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Redwood City:  The 
Downtown Precise 
Plan



2

Overview of Presentation

Context/Background

Vision & Policies

Actions

Reactions & Most 
Frequent Questions
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Community input started 
in the late 1990s. Plan 
was adopted in 2011.

Little economic activity 
in Downtown for 

decades

Lagging housing 
production throughout 

the Bay Area

RHNA & SB375 began 
shape regional housing 

policy

KEY BACKGROUND INFO
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Citywide Housing Production
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Historical Downtown Housing Numbers



6 666 6

How did it all come 
together?
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Public Investment
Show that the City is 
committed to an area

Adopt a “Precise” Plan
Create certainty for 

community and 
developers

Be Committed
A plan is what you’re 

planning to do

Listen 
OK to tweak plan 
based on market 
conditions, legal 

changes and 
community concern

KEY STEPS TO SPECIFIC PLAN SUCCESS



8PUBLIC INVESTMENT:  COURTHOUSE SQUARE



9PUBLIC INVESTMENT:  COURTHOUSE SQUARE 



10PUBLIC INVESTMENT:  THEATRE WAY
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1ADOPT A “PRECISE” PLAN: DTPP HAS 100s of STANDARDS &  GUIDELINES



CEQA REVIEW WITH USE “CAPS”, RATHER THAN SITE BY SITE CEQA
1
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Programmatic EIR
But studied down to the 

project level.  Future 
developments covered 

by EIR

Residential Cap
Allows 2,500 

residential units to be 
constructed

Commercial Cap
Up to 500,000 sq. ft. of 

new office space

Retail & Hotel Cap
Up to 100,000 sq. ft. of 

new retail space
200 Hotel Rooms
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Key Standard: Building Height

1
3ADOPT A “PRECISE” PLAN



14STEP 2:  ADOPT A “PRECISE” PLAN
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Key Standard:  Use Regulations

1
6PRIMARILY FORM BASED STANDARDS
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Key Standard:  Parking Regulations

1
8
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Residential
1 space per 1 BR

1.5 spaces per 2 BR

Commercial
1 space for 300 sf
Min. 70% onsite

Shared Parking
Public able to use 

commercial parking on 
nights/weekends

Drive Alone-Rates
Many tech companies 

at 40% drive-alone rate

PARKING:  BE REALISTIC, BUT DON’T INDUCE DEMAND



20PARKING:  BE REALISTIC, BUT DON’T INDUCE DEMAND
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Raintree Partners
201 Marshall Street
116 units
Zoning: Downtown Precise Plan
Status: Fully Leased
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Indigo
469 units
Zoning: Downtown Precise Plan
Status: Under Construction
Expected Completion: Mid 2016

23



601 Main Street
196 units
Zoning: Downtown Precise Plan
Status: Under Construction
Expected Completion: Mid 2016
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25DOWNTOWN:  OVER 2000 UNITS PROPOSED, APPROVED OR CONSTRUCTED
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But what about 
affordable housing?

FAQ



What changed? (2011-2015)
State assisted affordable housing 

era became the local “Self-Help” era

Redevelopment
Would have required 
15% affordability and 

20% tax increment

Palmer Case
Would have allowed 

for inclusionary 
housing policy

FAQ
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PartnershipRWC
Projected to result 
in $5-$7 Million in 

Housing Impact 
Fees 

Recent a DTPP adjustments to 
support affordable housing

Affordable Projects
Up to 157 

affordable units 
under consideration

Cap Carve-Out
Minimum 375 units 
constructed under 

plan will be 
affordable

FAQ
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What about other 
community benefits?

FAQ
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Public Parking
Results in increase 

in both evening and 
day time parking at 

no cost to City

Land values would have not 
supported extensive community 

benefits at time of adoption.

Parks Fees
City has collected 

about $20 million in 
parks fees

PartnershipRWC
Adopted extensive 

community benefits 
framework in 2015

FAQ
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How do you stay 
committed during 
times of change?

FAQ



FOCUS ON FOUR “TYPES” OF CRITICISM 32
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POLICY
Hard to get 100% 

consensus on any land-
use policy. Make minor 
adjustments based on 

feedback.

PROCESS
Make it a continuous, 
two-way conversation.  

Over communicate.

DATA
Continue to update 
data, and make it 

public. Tweak plan 
based on info.

PEOPLE
Make sure staff is open 

to all opinions and 
treats everyone with 

respect.
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Questions?

Contact:  aaknin@redwoodcity.org

mailto:aaknin@redwoodcity.org
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