
	

	

MEMORANDUM	
July	20,	2017	

TO:	 Priority	Area	1	(PA-1)	Specific	Plan	Working	Group	Members		

FROM:	 Ben	Ritchie,	De	Novo	Planning	Group	
	
SUBJECT:	 PA-1	Working	Group	Meeting	#4	

DATE:	 	 July	20,	2017	

	

This	memo	provides	an	overview	and	summary	of	the	issues	and	topics	that	will	be	discussed	during	the	
4th	Working	Group	meeting	on	July	27,	2017.			

The	July	27th	meeting	will	 include	a	discussion	on	economic	development	considerations	for	the	region	
as	 a	 whole,	 and	 Brentwood	 and	 PA-1	 more	 specifically.	 	 Following	 the	 economic	 development	
discussion,	the	Working	Group	will	receive	a	brief	summary	of	the	Land	Use	Maps	that	were	developed	
at	the	June	22nd	meeting,	and	the	potential	growth	levels	that	could	occur	under	each	map	scenario.			

The	following	information	is	intended	to	spur	discussion	among	Working	Group	members.			

REGIONAL	ECONOMIC	DEVELOPMENT	TRENDS	

What	 follows	 is	 a	 generalized	 description	 of	 the	 economic	 development	 environment	 in	 the	 San	
Francisco	Bay	Area.		Bay	Area	economic	growth	is	being	driven	by	knowledge-based	industries	that	are	
rooted	in	established	urban	centers.		San	Francisco	and	Silicon	Valley	are	two	key	locations.		Businesses	
in	 these	 sectors	have	established	a	pattern	of	 growing	 in	 these	 locations,	where	 they	 can	have	 ready	
access	to	a	talented	labor	pool,	financiers,	and	service	and	supplier	companies.		The	nature	of	the	work	
in	 the	 high-growth	 industries	 requires	 a	 highly-educated	 labor	 force,	 which	 is	 increasingly	 associated	
with	the	growing	“Millennial”	cohort	of	workers.			

These	 factors	 mentioned	 previously	 have	 led	 to	 a	 reversal	 of	 the	 historic	 approach	 to	 economic	
development,	 which	 focused	 on	 luring	 companies	 by	 providing	 incentives	 related	 to	 production	 cost	
factors	(i.e.,	tax	rebates,	 land	write-downs,	reductions	of	development	fees,	etc.)	and	appealing	to	the	
lifestyle	 preferences	 from	 senior	 company	 decision-makers.	 	 In	 the	 old	 approach,	 businesses	 decided	
where	 they	 wanted	 to	 establish	 operations,	 and	 the	 workforce	 relocated	 to	 where	 the	 jobs	 were	
available.	

In	the	contemporary	economic	development	environment,	competition	for	a	talented	labor	force	is	so	
high	that	businesses	now	seek	to	establish	operations	in	the	locations	where	their	labor	force	prefers	to	
live.	 	 This	 includes	 communities	with	 perceived	 high	 quality	 of	 life,	 such	 as	 access	 to	 entertainment,	
recreation,	 and	 cultural	 activities.	 	 In	 addition,	 the	Millennial	workforce	 in	 particular	 is	 known	 for	 an	
attraction	 to	 locations	 that	 are	 urban,	 walkable,	 and	 bikeable.	 	 Access	 to	 quality	 schools	 is	 still	
considered	 an	 important	 factor;	 however,	 recognizing	 that	 many	 Millennial	 generation	 workers	 are	
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either	 not	 yet	 of	 child	 rearing	 age	 and/or	 are	 delaying	 having	 children,	 this	 creates	 opportunities	 for	
communities	not	known	for	excellent	schools	to	also	compete.		

Business	space	is	in	high	demand	and	there	is	a	limited	supply	in	areas	that	meet	these	criteria,	including	
Silicon	 Valley	 and	 San	 Francisco,	 causing	 business	 lease	 rates	 to	 rise	 dramatically.	 	 This	 has	 caused	
spillover	of	demand	 into	 secondary	markets,	 such	as	 the	 inner	East	Bay,	 the	 I-580	Corridor,	 the	 I-680	
Corridor,	and	the	North	Bay.		These	markets	also	host	significant	concentrations	of	companies	and	jobs	
in	 the	growing	economic	 sectors,	 and	where	 the	available	business	 spaces	are	perceived	 to	be	 “close	
enough”	 to	 San	 Francisco	 and	 Silicon	 Valley	 to	 be	 viable	 locations	 for	 businesses	 that	 are	more	 cost	
sensitive	 and/or	 do	 not	 place	 as	 much	 of	 a	 premium	 on	 proximity	 to	 the	 core	 concentrations	 of	
economic	activity.	

THINKING	ABOUT	JOB-GROWTH	POTENTIAL	IN	PA-1	

Locations	 such	 as	 Brentwood	 and	 Eastern	 Contra	 Costa	 County,	 that	 are	 located	 further	 from	 the	
region’s	urban	cores,	are	considered	less	viable	for	these	types	of	businesses.		There	are	a	few	reasons	
for	this,	 including	their	more	limited	access	to	the	inner	Bay	Area	concentrations	of	similar	businesses,	
the	 lack	 of	 a	 critical	 mass	 of	 local	 businesses	 within	 similar	 industries,	 and	 a	 perceived	 lack	 of	 the	
lifestyle	 amenities	 that	 would	 make	 these	 communities	 attractive	 to	 the	 Millennial	 workforce.		
Meanwhile,	Brentwood	and	Eastern	Contra	Costa	County	are	known	more	as	locations	with	ties	to	the	
sub-region’s	 historic	 agricultural	 activities,	 retail	 and	 service	 activities	 that	 have	 catered	 to	 the	 local	
residential	 population,	 and	 construction	 activity	 that	 was	 supported	 by	 homebuilding	 activity	 that	
targeted	demand	from	commuters	who	were	priced	out	of	more	expensive	inner	Bay	Area	locations.			

Transitioning	the	Brentwood	economy	from	one	that	is	driven	by	historic	economic	activities	to	one	that	
can	 tap	 into	a	greater	 share	of	 the	Bay	Area’s	growing	knowledge-based	economy	will	 take	 time,	and	
this	creates	a	policy	choice	 for	 the	community	with	 respect	 to	 the	approach	 to	developing	PA-1.	 	The	
City	faces	immediate	pressure	to	develop	the	PA-1	area	in	response	to	current	market	demands,	which	
lean	 towards	 lower-density	 residential	 development	 that	 can	 address	 the	 acute	 demand	 for	 worker	
housing	that	can	be	provided	in	Brentwood	at	prices	that	are	significantly	lower	than	the	cost	of	similar	
housing	 if	 it	were	available	 in	 inner	Bay	Area	communities.	 	However,	 if	 the	City	chooses	this	path	for	
PA-1,	 it	will	 foreclose	 future	opportunities	 to	 capture	 job	growth	 in	a	 location	 that	 is	 among	 the	best	
positioned	 to	 capture	 a	 share	 of	 higher-end,	 knowledge-based	 job	 growth	 in	 the	 future.	 	 While	
Brentwood	 likely	does	not	need	 land	 in	 the	PA-1	area	to	accommodate	citywide	housing	demand	and	
projected	 residential	 growth	 during	 the	 General	 Plan	 time	 horizon,	 the	 PA-1	 area	 represents	 a	
substantial	 portion	 of	 the	 city’s	 land	 that	 is	 potentially	 available	 to	 accommodate	 job	 growth.		
Furthermore,	 the	PA-1	area	 is	 strategically	 located	with	excellent	access	along	State	Route	4,	and	 if	 a	
future	 transit	 hub	 emerges	 as	 envisioned,	 this	 would	 further	 bolster	 the	 potential	 of	 PA-1	 as	 an	
employment	center.	

The	 City	 should	 consider	 taking	 a	 long-term	 view	 towards	 the	 development	 of	 the	 PA-1	 area	 as	 an	
employment	center.	 	Although	current	economic	conditions	do	not	support	immediate	robust	demand	
for	higher-end	employment	generating	uses,	such	as	large-scale	office,	and	flex/R&D	development,	the	
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business	 location	 factors	 discussed	 above	 indicate	 that	 there	 are	 steps	 that	 Brentwood	 could	 take	 to	
position	the	PA-1	area	as	a	higher	end	employment	center	in	the	future.			

ECONOMIC	DEVELOPMENT	STRATEGIES	FOR	PA-1	

In	the	near	term,	the	City	can	consider	focusing	its	economic	development	efforts	for	PA-1	on	business	
types	that	do	not	involve	competing	with	inner	Bay	Area	communities.	Rather,	Brentwood	could	focus	
on	“homegrown”	businesses.		This	could	include	businesses	whose	primary	clientele	are	located	within	
the	local	area,	including	businesses	in	the	rapidly	growing	health,	education,	and	social	services	sectors.		
Another	growing	cluster	of	business	sectors	is	arts,	recreation,	and	other	similar	types	of	services.		Many	
businesses	 in	 these	 sectors	 are	 also	 tied	 to	 the	 demand	 created	 by	 Brentwood’s	 growing	 residential	
population.	 	 Economic	 development	 in	 these	 types	 of	 local-serving	 sectors	 will	 involve	 allocating	
demand	 locally	 (e.g.,	 Downtown	 vs.	 PA-1)	 as	 opposed	 to	 competing	 regionally	 (e.g.,	 Brentwood	 vs.	
Walnut	Creek).	 	Further	developing	these	sectors	will	help	to	build	a	range	of	amenities	that	will,	over	
the	long-term,	make	Brentwood	a	more	attractive	location	within	the	competitive	regional	arena.	

Over	 the	 long-term,	 one	 of	 Brentwood’s	most	 valuable	 assets	 to	 attract	 job	 growth	 is	 an	 affordable	
supply	of	housing	and	the	potential	 to	expand	the	supply	of	workforce	housing	as	the	city’s	economic	
sectors	 expand.	 	 This	 is	 in	 stark	 contrast	 to	 many	 inner	 Bay	 Area	 communities,	 which	 already	 face	
substantial	housing	deficits	relative	to	new	job	creation	and	where	job	growth	is	projected	to	continue	
to	outpace	housing	development,	further	exacerbating	challenges	to	workforce	housing	availability	and	
affordability.		Brentwood	of	course	has	other	significant	assets	too,	including	quality	schools,	parks,	and	
freeway	connections.		

Over	the	long-term,	a	future	transit	center	within	the	PA-1	area	can	potentially	position	the	area	as	an	
important	 sub-regional	 employment	 center,	 supporting	 increased	 employment	 densities.	 	 The	
commercial	development	that	evolved	around	the	Walnut	Creek	BART	station	may	provide	an	example	
of	 a	 similar	 transformation.	 	 Over	 time,	 the	 area	 around	 the	 Walnut	 Creek	 BART	 station	 has	 seen	
increased	employment	densities,	as	companies	that	value	proximity	to	the	robust	public	transportation	
infrastructure	congregate	in	close	proximity	to	the	BART	station,	where	employees	can	easily	walk	from	
BART	to	their	workplace.		According	to	a	recent	commercial	real	estate	brokerage	report,	this	process	is	
also	underway	near	the	Concord	BART	station.				

While	 it	was	previously	mentioned	that	the	PA-1	area	 is	not	as	valuable	to	Brentwood	as	a	residential	
location	as	opposed	to	an	employment	center,	this	 is	not	to	say	that	the	City	should	not	include	some	
mixture	of	higher	density	housing	within	the	PA-1	area.		In	fact,	inclusion	of	housing	as	part	of	the	PA-1	
land	use	mix	may	help	to	make	the	area	more	attractive	as	a	business	location.		Throughout	the	region,	
the	 state,	 and	 the	 country,	 the	 traditional	 business	 park	 has	 been	 evolving	 to	 incorporate	 residential	
uses,	as	well	as	other	amenities.	 	These	features	respond	to	the	preferences	of	many	Millennials,	who	
seek	 urban,	 mixed-use	 environments.	 	 In	 addition,	 with	 less	 interest	 in	 private	 car	 ownership,	
environments	that	are	walkable	and	bikeable	are	highly	desirable,	and	placing	housing	in	close	proximity	
to	jobs	facilitates	this,	by	reducing	the	distance	and	improving	the	connectivity	between	workplace	and	
home.		Thus,	a	long-term	strategy	to	make	PA-1	a	successful	employment	center	should	include:			
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• Planning	 for	a	 land	use	pattern	 that	 is	 supportive	of	 the	 function	of	a	 transit	 center	 (meaning	
concentrating	housing	density	and	employment	density	closest	to	the	transit	center)	

• Developing	other	amenities	that	are	attractive	to	the	Millennial	workforce	and	their	employers,	
including	pedestrian-	and	bike-friendly	community	design	

• Provision	 of	 a	 wide	 array	 of	 amenities,	 including	 parks,	 open	 space,	 private	 recreational	
facilities,	 restaurants,	 convenience	 retail,	 and	 other	 services	 in	 a	 more	 “urban,”	 mixed-use	
environment	

EMPLOYMENT	GENERATION	CONSIDERATIONS	

The	 ultimate	 job-generating	 capacity	 for	 PA-1	 will	 be	 a	 function	 of	 several	 factors,	 including	 a)	 the	
acreage	of	land	dedicated	to	job-generating	land	uses,	such	as	office,	retail,	industrial,	hotel,	etc.;	b)	the	
building	 intensity	 on	 land	 developed	with	 job	 generating	 uses,	which	 is	 heavily	 influenced	 by	 related	
development	 standards	 such	 as	 parking	 ratios,	 landscape	 and	 open	 space	 requirements,	 and	 building	
setback	requirements	 (these	will	need	to	be	reviewed	carefully	 to	ensure	maximum	development/use	
potential	 balanced	with	 aesthetic	 quality);	 and	 c)	 the	 employee	 density	within	 the	 buildings	 that	 are	
developed	with	job-generating	uses.		Building	intensity	is	often	expressed	in	terms	of	“Floor	Area	Ratio”	
or	 FAR.	 	 FAR	 is	 calculated	 as	 the	 ratio	 of	 a	 building’s	 total	 floor	 area	 to	 its	 parcel’s	 total	 area.	 	 For	
example,	 if	a	20,000	square	foot	building	 is	 located	on	a	40,000	square	foot	parcel,	 the	FAR	would	be	
calculated	as	0.50.	 	Employee	density	is	typically	expressed	in	terms	of	average	square	feet	of	building	
area	per	employee,	such	as	500	square	feet	of	building	space	per	employee.		Different	land	uses	tend	to	
be	 distinguished	by	 characteristic	 building	 intensities	 and	 employment	 densities.	 	 Following	 is	 a	 table	
that	shows	representative	characteristics	 for	common	employment-generating	 land	uses.	 	To	facilitate	
comparison	of	the	overall	employment	generating	potential	across	 land	uses,	the	table	also	 includes	a	
calculation	of	overall	employees	per	acre	associated	with	each	land	use.	

	

Land	Use	 FAR	 Employment	Density	 Jobs/Acre	

Office	 0.50	 250	sq.	ft./employee	 87	

Retail	 0.25	 500	sq.	ft./employee	 22	

R&D	Flex	 0.35	 500	sq.	ft./employee	 30	

Light	Industrial	 0.35	 750	sq.	ft./employee	 20	

Warehousing/Distribution/Heavy	
Industrial	

0.40	 1,000	sq.	ft./employee	 17	
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Actual	jobs	per	acre	can	vary	from	building	to	building	and	from	business	to	business,	and	will	also	vary	
depending	on	 the	 location;	however,	 the	 table	above	 illustrates	 the	general	pattern	where	 traditional	
office	 uses	 tend	 to	 generate	 relatively	 high	 employment	 densities,	 while	 retail	 and	 R&D/Flex	
developments	 tend	 to	 generate	 low/moderate	 employment	 densities,	 and	 light	 industrial	 and	
warehousing/distribution/heavy	industrial	uses	tend	to	generate	relatively	low	employment	densities.	

This	 information	 is	 meant	 to	 illustrate	 that	 if	 Brentwood	 wishes	 to	 establish	 a	 target	 for	 the	 total	
number	of	 jobs	that	it	can	accommodate	in	PA-1,	the	Specific	Plan	can	consider	a	combination	of	 land	
uses	that	would	achieve	the	job-generating	goals,	and	the	combination	of	land	uses	chosen	to	designate	
in	 the	 Specific	 Plan	 area	will	 determine	 how	many	 acres	 of	 land	 are	 necessary	 to	 accommodate	 the	
overall	jobs	target.	

NEXT	STEPS	IN	THE	SPECIFIC	PLAN	PREPARATION	PROCESS	

Land	Use	Alternatives	Report	

Staff	and	the	consultant	team	will	work	to	complete	the	Land	Use	Alternatives	Report,	which	is	a	critical	
step	 in	 the	 Specific	 Plan	 process.	 	 Three	 separate	maps,	 or	 growth	 scenarios,	will	 be	 analyzed	 in	 this	
report.	 	 The	maps	 that	will	 be	 analyzed	were	 developed	 by	 the	Working	Group	 during	 the	 June	 22nd	
meeting,	and	are	provided	for	reference	at	the	end	of	this	memo.		The	analysis	of	each	map	will	include	
the	following	components:	

• Development	potential	(housing	units,	square	footage	of	non-residential	development,	potential	
employee	generation,	etc.)	

• Economic	development	potential	and	considerations		

• Fiscal	implications	(service	costs	and	City	revenue	potential)	

• Traffic	and	infrastructure	implications	and	considerations	

The	Working	Group	will	be	provided	with	a	copy	of	the	Land	Use	Alternatives	Report	approximately	two	
weeks	prior	 to	 the	 September	28th	meeting.	 	There	will	 not	be	a	Working	Group	meeting	 in	August.		
This	is	a	modification	in	the	project	schedule	that	was	previously	discussed	with	the	Working	Group,	but	
will	not	affect	the	overall	timeline	for	completing	the	Specific	Plan,	and	is	being	done	to	allow	staff	and	
the	consultant	team	adequate	time	to	prepare	the	Land	Use	Alternatives	Report.	

September	28th	Working	Group	Meeting	

The	 September	 28th	Working	Group	meeting	will	 focus	 entirely	 on	 a	 detailed	 review	of	 the	 Land	Use	
Alternatives	Report,	and	will	lead	to	the	Working	Group’s	selection	of	the	preferred	Land	Use	Map.		As	
previously	referenced,	this	 is	a	critical	step	(and	meeting)	 in	the	Specific	Plan	process.	 	Working	Group	
members	will	be	asked	to	provide	detailed	input	on	the	land	use	maps,	include	the	acreage	and	location	
of	uses,	development	intensities	for	each	use	type,	and	the	appropriate	mix	of	uses	to	be	allowed	within	
each	use	category.		It	is	neither	likely	nor	expected	that	any	one	of	the	three	maps	analyzed	in	the	Land	
Use	Alternatives	Report	will	be	selected	as	the	preferred	map	in	its	current	form.		Rather,	the	map	that	
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is	 “closest	 to	 correct”	 will	 be	 identified,	 and	 then	modified	 and	 revised,	 as	 directed	 by	 the	Working	
Group.			

City	Council	Check-In	

Following	the	Working	Group’s	development	of	a	preferred	Land	Use	Map	on	September	28th,	staff	and	
the	consultant	team	will	present	the	map	to	the	City	Council	for	its	review	and	input.		Once	the	Council	
has	 provided	 input	 on	 the	map,	 the	 various	 sections	 of	 the	 Specific	 Plan	 will	 be	 drafted	 in	 order	 to	
support	development	and	implementation	of	the	preferred	land	use	map.			

Online	Map	Survey	

During	the	month	of	August,	a	second	public	online	survey	will	be	launched	through	the	project	website	
and	Peak	Democracy.		This	survey	will	present	the	three	map	alternatives	that	are	being	analyzed	in	the	
Land	Use	Alternatives	Report,	 and	 solicit	 public	 input	 on	 the	maps	 and	 their	 associated	development	
potential	and	characteristics.		The	results	of	the	public	survey	will	be	provided	to	the	Working	Group	for	
review	and	consideration.			
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Land Use Designation
MDR - Medium Density Residential
HDR - High Density Residential
TV - Transit Village Area
NCMU - Neighborhood Commercial Mixed Use
RC - Regional Commercial
ECLI - Employment Center/Light Industrial
PF - Public Facility
OS - Open Space
Developed Area

PRIORITY AREA 1 SPECIFIC PLAN

Workshop Land Use Map 3

UV4

Sources: City of Brentwood parcels, 11/9/2016; DMS parcel version 170425;
Contra Costa County; OpenStreets.  Map date: July 11, 2017.
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Land Use Acres
MDR 84.66
HDR 13.02

TV 45.80
NCMU 66.87
ECLI 63.12
PF 0.99
OS 5.01

TOTAL 279.45




