 

Residential ï High  
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Commercial ï Regional 
 
The Commercial - Regional category provides opportunities for general 
retail, commercial services, restaurants, lodging, vehicle sales and 
service, commercial recreation, professional offices, medical and 
financial institutions, and other similar business activities. Representative 
development forms include large retail centers anchored by one or more 
major tenants, large stand-alone retail stores, hospitality uses, and 
automobile dealerships. Uses specifically prohibited include commercial 
warehousing, mini-storage, trucking and transportation-related uses, and 
heavy manufacturing.  
 

Development Standards 
Á Maximum intensity: 1.0 FAR 
Á Maximum height: 5 stories within U.S. 101 corridor; 3 stories in 

all other locations 
 

Commercial ï Office Professional/Technology  
 
The Commercial - Office Professional/Technology category provides 
opportunities for small- and large-scale professional offices, office 
complexes and campuses, and related uses that support office uses. This 
category also facilitates districts where emerging and evolving 
technologies and businesses can operate in flexible building spaces. Such 
businesses may involve combinations of traditional office activities and 
small-scale manufacturing or research and development uses.  
 
Development approaches can include low-scale buildings with limited or 
no outdoor use, or multi-story office buildings and structured parking. 
Any use involving heavy trucking activity or warehousing is specifically 
prohibited.  
 

Development Standards 
Á Maximum intensity: 1.0 FAR 
Á Maximum height: 5 stories; up to 8 stories as part of a 

coordinated master plan 
 

Commercial ï Office 
Professional/Technology 
 

Commercialï Regional 
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Mixed Use Land Uses 
 
Lƴ ǊŜŎƻƎƴƛǘƛƻƴ ƻŦ wŜŘǿƻƻŘ /ƛǘȅΩǎ ŎƻƴǘƛƴǳƛƴƎ ŜǾƻƭǳǘƛƻƴ ŀǎ ŀƴ ǳǊōŀƴ ǇƭŀŎŜ 
ŀƴŘ ǘƘŜ ŎƻƳƳǳƴƛǘȅΩǎ ŘŜǎƛǊŜ ǘƻ ŀŎƘƛŜǾŜ ǎǳǎǘŀƛƴŀōƭŜ ŘŜǾŜƭƻǇƳŜƴǘ ŦƻǊƳǎΣ 
several Mixed Use land use categories are established. Mixed-use 
development approaches offer opportunities for people to live close to 
work or near transit stops, to walk to neighborhood stores and parks, to 
enjoy indoor and outdoor entertainment close to home, and to 
experience vibrant pedestrian districts. 
 

Mixed Use ï Neighborhood 
 
The Mixed Use - Neighborhood category accommodates moderate-scale 
mixed-use developments that combine residential uses with 
neighborhood-serving commercial storefronts. Commercial retail and 
services should serve the immediate neighborhoods and facilitate 
pedestrian-friendly environments. Single-use structure heights are 
limited to two or three stories, as outlined below, and combined use 
structure heights can extend up to four stories with proper consideration 
given to the scale and intensity of adjacent residential neighborhoods. 
 

Development Standards 
Á Combined Use (Commercial and Residential) 

o Maximum residential density: 640 du/acre 
o Maximum commercial intensity: 1.0 FAR 
o Maximum height: 4 stories 

Á Single Use (Commercial) 
o Maximum commercial intensity: 0.6 FAR 
o Maximum height: 2 stories 

Á Single Use (Residential) 
o Maximum residential density: 640 du/acre 
o Maximum height: 3 stories 
  

Mixed Use ï Neighborhood 
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Mixed Use ï Live/Work 
 
The Mixed Use - Live/Work category facilitates a creative mix of 
residences and low-intensity workplaces. Live/work environments 
combine residential occupancy with commercial activity in the same 
building space, generally with the resident using the combined or 
adjacent commercial space for his or her business. Typical uses include 
artist lofts, studio spaces, small offices, and similar low-intensity uses. 
Creative industrial workspace areas are also permitted, provided that 
activities limit or confine noise, dust, and vibration impacts. Stand-alone 
residential development is not permitted. 
 

Development Standards 
Á Combined Use  

o Maximum residential density: 620 du/acre 
o Maximum commercial intensity: 2.0 FAR 
o Maximum height: 3 stories 

Á Single Use (Nonresidential) 
o Maximum intensity: 2.0 FAR 
o Maximum height: 3 stories 

 

Mixed Use ï Corridor 
 
The Mixed Use - Corridor category allows for the reinvention of key 
corridors to support major transit and complementary commercial and 
residential uses, encouraging transit use, bicycle use, and pedestrian 
activity. In some places, schools may be necessary and appropriate. 
Development approaches allow for both horizontal and vertical mixed 
use. Ground-floor retail/service storefronts may be required at 
designated nodes. Design considerations should include sensitivity to 
lower-intensity residential neighborhoods behind sections of the 
corridor, public and private amenities, and transit accessibility features. 
The height of single use commercial and residential structures is limited 
to four stories. Combined use commercial-residential structures can 
extend in height up to six stories, provided privacy concerns of 
established neighborhoods are adequately addressed through setbacks 
of upper stories or other design approaches. Structured parking is 
allowed, provided no parking levels front directly on El Camino Real, 
Broadway, Veterans Boulevard, or Woodside Road.  
 
Structures that exceed the applicable height restrictions may be 
permitted on Broadway or Veterans Boulevards to accentuate city 
gateways, provided that any such project respects surrounding 
development and includes signature design quality. 

Mixed Use ï Live/Work 
 

Mixed Use ï Corridor 
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Development Standards 
Á Combined Use (Commercial and Residential) 

o Maximum residential density: 60 80 du/acre 
o Maximum commercial intensity: FAR: 1.00 
o Maximum height: 6 stories 

Á Single Use (Commercial) 
o Maximum commercial intensity: FAR: 0.5 
o Maximum height: 4 stories 

Á Single Use (Residential) 
o Maximum residential density: 860 du/acre 
o Maximum height: 4 stories 

 

Mixed Use ï Downtown  
 
The Mixed Use - 5ƻǿƴǘƻǿƴ ŎŀǘŜƎƻǊȅ ŀǇǇƭƛŜǎ ǘƻ wŜŘǿƻƻŘ /ƛǘȅΩǎ ƘƛǎǘƻǊƛŎ 
Downtown core and is established to create a vibrant city center with 
offices, theaters, retail businesses, and restaurants serving the 
residences, day-time businesses, and night-time entertainment 
populations. In Downtown, open spaces are primarily public and urban 
in nature, with extra emphasis on high-quality public spaces and 
traditional urbanism. Parking is primarily in the form of shared public 
facilities. Uses specifically prohibited in Downtown, due to their 
incompatibility with a pedestrian-oriented mixed-use district, include 
vehicle sales and repair, industrial and manufacturing businesses, and 
wholesaling activities. Maximum heights Downtown will range from 
three stories at the edges, to 12 stories in the very center, with most 
areas having an 8 story height limit. 
 

Development Standards1 
Á Maximum density: No limit on density, with a maximum 

residential capacity of 2,500 additional unitsper environmental 
review document  

Á Height: 3-12 stories  
Á Maximum Intensity: No limit on FAR, with a maximum 

nonresidential capacity of 586,000 square feet of additional 
nonresidential spaceper environmental review document 

 

 
 

1 It should be noted that the figures shown here representing maximum density and 
maximum intensity may be revised based on future Downtown plans. In this event, an 
amendment to this document will be required, subject to applicable environmental 
review under CEQA and an associated public review process. 

Mixed Use ï Downtown  
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Mixed Use ï Waterfront Neighborhood  
 
The Mixed Use - Waterfront Neighborhood category allows for the 
ŎǊŜŀǘƛƻƴ ƻŦ ǳƴƛǉǳŜ ƴŜƛƎƘōƻǊƘƻƻŘǎ ǘƘŀǘ ǘŀƪŜ ŀŘǾŀƴǘŀƎŜ ƻŦ wŜŘǿƻƻŘ /ƛǘȅΩǎ 
Bay frontage. The mix of allowed uses includes housing and supporting 
commercial businesses, hospitality and restaurant uses that attract 
visitors, and businesses that support marina functions. Housing options 
can also include floating homes, houseboats, and live-aboard boats, in 
addition to residential buildings. Public access and open space amenities 
are required along the waterfront, and internal pedestrian circulation of 
the neighborhoods should link to waterfront amenities. The emphasis is 
on residential development, with commercial uses providing a clear 
supporting use.  
 

Development Standards 
Á Combined Use (Commercial and Residential) 

o Maximum residential density: 40 du/acre 
o Maximum commercial intensity: 0.4 FAR 

Á Single Use (Commercial) 
o Maximum commercial intensity: 0.4 FAR 

Á Single Use (Residential) 
o Maximum residential density: 40 du/acre 

Á All Uses: Height 
o No maximum height is established in the General Plan. 

However, heights for each project will be evaluated through 
site plan review and must: 

¶ Relate to property size and terrain 

¶ Relate to surrounding uses and character 

¶ Orient toward the water, tiering heights farther away 
ŦǊƻƳ ǘƘŜ ǿŀǘŜǊΩǎ ŜŘƎŜ 

Á All Uses: Public Space 
o Provide public access to the water line 
o Provide public space along and/or adjacent to the waterline 

Mixed Use ï Waterfront 
Neighborhood 
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Marina 

Marina 
 
The Marina category allows for public and private marinas, ferry 
terminals, and uses complementary to these maritime and waterfront 
activities. Restaurants, retail shops, and other visitor-serving uses 
supportive of boating and ferry transportation may also be established. 
Housing options can include housing within mixed-use structures, 
floating homes, and live-aboard boats. Public access and amenities are 
key uses along the waterfront. Stand-alone residential building 
development is not permitted. 
 

Development Standards 
Á Combined Use (Commercial and Residential) 

o Residential Density: 20 du/acre 
o Commercial FAR: 0.5 
o Height: 3 stories 

Á Single Use (Commercial) 
o Commercial FAR: 0.5 
o Height: 3 stories 

 

Industrial Land Uses  
 
Redwood CityΩǎ ǎǘǊŀǘŜƎƛŎ ƭƻŎŀǘƛƻƴ ƻƴ ǘƘŜ .ŀȅ ŀƴŘ ŀŎŎŜǎǎ ǘƻ ǘƘŜ ŘŜŜǇ-
water Port facilitated industrial activity along the cƛǘȅΩǎ ōŀȅŦǊƻƴǘ 
throughout our history. The Port of Redwood City is the only deepwater 
port in South San Francisco Bay. Heavy industrial uses, industrial goods 
distribution, and infrastructure materials manufacturing (including gravel 
and cement processing), are located near the Port. The city is also home 
to lighter industrial uses such as light manufacturing and repair/service 
shops. 
 

Industrial ï Light  
 
The Industrial - Light category provides areas for relatively low-intensity 
industrial uses. Light industrial activities do not involve substantial truck 
traffic or outdoor fabrication or assembly, do not produce odors, 
generally operate only during typical weekday hours, and do not involve 
any operations normally considered hazardous within an urban 
environment. Prohibited uses within this designation include commercial 
warehousing, trucking and transportation-related businesses, and heavy 
manufacturing. 
 
Development Standards 
Á Intensity: 0.75 FAR 
Á Maximum Height: 3 stories 

Industrial ï Light 
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Light Industrial Incubator Overlay 
 
The Light Industrial Incubator Overlay is intended to provide highly 
flexible space for start-up and expanding light industrial businesses. In 
particular, the Incubator Overlay provides opportunities for small light 
industrial businesses to expand to medium-sized businesses, and to 
continue to function and create new jobs in Redwood City. The Overlay 
will also allow for the conversion of older out-dated uses, as the market 
dictates, into needed incubator space for smaller uses supporting health 
research, clean industrial, green technology, or research/development 
businesses.  
 

Development Standards 
Á Intensity: 1.0 FAR 
Á Maximum Height: 3 stories 

 

Industrial ï Port Related 
 
The Industrial - Port Related category serves an important role: to protect 
and enhance the valuable deep-water Port facilities in Redwood City. This 
designation provides for heavy industrial activities requiring large 
properties and water access for materials loading, storage, and 
processing, combined with convenient access for trucks, rail, and port 
berthing facilities. Allowed uses include industrial operations involved in 
the loading/unloading, storing, recycling, and transferring of large 
quantities of dry, liquid, and neo-bulk cargoes; green energy production; 
rail facilities; as well as certain other maritime-oriented activities, 
including passenger vessels, ship repair or construction, and related 
ocean vessel support services. 
 

Development Standards 
Á Maximum intensity: 0.5 FAR 
Á Maximum height: 3 stories for occupied building space; taller 

ancillary structures may be allowed 
 

Public and Quasi-Public Land Uses 
 
The Public and Quasi-Public category refers to uses operated for public 
benefit.  
 

Light Industrial  Incubator 
Overlay 

Industrial ï Port Related 
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Public Facility 

Hospital 

Schools 

Public Facility  
 
The Public Facility category encompasses government, civic, cultural, 
health, and infrastructure uses and activities which contribute to and 
support community needs.  
 

Development Standards 
Á Maximum intensity: 1.0 FAR 
Á Maximum height: 3 stories; higher structure heights permitted 

for facilities within Downtown per the Downtown Precise Plan 
 

Hospital  
 
The Hospital category encourages the concentration of established and 
proposed healthcare facilities and their related uses. Appropriate uses 
include hospitals, large-scale professional offices and clinics offering 
medical, dental, or related services, and ancillary buildings and facilities. 
Hospitals that are part of a master plan may include a signature building 
that exceeds the maximum building height. 

 

Development Standards 
Á Maximum intensity: 2.0 FAR 
Á Maximum height: 5 stories 

 

Schools 
 
The Schools category applies to both public and private educational 
facilities, including elementary schools, middle schools, high schools, 
community colleges, private colleges, and other school-related facilities 
that contribute to and support community education needs and 
objectives. School facilities should reflect the development character and 
intensity of the neighborhoods or centers in which they are located. For 
example, within the cƛǘȅΩǎ ƻƭŘŜǊ ƴŜƛƎƘōƻǊƘƻƻŘǎΣ ǎŎƘƻol buildings should 
be lower scale. Within Downtown or along the corridors, more urban 
forms may be appropriate. 

 

Development Standards 
Á Intensity: Varies 
Á Maximum height: 3 stories 
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Preservation 

Parks 
 
This category applies to open space areas set aside for active and passive 
recreation, including public and private parks of all sizes, sports fields, 
recreational facilities, plazas, and trails. 
 

Open Space Categories 
 
The Open Space categories identify areas devoted to the preservation of 
natural resources and use for outdoor recreation (including areas of 
ƘƛǎǘƻǊƛŎ ŀƴŘ ŎǳƭǘǳǊŀƭ ǾŀƭǳŜύΦ Lƴ ŀŘŘƛǘƛƻƴΣ ƳǳŎƘ ƻŦ wŜŘǿƻƻŘ /ƛǘȅΩǎ ƭŀƴŘ ŀǊŜŀ 
is actually under waterτoccupied by the San Francisco Bay and 
controlled waterways. 
 

Preservation  
 
The Preservation category applies to natural and other areas set aside to 
allow for: 
 

1. The protection and preservation of unique resources in Redwood 
City, including wildlife habitat, creeks, tidal marsh lands, 
protected hillsides, and geological formations. 

2. Opportunities for resource enhancement, including restoration 
of tidal and other wetlands and creeks. 

3. The preservation and management of locally available natural 
resources, including but not limited to timber, marine, wind, 
solar, and other types of resources. 

 
Allowed uses must be complementary to resource preservation, 
enhancement, and management, including low-intensity recreational 
facilities, such as hiking and biking trails and related improvements. 
 

Controlled Waterway 
 

The Controlled Waterway category applies to water features 
located within the Redwood Shores area. These waters are 
separate from the waters of the San Francisco Bay and 
therefore are not subject to tidal influences. Permitted uses 
include boating and fishing, as regulated by other 
government agencies. Property lines or private properties 
that extend into the Redwood Shores lagoon shall have the 
same land use designation as the landward property where 
the main residential structure is located. 
 

Parks 

Controlled Waterway 
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100-year floods have a 1% 
chance of occurring each 
year; 500-year floods have a 
0.2% chance of occurring 
each year. 

San Francisco Bay 
 
The San Francisco Bay category includes all natural water features subject 
to tidal influences, and is established to provide for the use, 
management, and protection of the tidelands and submerged lands of 
San Francisco Bay. Permitted uses include fishing, boating, and similar 
marine-related activities, as regulated by other government agencies. 
 

Areas Subject to Flooding 
 
According to State law as revised in 2007 (AB162), land use elements 
must identify and annually review the areas covered by the General Plan 
that are subject to flooding as identified by floodplain mapping by either 
the Federal Emergency Management Agency (FEMA) or the Department 
of Water Resources (DWR). The Hazards Management Chapter of the 
Public Safety Element further discusses flooding hazards. 
 
FEMA, through the National Flood Insurance Program, produces Flood 
Insurance Rate Maps (FIRM) that identifies properties in different flood 
insurance risk categories. FIRMs indicate areas that are subject to 100-
year and 500-year floods (see Figure BE-7). The areas subject to 100-year 
floods are located nearest to the Bay, northeast of U.S. 101. The city has 
historically experienced mild flooding in the areas near Cordilleras Creek 
(descending from the Santa Cruz Mountains) and in the Friendly Acres 
neighborhood, southeast of Woodside Road. These areas are identified 
in the 500-year floodplain. Portions of Redwood Shores is alsoare located 
in areas projected to be impacted by sea level risethe 500-year 
floodplain. It is anticipated that the current FEMA maps will be replaced 
by new Digital Flood Insurance Rate Map (DFIRM) in 2010. These new 
maps may identify different areas within the planning area that are 
located within floodplains.  
 
Sea levels are projected to increase significantly along the Redwood City 
shoreline and along both sides of Highway 101. Increased sea levels can 
cause bridges and roadways to become impassable, flood control 
infrastructure to not work effectively, and hazardous material facilities to 
increase the risk of accidentally releasing harmful substances. Natural 
systems, such as wetlands and tidal marshes, can be disrupted by higher 
tide levels. During strong storms and king tides, shoreline flooding may 
damage or destroy homes and commercial buildings in low-lying areas in 
eastern Redwood City. Refer to the Safety Element for additional sea 
level rise information. 
DWR has initiated the Awareness Floodplain Mapping project, with the 
goal of identifying all pertinent flood hazard areas in California by 2015 

Flooding concerns are 
discussed in more detail in 
the Hazards Management 
Chapter of the Public Safety 
Element.  

San Francisco Bay 
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for areas that are not mapped under the FEMA National Flood Insurance 
Program and to provide the community and residents with an additional 
tool in understanding potential flood hazards that are currently not 
mapped as a regulated floodplain. The awareness maps identify the 100-
year flood hazard areas using approximate assessment procedures. 
These floodplains are shown simply as flood prone areas without specific 
depths and other flood hazard data. The Awareness Floodplain Maps that 
have been created for the Redwood City area indicate that no Awareness 
Floodplain areas exist within the city as of 2009. However, Awareness 
Floodplain mapping efforts are ongoing. 
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Figure BE-8: Sea Level Rise 
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Figure BE-7: FEMA 
Flood Hazard 
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Sustainable Change 
 
Redwood City residents, businesses, and leaders have worked hard for 
over 150 years to create a great community. They recognize that much of 
wŜŘǿƻƻŘ /ƛǘȅΩǎ ǎǳŎŎŜǎǎ ǊŜǎǳƭǘǎ ŦǊƻƳ ƛǘǎ ŀōƛƭƛǘȅ ǘƻ ŀŘŀǇǘ ǘƻ ŎƘŀƴƎƛƴƎ 
conditions and community needs relative to housing, business activity, 
and community facilities and services. These forces of change affect all 
Bay Area cities, with all working to optimize use of diminishing land and 
other resources as the regional population increases. Unmanaged growth 
can strain infrastructure, parks, water resources, government services, 
and school capacity, and diminish resources in a manner that limits the 
ability of future generations to enjoy the life quality of today. Redwood 
City is committed to being smart and strategic about how it plans to 
accommodate a growing population, and how it will provide the services, 
infrastructure, jobs, and development conditions needed to preserve the 
quality of life in Redwood City.  
 
Smart approaches to managing long-term change include adopting 
policies and practices that sustain environmental, economic, and human 
health conditions for future Redwood City residents. This includes land 
use patterns and development practices that reduce greenhouse gas 
emissions, accommodating uses and development that support local 
power generation and food production, and requiring thoughtful use of 
resources in everyday business operations.  
 
In support of these objectives, the Urban Form and Land Use goals, 
policies, and implementation programs focus new growth into mixed-use 
activity centers and along corridors that are pedestrian friendly, serve as 
centers of community, and easily link to the regional transit system. 
Increased development densities and intensities in the infill areas and 
innovative parking approaches, which will be implemented primarily 
through zoning regulations, will incentivize smart growth.  
 
Sustainable change also means changing the way we construct buildings 
so that they are more energy efficient, less water- and resource-
intensive, easily solar adaptive, and healthier for occupants. This can be 
accomplished most directly through our green building program that 
ǊŜǉǳƛǊŜǎ ƴŜǿ ōǳƛƭŘƛƴƎǎ ǘƻ άōǳƛƭŘ ƎǊŜŜƴΦέ DǊŜŜƴ ōǳƛƭŘƛƴƎ ƛǎ ŀƴ ƛƴǘŜƎǊŀǘŜŘ 
approach to the design, construction, operation, and maintenance of 
buildings to limit a ōǳƛƭŘƛƴƎΩǎ ƛƳǇŀŎǘ ƻƴ ǘƘŜ ŜƴǾƛǊƻƴƳŜƴǘΦ wŜŘǿƻƻŘ /ƛǘȅ 
has adopted a Green Building Ordinance to help the City achieve its 
sustainable objectives. 
 

ñCalifornia must adopt the 
necessary changes that will 

encourage economic growth 
while reducing green house 

gases é [through] é maximum 
building efficiency and 
innovative land use.ò  

 
- Jerry Brown, California 
Attorney General, 2008  
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Finally, sustainable change means consciously thinking about our daily 
activities and the potential impact that we may have on the environment, 
and adjusting our behavior to act in a sustainable way. One of the most 
sustainable ways to act is to walk, bike, or take transit to our destinations, 
rather than driving. The Urban Form and Land Use goals, policies, and 
implementation programs are geared to facilitate increased pedestrian 
access to a variety of destinations. The walkability of destinations such as 
libraries, community centers, grocery stores, parks, and schools is 
ƻǳǘƭƛƴŜŘ ƛƴ ǘƘŜ ά²ŀƭƪƛƴƎ {ƘŜŘέ ƳŀǇ (Figure BE-98). A walking shed (also 
known as a pedshed) shows the area within a comfortable walking 
distance to a particular point of interest. 
 
As indicated in Figure BE-98, Downtown and areas near Downtown hold 
great opportunities for sustainable infill housing development, as a 
plethora of shopping, jobs, parks, and community destinations are 
located all within a short walking distance of these areas. In addition, El 
Camino Real and Woodside Road are well-positioned to facilitate an 
increase in sustainable infill development, with shopping and community 
destinations within walking distance of most locations along these 
corridors. 
 

Jobs:Housing Balance 
 
Today, people across the United States are driving longer distances, to 
more destinations, than we did 30 years ago. Nationally, vehicle trips 
between 1969 and 1990 increased by more than three times the 
population increase, while the average trip distance increased by 9 
percent. Land use policies, which directly influence the distance between 
destinations, accounted for approximately one-third of the increase in 
driving, according to the Urban Land Institute. 
 
In order to help stem this increase in driving and related traffic 
ŎƻƴƎŜǎǘƛƻƴΣ wŜŘǿƻƻŘ /ƛǘȅ ǎŜŜƪǎ ǘƻ ōŜ ŀ άōŀƭŀƴŎŜŘ Ŏommunity.έ ! 
balanced community is one where residents can live, work, socialize, and 
recreate. Not only does this enhance quality of life by providing choices 
and destinations, but it also furthers sustainability goals through the 
availability of shortened commute times and better options for other 
forms of transportation, including public transit, bicycling, and walking. 
In addition, balancing land uses provides the City with the diversification 
to run a successful government, with a diversified tax base and a variety 
of marketable characteristics. 

See the Economic Development 
Chapter for more information 
on balancing land uses and 
economic development 
opportunities.  
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BE-9:  Walking Shed Map 


