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Project Overview 

The City of Millbrae has received a grant to prepare a 

specific plan for its Priority Development Area (PDA), which 
encompasses downtown Millbrae, the El Camino Real 
corridor, and the area surrounding the station. The City is 
simultaneously updating its General Plan, which is the City’s 
overall plan to guide decision-making on a broad range 
of topics including, but not limited, to new development, 
transportation improvements, the provision of public 
facilities and services, open space conservation, and 
greenhouse gas emissions reductions. The City has hired 
a team of expert consultants to assist in the preparation 
of the PDA Specific Plan and General Plan Update. The 
project team planned a workshop series to educate the 
public on the project and encourage public participation 
in the creation of a new downtown specific plan. The input 
received at the workshop will also go into shaping the new 
policies in the updated General Plan. 

WHAT IS A PRIORITY 

DEVELOPMENT AREA?

PDAs are areas that cities and 

counties throughout the Bay 

Area have identified as future 
infill development opportunity 
areas.  These areas typically are 
accessible by transit services 
and near established job 
centers, shopping districts, and 
other services. The regional plan 
for the Bay Area prepared by 
the Metropolitan Transportation 
Commission, entitled Plan Bay 
Area, projects that PDAs will 
collectively accommodate over 
two-thirds of all housing and 
employment growth through 
the year 2040 on less than 5 
percent of the Bay Area’s land.

Introduction

On Tuesday, November 1, 2016, the City of Millbrae hosted a community workshop series 
to create a specific plan for the City’s Priority Development Area (PDA), which includes 
downtown Millbrae, the El Camino Real Corridor, and the area surrounding the BART and 
CalTrain station. The purpose of the workshop series was to inform the community about 
the project objectives, collect information on existing conditions within the project area, 
discuss the community’s vision for the area, and begin to develop a plan to achieve that 
vision. The workshop series took place over a four-day period, with numerous meetings and 
other events scheduled in various places in and around downtown. This summary covers 
the outreach efforts for the workshop series, an explanation of the exercises held during the 
workshops, and feedback gathered from the community. 

Publicity E�orts

During the weeks leading up to the workshop series, the project 
team developed a robust publicity program to spread the word and 
encourage participation. The publicity program included a direct mailer 
postcard, flier, press release, emails to the project listserv, direct calls 
to stakeholders, project website updates, social media posts, and a 
large banner across Broadway. The City also selected a visible location 
on Broadway as the project “headquarters” and set up sandwich 
boards, signs, a parklet, and posters with questions to draw community 
members from the sidewalk. All publicity materials were prepared in 
both English and Chinese.

Direct Mailer Postcard

The project team sent a direct mailer postcard to all of the 
households, property owners, and businesses in Millbrae. The 
postcard included an overview of the project, details about each 
event in the workshop series, a map of the event locations, and a 
link to the project website. The postcards were also available at the 
front counter in City Hall and posted on the project website.

Flier

The project team walked door-to-door to businesses throughout 
the Priority Development Area (PDA) to share information about 
the workshop series, encourage their participation in the events, 
and ask that they post fliers in their window. More than 150 
businesses along Broadway and El Camino Real posted the flier, 
including restaurants, stores, medical offices, churches, banks, and 
governmental agency buildings. 

Media Release

The project team sent the flier to local news outlets including the 
San Mateo Daily Journal, China Press, and San Mateo Daily News 
to increase media coverage. The project team also posted an 
electronic version of the flier on the Millbrae Patch calendar.

Emails to the Project Listserv

The project team sent out emails to the project listserv that 
included links to the flier. As of January 2017, the project listserv 
includes 382 contacts who have attended previous workshops or 
have signed up on the project website (www.Millbrae2040.com) to 
receive emails.

WHAT IS A PARKLET?

A parklet is a sidewalk 
extension that provides 
more space and amenities 
for people using the street. 
Usually parklets are installed 
in parking lanes and take 
up several parking spaces. 
Parklets offer a place to stop, 
sit, and rest while taking in the 
activities of the street. 
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Direct Calls to Stakeholders

Following the first email to the project listserv, the project team 
made phone calls to stakeholders to encourage their attendance at 
the workshop events and to answer any questions. The project team 
sent follow-up messages to all the stakeholders they could not reach 
through direct calls.

Project Website Updates

The project website (www.Millbrae2040.com) was the hub of 
information related to the workshop series, including information 
about the project and the event schedule. After each event, the 
project team uploaded materials from the event (such as PowerPoint 
presentations and worksheets) so community members could 
access the information even if they were unable to attend.

Social Media

The project team also developed engaging social media posts for the 
City of Millbrae Facebook page. The City posted information before 
the workshop series began to notify community members about 
the events, and posted during the charrette to build interest and 
encourage community members to attend the remaining events.

Banner

The project team ordered a 30-foot banner at the intersection of 
Broadway and Hillcrest Boulevard that included the main details of 
the workshop series, including the dates and how to find out more 
information. The text on the banner was in English and Chinese.

General Plan Update Headquarters

The Project Headquarters was located in a vacant storefront at 439 
Broadway, which is in the center of downtown and part of the PDA. 
This location was key to generating interest in the project, enhancing 
accessibility to the events, having a consistent workspace for the 
project team, and promoting an innovative vision for the PDA. During 
the workshop series, the project team increased visibility of the 
General Plan Update Headquarters by setting up sandwich boards 
on the sidewalk that directed people to the storefront. The team also 
set up a large parklet in the parking spaces in front of 439 Broadway 
that had turf, park benches, trees, seats, and tables. The team 
assembled large tables and a tripod with posters that contained 
open-ended questions for passersby to share their ideas, even if 
they were unable to attend the charrette events.

Workshop Events

During the week of the workshop series, the project team planned several events to engage 
the public and collect ideas from the community for the PDA Specific Plan. Over a hundred 
community members participated throughout the week and helped the project team 
develop two preliminary alternative land use and design concepts, described in detail at the 
end of this summary report. 

The following is a summary of the workshop events. 

Day 1: Kick-off Presentation
The project team kicked off the workshop series on November 1, 
2016, at the Chetcuti Room with a presentation to the community. 
The presentation included: 

• an overview of the project, 

• a summary of the outreach and project milestones completed to 
date, 

• an initial site assessment of the PDA, 

• a description of market conditions in Millbrae, and

• an overview of the workshop series and forthcoming activities. 

During this session, the project team answered questions and 
concerns that community members had about the workshop series 
and PDA Specific Plan. More than 60 community members attended 
this first workshop.
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Day 2 (Morning): Walking Tour of Project Area

On the morning of Wednesday, November 2, 2016, the project 
team conducted a walking tour of the PDA. About 40 community 
members participated in the tour. Starting and finishing at the 
project headquarters at 439 Broadway, participants toured the 
downtown, station area, and El Camino Real corridor. The project 
team encouraged participants to examine positive and negative 
attributes of the area. Specifically, participants were asked to 
identify and observe places that fell into three categories: 

1. Spaces that are successful and contribute to a positive 
experience, 

2. Spaces that are problematic from a connectivity and 
safety perspective, and 

3. Opportunities for improvements and infill development. 

Participants were given clipboards with a map of the area showing the walking tour 
route and worksheets to note their observations. They were also encouraged to take 
photographs to support their observations. The following are issues and observations that 
community members noted during the walking tour:

Under the category of successful places and 
contributing uses, participants identified the 
following places:

• Central Broadway between Taylor and La 
Cruz

• New condominiums at Chadbourn and El 
Camino Real 

• Old theatre sign as a “Gateway” element
• “Parklets” at Millbrae Square
• Breezeway at Millbrae Square for connectivity 

with City Hall

Under the category of opportunity sites, 
participants identified the following places:

• Frontage streets

• Activating alleys for public space

Under the category of places with safety and 
connectivity concerns, participants identified the 
following issues:

• Sidewalk conditions
• Inappropriate and inconsistent species of 

street trees

• Function of frontage streets
• Several crossings on El Camino Real, including:
• Millbrae Avenue
• Victoria, Taylor, La Cruz, Hillcrest
• Chadbourn Street
• Direct and safe access to BART for bicyclists 

and pedestrians 

These observations were critical in understanding the 

issues and opportunities within the PDA as well as 

presenting ideas for change.
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Day 2 (Evening): Visioning Session

The visioning session was held at 439 Broadway in the evening on the same day as the walking tour. 
Approximately 50 people attended. The goal of this session was to encourage the community to visualize and 
articulate the changes they would like to see in the PDA. The session was organized around two exercises. 
The first exercise focused on describing an ideal experience in the PDA. The second activity was a visual 
preference exercise in which community members identified select images of design ideas that they would 
like to see implemented within the PDA. 

Ideal Transportation:

• A street and sidewalk designed for age 
groups 8 to 80 years old

• Parking provision balanced with growth
• More spacious pedestrian 

environment on Broadway
• Shuttle or feeder transit to BART
• Safer walkways/crosswalks
• Improved crossings along El Camino 

Real
• Safe and direct access to BART
• Transit-only lane along El Camino Real
• Improved bikeways and bike parking in 

the PDA

Ideal Land Use:

• Better (“healthy”) mix of shopping
• Shopping as an entertaining and social 

experience
• Expanded restaurant choices
• Office spaces in the downtown
• Hotels near BART
• Cultural amenities (e.g., performing 

arts, community theatre, recreation 
center, music clubs/pop-up music 
events)

Ideal Public Space:

• Public plaza/park in the downtown 
• Consistent tree canopy across the 

streets

• Better sidewalks and outdoor cafes
• Public art
• Outdoor chess/checkers, table tennis 

for youth
• Closing off Broadway once/month
• Night street market
• Pop-up music
• Events for business travelers
• Block parties
• Free wi-fi 
• Electric bike share

Exercise #1: Ideal Transportation Scenarios in Downtown

For the first exercise, participants were divided into 
groups of seven. One member of the project team 
was assigned to each table as moderator and a 
participant at each table took notes and presented 
their table’s findings to the rest of the group at the 
end of the session. Participants were given three 
scenarios and asked to imagine their ideal commuting 
experience in the PDA. The scenarios were:

1. You are on your way to work on a Tuesday 
morning.

2. You are going out for dinner or entertainment 
on a Thursday evening either in the downtown 
or on El Camino Real.

3. You are making a shopping trip on a Saturday 
morning.

All tables were given the same three scenarios; 
each table received a different mode of 
transportation (automobile, transit, walking, or 
biking) for a total of nine scenarios. Each table was 
given one hour to discuss the scenarios and 15 
minutes to prepare a summary. Afterwards, each 
table was given three minutes to report back to 
the entire group. 

The outcome of this exercise was divided into two 
main categories: visions for ideal transportation 
and visions for ideal land uses. The next step is 
for the consultant team to consider the input 
received at the workshop series and develop 
two refined land use concepts and visions for 
ideal public space. The following are the visions 
summarized in each category.
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Exercise #2: Visual Preference Survey

Participants also participated in a “dot” exercise in which they were given 
red and green sticky dots to place on images of potential designs for the 
PDA. The green dots were used for images participants would like to see 
replicated in the PDA and red dots were for images they did not like. 
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THE GAME 

BOARD:

All teams were 
given a scaled 

aerial plan of 

the PDA study 
area. Listed on 
the board are 

the factors that 

all teams were 
required to cover 
in their concepts 

analysis: 
safety and 

connectivity, the 
RHNA housing 
requirement, 
public realm 
improvements, 
economic vitality, 
opportunities for 
infill and revenue 
impacts.

Day 3: Concepts Exploration Session with the Community

On Thursday, November 3, 2016, the third day of the workshop series, the project team held a Concepts 
Exploration Session at 439 Broadway. Nearly 40 community members attended. The session started 
with a summary of the visioning session held the day before, and was followed by a primer on land 
development economics/financial feasibility. The project team then introduced the evening’s exercise, a 
“board game” in which each team would be given an aerial plan of the PDA study area (the “game board”) 
and asked to create a conceptual land use plan using “game cards” marked with specific land use colors 
and areas, street scape elements, symbols related to pedestrian safety, and special land uses. The cards 
were also marked with a plus or minus sign to indicate land uses or infrastructure improvements where 
capital investment is required from the City or land uses that could bring economic growth. For example, 
the “½ Acre Park” card has a minus sign because it requires a capital investment from the city and will not 
produce  any revenue.

Each team had two hours to work out the concept plans and five minutes to report back. The participants 
were divided into six teams, and with the help of the project team as facilitators, each team worked 
towards coming up with a conceptual land use plan. Each team presented its design at the end of the 
group planning time. The following are images of the outcomes of this session.
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THE GAME CARDS

Public Realm Improvement 

These cards are represented 
using streetscape elements 
like bike paths, pedestrian 
infrastructure, and street trees. 
They are marked with a “minus” 
sign, indicating no revenue gain 

for the City. 

 Residential Land Use  

These cards are represented by 
one-acre and half-acre shapes 
with each card having a density 
of thirty-six units per acre. Each 
card is marked with a “plus” sign 
indicating revenue gain for the 
City.  

 Retail/ Commercial 

These cards are represented 
with one-acre and half-acre 
shapes and is marked with a 
“plus” sign indicating revenue 
gain for the City.

 Parking 

These cards are represented 
with one-acre and half-acre 
shapes and are marked with 
a “minus” sign, indicating no 
revenue gain for the City.

 Park and Open Space  

These cards are represented 
with one-acre and half-acre 
shapes and are marked with 
a “minus” sign, indicating no 
revenue gain for the City.

Wild Cards – These cards are used 

for specific land use suggestions 
that were not represented by the 
other cards. Community members 
used these cards to recommend 
extension of the City library, and 
install “sky bridges” and public 
restrooms. 

Special Land Uses – These cards 

are represented using hotel, office, 
landmark, restaurant, commercial, 
and convention icons. They can 

be used alone or coupled with 
the residential or retail land use 
cards to represent mixed-use 
developments. 
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Possible Land Use Scenarios 

The project team took the six land use concepts created during the Concepts Exploration Session and 
distilled them into two land use scenarios. 

Workshop Outcome: Concept 1 Workshop Outcome: Concept 2
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Day 4: Final Presentation

The project team made the final presentation on Monday, November 7, 2016, in the Chetcuti Room at 
a meeting hosted by the Planning Commission. Nearly 80 people attended. The project team brought 
together the six design concepts developed by the public and shaped them into two preliminary land use 
concepts intended to reflect the input from the community. The project team provided a summary of the 
various events and community input received, and presented the preliminary land use concepts to the 
community and City officials as a conclusion to the workshop series. 

Other Meetings 

Peninsula Chinese Business Association (PCBA) Meeting

On Wednesday, November 2, 2016, the project team met with members of the Peninsula Chinese Business 
Association (PCBA). The purpose of the meeting was for the project team to learn about the PCBA and 
Chinese business owners’ perspectives on business in Millbrae. The main topics of discussion were issues and 
opportunities in downtown and the El Camino Real corridor, community relations, and the business climate.

City Committee Meetings

On Friday, November 4, 2016, the project team held meetings with Millbrae’s Senior Advisory Committee, 
Economic Vitality Committee, and Community Enhancement Committee. The purpose of these meetings was 
to review the outcome of the workshop series, solicit feedback on the vision, and analyze the PDA planning 
and design alternatives for the PDA. 

Question Poster and Comment Cards 

In addition to gathering community  feedback from workshops and meetings, the project team posed daily 
questions about the PDA on a poster outside of the workshop headquarters and encouraged the public to 
write their responses on the poster or on comment cards. Members of the public and passerbys responded 
to questions about their ideas for the future of the PDA, issues they observed in the downtown area, and 
things that they admired about Millbrae. The public comments can be found in the appendix at the end of 
this report. 
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Day 4: Final Presentation

The project team made the final presentation on Monday, November 7, 2016, in the Chetcuti Room at a 
meeting hosted by the Planning Commission. Nearly 80 people attended. The project team brought together 
the six design concepts developed by the public and shaped them into two preliminary land use concepts 
intended to reflect the input from the community. The project team provided a summary of the various 
events and community input received, and presented the preliminary land use concepts to the community 
and City officials as a conclusion to the workshop series. 
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