
 

 

 

 

 

 

 

 

 

 

CHAPTER 1: 
Introduction 
The City of Brentwood envisions Priority Area One (PA-1) emerging as one of the city’s primary future 
employment centers, offering individuals and businesses access and opportunities to create high-quality 
jobs across a diverse array of industries.  The establishment of the employment center will assist the City 
towards achieving its goal of a healthy jobs-to-housing balance, reducing commute times for residents, and 
establishing new opportunities for economic growth and employment within the city.  

In addition, the City foresees PA-1’s development as a vibrant, compact, mixed-use district, focused around 
a transit station that will provide linkages to other eastern Contra Costa County communities and the wider 
Bay Area region beyond. The Priority Area One Specific Plan (Specific Plan) provides the vision and strategy 
to facilitate PA-1’s emergence as the city’s transit-oriented employment center. 

This chapter introduces the Specific Plan and provides a description of the Specific Plan area, the 
relationship to other applicable planning documents, an overview of the project’s community planning 
process, and the Specific Plan’s purpose. The chapter also explains the regulatory requirements of a specific 
plan document and describes how the document’s directives, goals, policies, development standards, and 
design guidelines, should be interpreted. 

This chapter is organized into the following sections: 

1.1. Specific Plan Purpose 
1.2. Plan Area Setting 
1.3. Background 
1.4. Specific Plan Requirements 
1.5. Relationship to Other Documents 
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1.6. Community Planning Process 
1.7. Specific Plan Organization 
1.8. Interpreting the Specific Plan 

1.1: SPECIFIC PLAN PURPOSE 

The purpose of this Specific Plan is to enable the development of 
Priority Area 1 as a vibrant, compact, transit-oriented 
development – focused around a future multi-modal transit 
station, e.g., Tri Delta Transit/eBART station - and as an 
employment center within the City. This will be accomplished 
through goals, policies, regulations, and guidelines that address 
land use, architectural and urban design, circulation and parking, 
infrastructure, public services, and economic development in the 
Specific Plan area. The Specific Plan addresses the needs of the 
various users who frequent the Specific Plan area, including 
residents, workers, and visitors. The Specific Plan is intended to 
guide private development and public investment within the 
Specific Plan area for the next 20-25 years.   

1.2: PLAN AREA SETTING 

Regional Setting 

Brentwood is located in the East Bay Region on the alluvial plain 
of the Sacramento-San Joaquin Delta near the eastern base of 
Mount Diablo. It is approximately 41 miles west of San Francisco, 
22 miles east of Stockton, and 46 miles southwest of Sacramento. 
Figure 1.1 shows Brentwood’s location within the region. 

Local Setting 

Brentwood is a 14.86 square-mile city within Contra Costa County. 
The city is bordered by the City of Antioch to the northwest, the 
City of Oakley to the north, and Contra Costa County to the east, 
south, and west. 

Regional highway access to the city is primarily provided by State 
Route 4 (SR 4), which extends north-south through the city. The 
SR 4 corridor connects the city to Antioch and other East Bay cities 
to the west and Stockton and the central valley to the east. 
Regional access to Brentwood is also provided via Interstates 580 
and 205.   
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Specific Plan Area 

The Specific Plan area is approximately 431 acres in size, and 
located in the northwestern corner of the City (see Figure 1.2: 
Specific Plan Area Map). Approximately 63 acres of the Specific 
Plan area consists of public right-of-way and the Mokelumne 
Coast to Crest Trail corridor. The remaining area, approximately 
368 acres, is privately-owned.  The Specific Plan area is generally 
bounded by Lone Tree Way to the north, Shady Willow Lane to 
the east, Sand Creek to the south, and Heidorn Ranch Road to the 
west; and bisected from north-to-south by State Route 4. 

The Specific Plan area primarily comprises large “greenfield” sites 
that are undeveloped, vacant, and/or occupied by agricultural 
uses. The Specific Plan area also includes two commercial centers 
– Brentwood Station and Lone Tree Plaza, located along the 
Specific Plan area’s northern boundary; three churches – Golden 
Hills Community Church, Lighthouse Baptist Church, and The 
Church of Jesus Christ of Latter-Day Saints, are concentrated in 
the Specific Plan area’s northeastern corner, adjacent to the Lone 
Tree Way and Shady Willow Lane intersection and south of 
Brentwood Station; and several single-family homes situated on 
large parcels (generally classified as agricultural and/or estate 
residential). The greenfield sites and parcels occupied by single-
family homes hold the greatest development potential; however, 
the commercial centers and church sites may also accommodate 
intensified development. 

1.3: BACKGROUND 

The City’s interest in providing comprehensive, focused policy 
direction for development in the Specific Plan area originated 
during the last comprehensive General Plan Update, adopted in 
2014. In response to the City’s rapid population growth during the 
preceding 15 years and the desire to address the resulting jobs-
to-housing imbalance, the General Plan first identified the area as 
a priority location to meet the City’s economic development goals 
and accommodate future growth. Specifically, the General Plan 
initiated the area’s identification as “Priority Area 1” through the 
application of an overlay designation on the General Plan Land 
Use Map and included policies that address the area’s 
development pattern and character, mix of uses, and economic 
development opportunities. 

To implement and build upon the General Plan’s guidance for 
Priority Area 1, the City decided to prepare a specific plan. In 
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Spring 2016, the City issued a request for proposals (RFP) from 
qualified consulting firms to assist the City with the preparation of 
the document. 

1.4: SPECIFIC PLAN REQUIREMENTS 

A specific plan is a regulatory tool used by local governments to 
implement their general plans and to guide development in a 
localized area. While the general plan is the primary guide for 
growth and development, specific plans focus on the unique 
characteristics of a specified area by customizing land use 
regulations and planning processes to that area. This Specific Plan 
is a tool to create public improvement projects, promote 
development, and evaluate development proposals. 

All specific plans must comply with Sections 65450–65457 of the 
Government Code. These provisions require that a specific plan 
be consistent with the adopted general plan of the jurisdiction 
within which it is located. In addition, zoning regulations, all 
subsequent subdivision and development, and all public works 
projects must be consistent with the specific plan. 

Section 65451 of the Government Code mandates that a specific 
plan contain: 

⊲ Statement of the relationship of the specific plan to the 
general plan. 

⊲ Text and diagrams which specify: 
o The distribution, location, and extent of the uses 

of land, including open space. 
o The proposed distribution, location, extent, and 

intensity of major components of public and 
private transportation, sewage, water, drainage, 
solid waste disposal, energy, and other essential 
facilities. 

o Standards and criteria by which development will 
proceed, and standards for the conservation, 
development, and utilization of natural 
resources. 

o A program of implementation measures 
including regulations, programs, public works 
projects, and necessary financing measures. 
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1.5: RELATIONSHIP TO OTHER DOCUMENTS 

The Specific Plan builds upon the policy framework and direction 
set forth for the Specific Plan area by the City’s General Plan. This 
translates into a focused, detailed, comprehensive plan for the 
Specific Plan area that addresses land use, the characteristics of 
private and public realm development, circulation, parking, 
infrastructure, and economic development. The plan also 
incorporates pertinent aspects of other planning documents that 
provide policy direction for future development in the Specific 
Plan area. 

General Plan 

Adopted by the City in July 2014, the City’s General Plan provides 
overarching policy direction for development throughout the City, 
including in the Specific Plan area. As described in Policy LU 1-2, 
the General Plan prioritizes the development of a mixture of 
employment-generating uses in the Specific Plan area, focused 
along the State Route 4 corridor. In addition, the General Plan 
identifies the possibility of constructing a transit facility for a 
future eBART station and/or a park-and-ride facility, and 
associated transit-oriented development that supports ridership, 
in the Specific Plan area. This includes medium- to high-density 
residential uses (that also support the Specific Plan area’s 
predominant employment-generating uses) and the relatively 
intense, multiple-story, vertical mixing of commercial and 
residential uses. The General Plan also emphasizes the 
importance of planning for open space, green space connectivity, 
optimization and protection of creek corridors, and an integrated 
network of trails and open spaces that extend through the Specific 
Plan area and connect with trails and open spaces beyond. 

The General Plan also provides citywide policy direction that 
generally applies to development in the Specific Plan area. This 
includes constructing and maintaining a circulation network that 
supports the safe and efficient movement of all modes of 
transportation while encouraging walking, biking, and transit use; 
working with Bay Area Rapid Transit (BART) and Tri Delta Transit 
to expand transit service; ensuring that the City’s infrastructure 
systems are sufficient to support growth; promoting the 
conservation of energy, water, and other natural resources; and 
promoting high quality architecture and design to maintain and 
enhance the community’s visual quality. 
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Zoning Code 

The City’s Zoning Code (Brentwood Municipal Ordinance Title 17) 
identifies specific zoning districts and planned developments 
within the city and describes the development standards that 
apply to each district and planned development. The Priority Area 
One Specific Plan area is one of these districts. For regulations 
addressed by the Specific Plan, those regulations prevail for future 
development in the Specific Plan area. Where the Specific Plan is 
silent, future development must comply with applicable 
regulations in the Zoning Code. 

Citywide Commercial & Industrial and Residential 
Design Guidelines 

Adopted by the City in 2001 and 2006, respectively, the City’s 
Commercial & Industrial Design Guidelines and Residential Design 
Guidelines provide guidance on achieving high-quality 
architectural and urban design that complements the City’s 
existing built environment and creates a unique identity and sense 
of place for the community. The Specific Plan’s private and public 
realm design guidelines build upon the document’s relevant 
provisions and prevail for future development in the Specific Plan 
area. 

Parks, Trails, and Recreation Master Plan 

Adopted by the City in 2002 and in the midst of an update that is 
expected to be completed by mid-2018, the City’s Parks, Trails, 
and Recreation Master Plan provides citywide goals and polices 
related to planning and design of parks, trails and other 
pedestrian and bicycle facilities, and recreational facilities. The 
Specific Plan incorporates the document’s direction for the 
Specific Plan area, including the required provision of parks within 
new development and the extension of the Mokelumne Trail over 
State Route 4 and across the western half of the Specific Plan area 
to Heidorn Ranch Road. 

Countywide Bicycle and Pedestrian Plan 

Adopted by the Contra Costa Transportation Authority (CCTA) in 
2003 and updated in 2009, the Countywide Bicycle and Pedestrian 
Plan identifies existing and proposed pedestrian and bicycle 
facilities, provides recommendations for the facilities’ design, and 
identifies funding sources for jurisdictions to build, operate, and 
maintain the facilities. The Specific Plan incorporates the 
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document’s identification of existing and proposed bicycle 
facilities and design recommendations. 

City of Brentwood Urban Water Management Plan 

Adopted by the City in 2015, the City’s Urban Water Management 
Plan requires the efficient use of the City’s urban water supply and 
promotes water conservation. The UWMP discusses not only the 
availability of water but also water use, reclamation, and water 
conservation activities. The UWMP complies with the Urban 
Water Management Planning Act (UWMP Act) (California Water 
Code [CWC] Section 10610 et seq.), the Water Conservation Act 
of 2009 (CWC Section 10608), and the 20x2020 Water 
Conservation Plan, which are being implemented by the California 
Department of Water Resources (DWR). The Specific Plan builds 
upon the UWMP’s recommendations for the Specific Plan area. 

City of Brentwood Water Master Plan 

Prepared and adopted by the City in 2006, and most recently 
updated in 2017, the City’s Water Master Plan includes a 
summary of the City’s system-wide water demands, the planning 
criteria used to determine water system demands, the City’s 
water distribution system model, an analysis of the City’s water 
system, and a summary of existing and future water system 
facilities. The Specific Plan area’s water system design implements 
the Water Master Plan’s direction for the Specific Plan area. 

City of Brentwood Wastewater Collection System 
Master Plan 

Prepared and adopted by the City in 2010, and most recently 
updated in 2017, the City’s Wastewater Collection System Master 
Plan includes a description and maps of the City’s wastewater 
collection system, system-wide flow projections, hydraulic models 
of system flows, an analysis of the system’s capacity, a summary 
of system capacity improvements that are needed, and a 
summary of the current related CIP schedule and costs for 
wastewater system improvements. The Specific Plan area’s 
wastewater system design implements the Wastewater 
Collection System Master Plan’s direction for the Specific Plan 
area. 

City of Brentwood Sewer System Management Plan 

Prepared and adopted by the City in 2006 to implement State 
Water Resources Control Board (SWRCB) implemented Order No. 
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2006-0003-DWQ and updated in 2015, the City’s Sewer System 
Management Plan facilitates the overall management of the City 
of Brentwood’s sewer system. The Specific Plan area’s sewer 
system was designed to implement the Wastewater Collection 
System Master Plan’s direction for the Specific Plan area. 

Brentwood Economic Development Strategy 

The City Council received and filed the Brentwood Economic 
Development Strategy and Action Plan on April 10, 2018.  This 
document is intended to enhance business recruitment and 
retention, and the community’s quality of life. The Specific Plan’s 
economic development goals and policies were developed to be 
consistent with content and strategies contained in this 
document.  

1.6: COMMUNITY PLANNING PROCESS 

To prepare the Specific Plan, the City utilized a community-based 
planning process. The City hired a multidisciplinary consultant 
team of planners, urban designers, traffic engineers, acoustical 
professionals and economists to lead the process and prepare 
technical documents and studies that informed various aspects of 
the plan. The consultant team was augmented and led by City 
Planning and Public Works staff members.  Throughout the 
planning process, the City and the consultant team sought input 
from elected and appointed officials, community groups, business 
and property owners, residents, and other members of the public, 
and outside public agency representatives regarding key aspects 
of the plan. 

To reach as many people as possible, this outreach effort assumed 
a broad approach. This included two online surveys, two public 
workshops, an open house, stakeholder and agency interviews 
and consultations, frequent meetings with the project’s Working 
Group, and working sessions and hearings with the City Council 
and Planning Commission. In an effort to keep these individuals 
and all City residents informed and interested in the planning 
process, the project team maintained a project-specific website, 
notified the community about participation opportunities, and 
provided the City Council and Planning Commission with frequent 
updates. 

The following list provides a basic introduction to the project’s 
website, workshops and open house, surveys, interactions with 
stakeholders, public meetings and hearings, and status updates. 
Each item includes a brief summary of the topics that were 
covered and any outcomes that were reached. 
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Project Website 

The consultant team maintained a project website throughout the 
duration of the Specific Plan process. The website was unveiled at 
the project’s outset and was frequently updated to include 
information about upcoming meetings and public events and 
project deliverables. The website also hosted two online surveys 
(for a description of the surveys, refer to Public Outreach Events 
and Online Surveys) and facilitated community members 
contacting the project team and signing up for the project’s email 
list. 

Stakeholder Discussions 

The project team met and spoke with representatives from 
several outside agencies, including Bay Area Rapid Transit (BART), 
Contra Costa Transportation Authority (CCTA), Tri-Delta Transit, 
and East Bay Municipal Utilities District (EBMUD) on several 
occasions to plan for the possible location of a light rail station,  
bus transit station, and park-and-ride lot in the Specific Plan area. 

Specific Plan Working Group 

Appointed by the City Council, the Specific Plan Working Group 
played a critical role throughout the Specific Plan process. This 
included the group sharing its impressions of the Specific Plan 
area’s development opportunities and potential – culminating 
with the recommendation of the Preferred Land Use Map to City 
Council, providing feedback on the development of the draft 
Specific Plan document, and serving as ambassadors for the 
project within the community. The group comprised twelve 
members, including City Council Members and Planning 
Commissioners, real estate and other development professionals, 
property owners, and residents. The group generally met on a 
monthly basis ten times during the process, including during the 
development of the Preferred Land Use Map and Public Review 
Draft Specific Plan. 

Public Outreach Events and Online Surveys 

The project team facilitated three public events, including two 
workshops and one open house, and hosted two online surveys 
as part of the Specific Plan outreach process to gather input from 
the community. 
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Workshop 1 

On April 17, 2017 the project team hosted the project’s first public 
outreach event, Workshop 1, 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 
process and key issues to address in the PA-1 Specific Plan, 
workshop participants were asked to provide input on key topics 
related to development in the Specific Plan area. This included the 
participants’ desired development types, transit priorities, 
employment industries to attract, and preferred residential 
density ranges in the Specific Plan area. Participants, working in 
small groups around base maps of the Specific Plan area, were 
also asked to identify their preferred location for land uses. The 
project team, in consultation with the Working Group, used the 
workshop’s results to develop the Specific Plan’s land use 
alternatives, land use regulations, and private realm development 
standards and design guidelines. 

Online Survey 1 

The project team developed the project’s first online survey to 
coincide with Workshop 1. Similar to the workshop, the survey 
asked participants to provide input related to their preferences 
for future development, the possibility of future light rail transit 
service, and desired job industries in the Specific Plan area. The 
survey was available on the project website from April 13 through 
June 9, 2017. Over 260 participants responded to the survey. The 
survey’s results were also used by the project team and Working 
Group to develop the Specific Plan’s land use alternatives, land 
use regulations, and private realm development standards and 
design guidelines. 

Online Survey 2 

The project team developed the project’s second online survey to 
gauge the community’s support for the Specific Plan’s land use 
alternatives. Participants were asked to select their favorite and 
least favorite alternative and describe the rationale supporting 
their selections. The survey was available on the project website 
from October 4 through 25, 2017. Approximately 60 participants 
responded to the survey. The results were used by the project 
team and Working Group to refine the land use alternatives in the 
Specific Plan’s Preferred Land Use Map. 
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Open House 

On December 11, 2017, the project team hosted an Open House 
to present the Preferred Land Use Map to the community. 
Approximately 10 members of the public attended the workshop. 
The consultant team began the open house with a brief 
presentation on the project and process and the map’s key 
concepts. Following the presentation, participants were invited to 
review a series of boards that illustrated the map and further 
described the concepts and provide input on comment cards. The 
results were used by the project team to finalize the Specific 
Plan’s Preferred Land Use Map. 

City Council Meetings 

The project team received the City Council’s direction on 
important aspects of the Specific Plan at three regular Council 
meetings. 

⊲ The first meeting, the project’s kickoff event, took place 
on January 31, 2017. During the meeting, the project 
team provided the Council with an overview of the 
project and work program and received the group’s input 
on key planning issues related to, along with the goals for, 
the Specific Plan. 

⊲ The second meeting, a City Council workshop, took place 
on November 14, 2017. During the meeting, the Council 
provided final direction on the development of the 
Preferred Land Use Map. 

⊲ The third and final meeting, another City Council 
workshop, took place on May 22, 2018. During the 
meeting, the Council provided final direction regarding 
development of the Public Review Draft Specific Plan and 
directed that the Plan be released for public review and 
comment.   

Status Updates 

Throughout the planning process, the project team provided the 
community with regular updates on the status of the project. 
Most often, this occurred during City Council and Planning 
Commission meetings. In addition, the project team posted 
regular updates to the project page on the City’s website. 

1.7: SPECIFIC PLAN ORGANIZATION 

The Specific Plan contains ten chapters and is comprised of two 
sections. The first section, including Chapters 1, 2, and 3, provides 
a foundation for future development by providing background 
and existing conditions information, an understanding of the 
Specific Plan area’s development potential, and a vision for the 
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Plan area. The second section, Chapters 4 through 10, provides 
tools and an implementation strategy that will help guide future 
development in a manner that fulfills the community’s vision. 

The Specific Plan also includes four appendices, comprising a 
glossary, a detailed existing conditions report, a fiscal analysis of 
the preferred land use alternative, and a cost estimate for the 
construction of the Specific Plan area’s primary 
circulation/infrastructure network. 

The Specific Plan is organized in the following manner: 

⊲ Chapter 1 – Introduction 

This chapter defines the Specific Plan’s purpose and 
describes the project’s community planning process. The 
chapter also contextualizes the project area’s location, 
summarizes the project’s relationship other documents, 
and lists the project’s guiding principles. 

⊲ Chapter 2 – Existing Conditions 

This chapter summarizes the project area’s existing 
conditions, issues, and opportunities that pertain to the 
Specific Plan. 

⊲ Chapter 3 – Vision 

This chapter establishes the overall vision for the design 
and character in the Specific Plan area. All subsequent 
goals, policies, and design guidelines in the Specific Plan 
support the vision. 

⊲ Chapter 4 – Land Use Plan 

This chapter guides the location and type of new 
development. The Land Use Plan establishes land use 
classifications and locates them in the Specific Plan area 
on the Land Use Map. 

⊲ Chapter 5 – Circulation Plan 

This chapter identifies major circulation features and 
parking facilities and summarizes planned enhancements 
to improve multi-modal mobility and parking in the 
Specific Plan area. 

⊲ Chapter 6 – Private Realm Development Standards & 
Design Guidelines 

This chapter identifies how the Specific Plan area’s built 
form should function and look. The mandatory standards 
and policies, as well as the advisory guidelines, provide 
the ingredients needed to shape the urban design 
character of the Specific Plan area. All development 
activities in the Specific Plan area are required to address 
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the relevant standards and guidelines and demonstrate 
how the project supports the vision for the Specific Plan 
area. 

⊲ Chapter 7 – Public Realm Design Guidelines & 
Improvements 

This chapter identifies major streetscape features and 
summarizes planned enhancements to, and standards 
and guidelines for, the public realm in the Specific Plan 
area. 

⊲ Chapter 8 – Infrastructure & Public Services 

In addition to the roadways described in the previous 
chapters, this chapter includes details related to how 
other infrastructure, such as sewer, water, cable, and 
phone services, will be provided to support new 
development. Public services, such as police and fire, are 
also included in the chapter. 

⊲ Chapter 9 – Economic Development 

This chapter includes strategies that describe how 
development in the Specific Plan area can help 
Brentwood realize its broader economic development 
goals, what the development may entail, and the impact 
that future light rail transit service may have on 
strengthening the Specific Plan area and the city’s 
economic connections within the region. 

⊲ Chapter 10 – Implementation and Administration 

The Specific Plan has many components, and its vision 
cannot be achieved overnight. This chapter establishes 
implementation actions, phasing, financing, and other 
information related to how the Specific Plan can 
implement the vision established in Chapter 3. The 
implementation actions are the physical improvements, 
programs, and projects that need to be carried out for the 
Specific Plan to be realized. The chapter also describes 
how the City will administer the Specific Plan. 

⊲ Appendix A – Glossary 

This appendix provides definitions for terms that appear 
in the Specific Plan. 

⊲ Appendix B –Existing Conditions Report 

The appendix provides a detailed analysis of existing 
environmental, development, socio-economic, traffic, 
and infrastructure conditions within the Plan area at the 
time of adoption of the Specific Plan.   
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⊲ Appendix C – Water Supply Assessment 

The appendix assesses what water system improvements 
will be required to meet the Specific Plan’s preferred land 
use alternative’s projected water demand at buildout. 

⊲ Appendix D – Priority Area 1 Specific Plan Preferred 
Alterative Fiscal Analysis 

The appendix projects increased General Fund costs and 
revenues associated with the Specific Plan’s preferred 
land use alternative. 

⊲ Appendix E – PA-1 Roadway and Utility Engineer’s 
Estimate 

This appendix estimates how much it will cost the City to 
construct the utility and roadway improvements 
associated with the Specific Plan Area’s primary network. 
The document is organized by roadway; and the 
roadways’ estimates are itemized by utility and roadway 
component. 

1.8: INTERPRETING THE SPECIFIC PLAN 

Chapters 3 through 10 include directives – goals, policies, 
development standards, and design guidelines that guide the 
implementation of the Specific Plan. For directives that 
incorporate binding language, including, but not limited to, “shall” 
and “must,” development projects, circulation and utility 
infrastructure improvements, actions, and other initiatives are 
required to meet and/or fulfill the directive. For directives that 
include nonbinding language, including, but not limited to, 
“should” and “may,” development projects, circulation and utility 
infrastructure improvements, actions, and other initiatives are 
strongly encouraged to meet and/or fulfill the directive.  Final 
interpretation as to which policies, standards, and/or guidelines 
are mandatory for development projects shall fall under the 
authority of the Community Development Director.   
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