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This memo provides an overview and summary of some of the key issues that will need to be addressed
during preparation of the PA-1 Specific Plan. In order to gather public input on these key issues, the
project team conducted a public workshop in the Community Center on April 17, 2017. The purpose of
the public workshop was to introduce the project to the community, and receive community feedback
on key issues and challenges associated with Priority Area 1.

FRAMING THE ISSUES
The Brentwood General Plan establishes 14 guiding principles for future growth and development within
Priority Area 1. These include:
1. PA-1 shall be predominantly developed with a mixture of uses that generate jobs, including
but not limited to regional commercial, general commercial, professional office, business
park, and light industrial. Approximately 80% of the net developable acreage of lands within
PA-1 that are designated Mixed Use Pedestrian Transit should be dedicated for these types
of uses.
2. The State Route 4 interchange at Lone Tree Way should be utilized to provide an optimal
mix of jobs-generating uses.
3. Lands within PA-1 adjacent and in close proximity to SR 4 and the SR 4 interchange shall be
reserved exclusively for jobs-generating and commercial uses. Residential uses may be
allowed adjacent to and in close proximity to SR 4 if such residential uses are directly
incorporated into commercial and/or business park development projects as vertical mixeduse residences (i.e., residential over retail or office space).
4. Land use plans for this area should contemplate a future transit facility that could
accommodate a future eBART station and/or park-and-ride facility, but the land use plan
should be valid and beneficial to the City and the area if an eBART station does not
materialize.
5. Opportunities for mixed-use buildings, including flex live/work space, transit-oriented
development, and emerging business flex space should be provided.
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6. Exclusive residential uses within PA-1 should not exceed 20% of the net developable acreage
of all MUPT parcels within the PA.
7. Commercial, office, and business park projects within PA-1 are encouraged to include and
incorporate vertical mixed residential uses. Commercial, office, and business park projects
that incorporate residential uses on the second and third stories shall not be counted
towards the 20% maximum residential allocation on MUPT parcels within PA-1.
8. Encourage a mix of land uses, including jobs-generating uses and residential uses, to be
distributed throughout PA-1, and discourage large concentrations of residential-only uses.
9. The development of a large-scale (i.e., 30-60 acre) regional commercial development within
PA-1 is strongly encouraged, and should be considered as development applications within
PA-1 are received and processed.
10. Residential uses within PA-1 should be designed to complement the predominant jobsgenerating and commercial land uses, and should occur at the medium, high, and very high
density levels. Densities should generally increase and transition from the medium density
range in the south to the higher-density ranges in the northern area of PA-1.
11. Increases in residential densities within PA-1 may be granted by the City if the developer or
project applicant provides the City with significant infrastructure improvements or other
concessions that provide a community benefit (i.e., school sites, park lands in excess of
minimum requirements, or utility infrastructure that exceeds the demand of the proposed
project).
12. Residential density bonuses may be granted if commercial and/or office/business park uses
are provided on-site within a residential development project.
13. Planning for this PA shall include areas of open space, green space connectivity,
optimization and protection of creek corridors, an integrated network of trails and open
space connections, and appropriate trails and circulation connectivity with areas
surrounding the PA. Residential development that results in isolated or stand-alone
neighborhoods from the rest of PA-1 or surrounding Brentwood neighborhoods shall be
discouraged.
14. Planning for future development within PA-1 should include a collaborative effort between
the City and property owners within PA-1 in order to craft a future development plan that
provides for a balanced mix of land uses, infrastructure, and public open space within PA-1.
The majority of land within Priority Area 1 (approximately 249 acres) is designated Mixed Use Pedestrian
Transit (MUPT) by the General Plan Land Use Map. The General Plan defines the MUPT land use
designation as follows:
Mixed Use Pedestrian Transit (MUPT) – The MUPT designation identifies an area which,
because of its strategic location, access, and visibility to SR 4, shall be developed predominately
with jobs-generating and commercial uses. This designation is intended to provide high-quality
jobs in office, professional, research and technology, and light industry sectors, and to allow
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commercial uses with a regional focus. This area is envisioned to be served by mass transit (i.e.,
eBART) or located at or near a destination point with a regular bus route. Other uses may include
integrated medium to very high density residential development and amenities, including
services, restaurants, and recreation opportunities, in a pedestrian-friendly environment. Multifamily housing units will be allowed at a density of 5.1 to 30.0 units per acre, in accordance with
the policy direction provided by Priority Area 1 (there is no applicable mid-range density for this
designation).
The figure on the following page shows the General Plan land use designations for Priority Area 1.

Lone Tree Way

hl's
Ko

GC

Brentwood Station

ve
Dri

RC

SPF

RC

za D
Lon e Tre e Pla

R-HD

Shady Willow Lane

Jeffery Way

SungroveWay

Lone Tree Plaza

r

MUPT

R-MD
PD
Aq
ue
du
ct
Heidorn Ranch Road

Amber Lane

SCH

R-VHD

P

PF
Mokelumne Trail

Grant Street

Minnesota Avenue

Tremont Court

V
U

Great Falls Drive

4

MUPT

Capital Drive

Mojave Drive
Tamalpais Ave

R-MD
P

P

Empire Avenue

Apricot Way

Cornell Drive

R-LD

ad
Sh

City of Antioch
City of Brentwood

MUPT
y

P

W
ow
ill

P

ne
La

Old Sand Creek Road

R-MD
k
Cree
Sand

P
P-OS

Streets of Brentwood

RC

RC
R-LD

R-HD

Legend
Priority Area 1 Boundary
P - Park

P-OS - Permanent Open Space
GC - General Commercial

RC - Regional Commercial

PD - Planned Development
PF - Public Facility

SPF - Semi-Public Facility

General
Acres
Plan
w ithin the
Designation
BPA-1

R-LD - Residential-Low Density

MUPT
P

5.23

R-HD - Residential-High Density

PD

23.07

PF

0.99

R-MD - Residential-Medium Density
R-VHD - Residential-Very High Density
MUPT - Mixed Use Pedestrian Transit
SCH - School

Sources: City of Brentwood parcels, 11/9/2016; DMS parcel version 170425;
Brentwood General Plan 2014; OpenStreets. Map date: April 25, 2017.

256.58

R-VHD

8.98

RC

63.24

SPF

16.83

TOTAL

374.92

PRIORITY AREA 1 SPECIFIC PLAN

General Plan Land Use
Designations

³

0

250

Feet
1:10,000

500

Subject: Priority Area 1- Key Planning Issues and Public Workshop Summary
Date:
April 26, 2017
Page:
5 of 22

Key Issues to Consider as the Priority Area 1 Specific Plan is Developed
1. Jobs Generation. One of the primary General Plan goals for the future development of Priority
Area 1 is the establishment of a high-quality jobs center.
•

Brentwood’s economy is relatively modest, employing approximately 12,400 workers,
and generating $1.2 billion annually in economic output. The economy is predominately
local serving, with retail trade responsible for the largest share of employment,
comprising 18% of all jobs. Other major industry sectors include hospitality,
construction, healthcare, and government. Combined, these five sectors account for
71% of the city’s total jobs.

•

Approximately 71% of employed Brentwood residents commute to jobs outside of the
city.

•

As of 2014, the City had a jobs-to-housing ratio of 0.7:1, meaning that there are 0.7 jobs
for every housing unit in the city. A healthy jobs-to-housing ratio is generally 1:1,
indicating that housing growth in Brentwood has outpaced job growth.

•

The City’s current population is approximately 58,784. Upon full buildout of the General
Plan, the population is projected to increase to 80,917. Therefore, the City is
approximately 73% of the way to full population buildout.

•

Conversely, there are currently approximately 12,400 jobs in Brentwood. Upon full
buildout of the General Plan, the total number of jobs in Brentwood is projected to
increase to 33,748. Therefore, the City is approximately 37% of the way to full jobs
buildout.

2. Transit Station and/or eBART. Priority Area 1 should consider plans to accommodate a transit
station, which may eventually become the location for a future eBART station.
•

eBART is a light rail system that would connect to areas already served by BART.

•

In a 2014 study titled: eBART Next Segment Study, Bay Area Rapid Transit identified four
potential eBART station locations in Brentwood. The Mokelumne Trail location and the
Sand Creek location were found to have the highest potential for station location, based
on adopted land use plans.
i. Lone Tree Way and SR 4 (at the northern edge of PA-1, at the border between
Brentwood and Antioch)
ii. Mokelumne Trail and SR 4 (in the approximate center of PA-1)
iii. Sand Creek Road and SR 4 (just to the south of PA-1)
iv. Balfour Road and SR 4 (in the southern end of Brentwood, well south of PA-1)

•

The General Plan provides guidance that land use plans for this area should contemplate
a future transit facility that could accommodate a future eBART station and/or park-
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and-ride facility, but the land use plan should be valid and beneficial to the city and the
area if an eBART station does not materialize.
•

For planning purposes, it should be assumed that approximately 10 acres of land
adjoining SR 4 would be required to accommodate a future eBART station.

•

BART’s policies regarding decision making for system expansions include the evaluation
of several metrics, including residential densities around station locations, number of
housing units around station locations, and employment concentrations around station
locations.

3. Residential Density Planning in PA-1. The General Plan directs that the majority of lands within
PA-1 be dedicated to primarily high-quality jobs-generating uses. However, in order to craft a
plan that would facilitate the potential expansion of light rail to PA-1, the City must also plan for
residential density levels that would be supportive of a transit center.
•

At the low end, the City should assume that 3,000 housing units must be located within
½ mile of a future eBART station located within PA-1. It should be noted that not all of
these units would necessarily be developed within PA-1 itself, as the boundaries of the
½ mile radius extend beyond the plan area in some cases.

•

There are currently approximately 1,000 housing units within a ½-mile radius of the
potential Mokelumne Trail/SR 4 station location.

•

The City may need to consider residential density levels of 30 units/acre or more within
PA-1 in order to provide adequate densities and housing units to support eBART, while
still setting aside adequate land to develop employment centers within PA-1.
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FEEDBACK FROM THE PA-1 SPECIFIC PLAN PUBLIC
WORKSHOP
On April 17, 2017 the project team hosted a public workshop to
receive input on key priorities for the PA-1 Specific Plan.
Approximately 30 members of the public attended the workshop.
Following a presentation from the consultant team, which
provided an overview of the Specific Plan preparation process and
key issues to address in the PA-1 Specific Plan, the public was
asked to provide input on a variety of topics. The feedback
received from the public is summarized below.

Development Types
The public was asked: “What type of development would you like to see in PA-1?” Responses were provided on
post-it notes.
A wide range of input was received regarding the types of development that should occur within PA-1. Responses
included: office/business parks, light industrial, commercial and retail centers, manufacturing, biotech, research
and development, hotel/motel, and a wide range of suggestions for housing types - ranging from single-family
residential to very-high density residential. The full list of responses received to this question is provided at the
end of this memo in Appendix A.

Job Industries
The public was asked: “What types of jobs and industries should the City attempt to attract to PA-1?” Responses
were provided on post-it notes.
Some of the most prevalent responses included: medical offices/healthcare, high tech, biotech/research, light
industrial, and manufacturing. The full list of responses received to this question is provided at the end of this
memo in Appendix A.

Transit
The public was asked: “What are your transit and transportation priorities for PA-1? Is eBART desirable? Should
other transportation options be emphasized?” Responses were provided on post-it notes.
The vast majority of responses were supportive of eBART. Other responses noted the need to plan for ride sharing
programs, bus services, and park and ride facilities. Some comments noted the importance of setting land aside
for a future eBART station, with plans to make interim use of the land for park and ride, bus stops, etc. The full list
of responses received to this question is provided at the end of this memo in Appendix A.
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Residential Density Survey
The public was provided information and an
overview regarding residential development
densities. Sample graphics were provided that
depicted density levels, and sample images of
existing development projects throughout the
state and region were shown at various
residential density levels.
Two distinct questions were posed to the public:
1.

What level of residential density is most
desirable within PA-1?

2.

What is the highest (maximum)
residential density level that the City should consider for PA-1?

Workshop participants were provided photo samples depicting existing development projects in the region at the
following residential densities:
•

10-19 dwelling units/acre (du/ac)

•

20-29 du/ac

•

30-39 du/ac

•

40-49 du/ac

•

50+ du/ac

In terms of which residential density levels were most desirable for PA-1, the two most common responses were
10-19 du/ac and 20-29 du/ac (8 votes each), followed by 40-49 du/ac (7 votes). The least common response was
50+ du/ac (1 vote).
In terms of which residential densities should be the highest considered for PA-1, the most common response was
20-29 du/ac (9 votes), followed by 30-39 du/ac and 40-49 du/ac (7 votes each). There were no votes for 10-19
du/ac being the highest density level that should be considered.
The voting board, along with a full tabulation of the voting results, is provided on the following page.

10-19 DU/AC
Most desirable
density for PA-1



BRENTWOOD, CA

ANAHEIM, CA

OAKLEY, CA

NEWARK, CA

Maximum recommended
density for PA-1



MOUNTAIN VIEW, CA

20-29 DU/AC
Most desirable
density for PA-1



BRENTWOOD, CA

BRENTWOOD, CA

BRENTWOOD, CA

DUBLIN, CA

HAYWARD, CA

Maximum recommended
density for PA-1



HAYWARD, CA

30-39 DU/AC

LIVERMORE, CA

SUNNYVALE, CA

VENTURA, CA

SAN LUIS OBISPO, CA

Most desirable
density for PA-1

Maximum recommended
density for PA-1





Most desirable
density for PA-1

Maximum recommended
density for PA-1

VENTURA, CA

40-49 DU/AC


MENLO PARK, CA

ORANGE, CA

PLAYA VISTA, CA

HUNTINGTON BEACH, CA



MENLO PARK, CA

50+ DU/AC
Most desirable
density for PA-1

Avalon Walnut Creek at Contra Costa
Center Transit Village (#4 to the left)



WALNUT CREEK, CA

WALNUT CREEK, CA

WALNUT CREEK, CA

SAN JOSE, CA

ANAHEIM, CA

TEMPE, AZ

Maximum recommended
density for PA-1
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Mapping Activity
Working in groups of approximately 4-8 people per group, workshop participants were provided with a map of PA1 and given the following instructions:
Using the color markers, identify which land use types should occur on each parcel within the Specific Plan
area. Please use each color at least once on your map.
Brown - High Density Housing (example: multi-story apartment buildings)
Orange - Medium Density Housing (example: low-rise apartments, condos, or very small lot single-family
homes)
Blue - Jobs centers (example: business parks or manufacturing centers)
Red - Retail/Commercial centers (example: shopping centers, entertainment venues, restaurants, etc.)
Black - Mixed Use Development (example: ground-floor retail or offices with apartments above)
The maps created by each group at the workshop are shown on the following pages.
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APPENDIX A
Public Workshop Post-It Note Responses
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PRIORITY AREA 1 SPECIFIC PLAN
Public Visioning Workshop #1 – April 17, 2017
Development Types, Transit, and Job Industries Activity
Development Types

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Duet type housing, 2-story connected housing
Hotel/motel preferred to east of SR 4
High density
Loft type housing
Business shops, restaurants below
Housing types: medium to high density homes, 3-4 stories high, 40 units per acre
Professional and semi-professional office parks
Biotechnology labs
Research enterprises
Business planning enterprises
“Gateway”
Health care
High density, 40-49 du/ac
Office parks
Tech center
Hotels
Manufacturing centers
If transit like eBART becomes a reality – housing is needed – some 2-story apartments nearby.
However, office parks, hotel, retail centers, conference center – to create jobs are priorities.
Attract more retail, especially like Nordstrom Rack.
Housing: low-rise condos, medium income
Retail/residential complex around commercial centers
Along with eBART – higher density housing, multiple story, mixed use
retail/manufacturing/housing, office parks, R&D facilities
Medium to high density housing
Office park – tech and business
Manufacturing
Park/resort hotel
Light industrial
Mixed-use commercial on bottom, condos on top
Agritourism
Condos, apartments
Office parks
Commercial
High density apartments/single workers close to transit
Multi-story starter condos for young married couples
No residential only project (high density as part of non-residential ok)
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•
•
•
•
•
•
•
•
•
•

Office business park
Commercial/retail
Townhouses – 20+ du/ac for transit ridership, senior residents, reduced car use, 1st time owners
Estate housing, high end multi-family
Two-story townhouses
Some single-family
Some small commercial
Office parks, commercial and retail
4-story apartments
R&D, light industrial with office park

Transit

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

eBART – yes
Bus service
City supported ride sharing programs
Yes on eBART or light rail
Layout park and ride lot with space reserved for station footprint. eBART highly desirable.
Jobs - try for primary economic activity i.e., non-services offices
Housing – market-rate multi-family, medium to high density
eBART
Other regional transit (Tri-Delta Transit)
Self-driving pods
Electrical car hub
eBART station ASAP
Yes to eBART, although we need local jobs. Transportation is a must.
eBART
eBART is wanted as we were promised this. If no eBART, perhaps a park and ride to eBART in
Antioch
eBART, preferably BART
eBART appropriate for Brentwood ridership
What is better than BART? So far not impressed but need public transport.
Bus stops, possible BART station
eBART
eBART
eBART/BART
eBART
more bus service to existing eBART and BART
eBART
Transit-supportive development: dense housing, non-retail jobs, green jobs
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Job Industries

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Medical office
Jobs – high tech, research (R&D), medical laboratory
Any high tech or medical development
Jobs – high tech, retail
Should get a variety of jobs but more tech related jobs, professional jobs, not just low paying
jobs
Tech industry, business support center, light industry
Dot com businesses
Medical office
Business office
Retail/commercial
High tech
High tech, biotech, telemedicine, green technology
Manufacturing – medical, small manufacturing, dental, eye wear
Training facilities
Office parks
Restaurants/food industry
“Bishop Ranch”
Medical
Bioresearch
Business research
Financial institutions
High tech
Biomedical
Light/medium manufacturing
High tech
Back office high tech
Innovation centers
Insurances
Financial companies
Security
Commercial uses
Medical practices
Light industrial – cabinet shops, people that make things, services
Retail
Machine shops
Drawn to infrastructure type businesses
High tech
Manufacturing
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•
•
•
•
•

Healthcare
ICT
Jobs with sustainable wages
Warehousing
Transportation logistics

