
 

 

 

 

 

 

 

 

 

 

 

 

 

CHAPTER 2: 
Existing Conditions 
This chapter includes an overview of the location, characteristics, existing conditions, and key opportunities 
for the Plan area, as they existed when the Specific Plan process commenced in late 2016. More details 
about the Plan area’s existing conditions are contained in the PA-1 Specific Plan Existing Conditions Report, 
which is included as Appendix B. 

This chapter is organized into the following sections: 

2.1. Local Setting 
2.2. Existing Land Use 
2.3. General Plan Land Use 
2.4. Circulation Networks & Parking 
2.5. Specific Plan Area Character 
2.6. Existing Infrastructure & Public Services 
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2.1: LOCAL SETTING 

As identified in Chapter 1, the Specific Plan area encompasses 
approximately 431 acres in the northwestern corner of the City 
(see Figure 2.1: Local Setting). 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 is surrounded by the Slatten Ranch and 
Empire Shopping Centers to the north, low-density, single-family 
residential neighborhoods to the east, the Streets of Brentwood 
shopping center and agricultural uses to the south, and low-
density, single-family residential neighborhoods and agricultural 
uses to the west. 

2.2: EXISTING LAND USE 

The project area currently includes a mixture of commercial, 
residential, agricultural, church, and public/quasi-public uses, 
along with a number of vacant parcels, as shown in Figure 2.2: 
Existing Land Use. Commercial development, comprising 
Brentwood Station and Lone Tree Plaza, is concentrated along the 
Specific Plan area’s northern boundary south of Lone Tree Way. 
Three churches, including 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. 
Agricultural development occupies most of the remaining acreage 
to the south, with residential uses (generally classified as 
agricultural and/or estate residential) and vacant parcels 
interspersed within this area. 

Table 2.1 identifies the number of parcels, acreage, residential 
units, and non-residential building square footage for existing land 
uses in the Specific Plan area.  Areas within PA-1 designated right-
of-way (ROW), which consist primarily of the State Route 4 
corridor, are not included in this table.   
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Table 2.1: Existing Land Uses 

Use Parcels Acreage 
Non-
Residential 
Area (sf) 

Dwelling 
Units 

Non-Residential 43 299.03 692,603 - 

Commercial 
Stores 

2 7.17 86,809 - 

Service 
Stations/ 
Car Wash 

2 2.90 8,059 - 

Shopping 
Centers 

13 50.25 439,247 - 

Drive-In 
Restaurants 1 0.54 3,202 - 

Rural, 
Residential 
Improved 

1 5.87 1,296 - 

Rural, With or 
Without 
Structures 

8 47.27 - - 

Urban acreage 2 51.81 1,448 - 

Orchard/ 
Vineyard/ 
Row Crop 
(10-40 ac.) 

2 51.61 - - 

Orchard/ 
Vineyard/ 
Row Crop 
(> 40 ac.) 

1 50.08 - - 

Churches 4 21.82 152,542 - 

Government 
Owned 

7 9.72 - - 

Residential 4 20.38 - 4 

Single-Family 
Residential 

4 20.38 - 4 

Vacant 7 48.91 - - 

Non-Residential 
Vacant Land 6 43.90 - - 

Residential 
Vacant Land 1 5.01 - - 

TOTAL 54 368.32 692,603 4 
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2.3: GENERAL PLAN LAND USE 

The Brentwood General Plan is the guiding document for 
development in the City and the Specific Plan area. The General 
Plan identifies land use classifications and sets the direction for 
the development standards found in the Specific Plan and the 
Zoning Code. 

As illustrated in Figure 2.3: General Plan Land Use, the General 
Plan applies seven land use classifications to the Specific Plan 
area’s parcels: Mixed Use Pedestrian Transit, Park, Planned 
Development, Public Facility, Regional Commercial, Residential-
Very High Density, and Semi-Public Facility. In addition to the 
parcels designated with a land use classification, two parcels lack 
a designation. 

Table 2.2: General Plan Land Use summarizes the General Plan 
land uses by acreage in the project area. 

Table 2.2: General Plan Land Use 

General Plan Land Use Parcels Acreage 
Mixed Use Pedestrian Transit 
(MUPT) 

27 249.98 

Park (P) 2 5.23 
Planned Development (PD) 2 23.07 
Public Facility (PF) 1 0.99 
Regional Commercial (RC) 20 63.24 
Residential-Very High Density 
(R-VHD) 2 8.98 

Semi-Public Facility  3 16.83 
TOTAL 55* 368.32 
*Some parcels include multiple General Plan designations 
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2.4: CIRCULATION NETWORKS AND PARKING 

This section provides an overview of the motor vehicle, 
pedestrian, bicycle, and transit networks, and parking facilities in 
the Specific Plan area. 

Street Network 

The Specific Plan area is primarily served by the following 
roadways: 

State Route 4, a freeway, extends from north-to-south 
through the center of the Specific Plan area. The freeway 
provides access to the Specific Plan area from an 
interchange located along Lone Tree Way. 

⊲ Lone Tree Way, a major arterial street, extends from east-
to-west and forms the Specific Plan area’s northern 
boundary. 

⊲ Heidorn Ranch Road, a major arterial street, extends from 
north-to-south and forms the Specific Plan area’s western 
boundary. 

⊲ Shady Willow Lane, a minor arterial street, extends from 
north-to-south and forms most of the Specific Plan area’s 
eastern boundary. 

⊲ Jeffery Way, a minor arterial street, extends from north-
to-south through the northcentral part of the Specific 
Plan area. 

⊲ Empire Avenue, a collector street, extends from east-to-
west through the east central part of the Specific Plan 
area. 

These routes generally provide access from the surrounding 
residential neighborhoods and shopping centers within the city 
and the City of Antioch to the east. The Specific Plan area is also 
served by three roadways that provide access to and through 
Lone Tree Plaza, Canada Valley Road, Kohl’s Drive, and Lone Tree 
Plaza Drive, and two roadways that provide access to the eastern 
half of the Specific Plan area, Amber Lane and Empire Avenue. 

Collectively, these roadways provide adequate access for 
motorized vehicles around the Specific Plan area’s periphery and 
within and through the northern portion of the Specific Plan area, 
as it is currently developed. 

 



PA-1 SPECIFIC PLAN  |  EXISTING CONDITIONS  2-9 

Pedestrian and Bicycle Network 

Pedestrian and bicycle movement within and through the Specific 
Plan area is generally accommodated by existing streets and 
sidewalks and the Mokelumne Coast to Crest and Sand Creek 
Trails. Mobility is significantly constrained by the existing street 
network’s lack of continuous and adequate pedestrian and bicycle 
facilities and absence of roadways that extend into the Specific 
Plan area’s interior south of Lone Tree Plaza (west of State Route 
4) and Amber Lane (east of State Route 4), and by the Mokelumne 
Coast to Crest Trail only extending across the eastern half of the 
Specific Plan area and the Sand Creek Trail’s lack of connection 
across State Route 4. 

Transit Service 

The Specific Plan area is primarily served by the following four 
regularly-scheduled fixed-route bus lines provided by Eastern 
Contra Costa County Transit Authority’s (ECCTA) Tri Delta Transit: 

⊲ Route 380 provides connectivity between Antioch and 
the Pittsburg-Bay Point BART station, passing through 
Brentwood on the north side of the Specific Plan Area 
with a stop near Lone Tree Way/Canada Valley Road. It 
runs on weekdays and operates from 3:00 AM to 11:00 
PM with approximately 30-minute headways. 

⊲ Route 383 is a loop route connecting Brentwood with 
Oakley and Antioch.  It generally operates on 
approximately one-hour headways between 8:30 AM and 
5:00 PM in the counter-clockwise direction.  Additional 
early morning service is provided once daily in the 
clockwise direction. 

⊲ Route 385 provides connectivity between the downtown 
Brentwood Park & Ride lot and the Antioch Park & Ride 
lot at Hillcrest, running by several schools, major 
shopping areas, and employment centers.  The route 
generally runs at hourly headways, but at peak periods 
the frequency is increased to 30 to 40 minutes.  The route 
is operated on weekdays only. 

⊲ Route 395 is a loop route providing weekend and holiday 
service between the Antioch Park & Ride at Hillcrest and 
commercial areas along Lone Tree Way and Sand Creek 
Road in Brentwood. The route operates on one-hour 
headways between 9:40 AM and 8:00 PM. 
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Bay Area Rapid Transit (BART) provides regional heavy-rail transit 
services within Contra Costa, Alameda, San Francisco and San 
Mateo Counties, with construction underway to extend service to 
Santa Clara County.  Currently, the nearest BART station is located 
in Pittsburg/Bay Point; however, a supplementary service, eBART, 
is under construction to connect communities east of Pittsburg 
with BART.  eBART will not be an extension of the BART trains, but 
would be a supplementary rail service to coordinate with the 
arrival/departure of BART trains at the Pittsburg/Bay Point 
Station.  Construction of the extension to Antioch was recently 
completed, and service is expected to begin in spring/summer 
2018. There are long-term plans to extend the eBART service to 
Brentwood, including to a possible station location within the 
Specific Plan area where the Mokelumne Coast Crest Trail meets 
State Route 4. 

ECCTA provides paratransit, also known as dial-a-ride or door-to-
door, service in the Specific Plan area to those who are unable to 
independently use the transit system due to a physical or mental 
disability. Individuals must be registered and certified as ADA 
eligible before using the service.  Paratransit operators are 
required by the ADA to service areas within three-quarters of a 
mile of their respective, public fixed-route service. 

Taxi and Ridesharing Service 

Taxi service in the Specific Plan area is provided by private 
operators that serve the greater Eastern Contra Costa County 
area and beyond.  Additional ridesharing services, such as Uber 
and Lyft, are also available in the Specific Plan area. 

Parking 

The majority of the Specific Plan area’s parking supply is located 
on developed sites occupied by major uses, including Lone Tree 
Plaza, Brentwood Station, Golden Hills Community Church, 
Lighthouse Baptist Church, and The Church of Jesus Christ of 
Latter-Day Saints.  The remainder of the Specific Plan area, 
occupied by agricultural and/or residential uses and vacant 
parcels offers limited off-street parking facilities. The Specific Plan 
area’s existing roadways also offer limited on-street parking 
facilities. 

As new development occurs on developed sites, future uses will 
need to be evaluated for compliance with associated parking 
requirements. New development on greenfield sites will require 
the construction of off-street parking facilities to meet the 
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associated parking requirement. 

2.5: SPECIFIC PLAN AREA CHARACTER 

The Specific Plan area’s character comprises two distinct 
identities, the developed area forming most of the northern third 
of the Specific Plan area and the remaining agricultural and/or 
residential area to the south. 

The developed area possesses characteristics associated with 
suburban development, including mostly large, single story 
commercial and church buildings setback from the adjacent 
streets by some combination of wide landscaped areas and off-
street parking lots. The Specific Plan area’s shopping centers, Lone 
Tree Plaza and Brentwood Station, also include several pad 
commercial buildings that are located within the parking areas 
and somewhat closer to the adjacent street(s). Most of the 
buildings bear little relationship with the street; however, some 
of the buildings located in Lone Tree Plaza, particularly the pad 
buildings, face onto and are located within close proximity to the 
shopping center’s primary north-to-south extending roadway, 
Canada Valley Road. 

The remainder of the Specific Plan area appears rural. This 
includes agricultural large agricultural fields, interspersed by 
farmsteads and large, estate residential properties. 

2.6: EXISTING INFRASTRUCTURE AND PUBLIC 
SERVICES 

This section provides an overview of the utility infrastructure and 
public services in the Specific Plan area. 

Utilities 

Water and Wastewater Supply 

The City of Brentwood provides potable and non-potable water 
supplies and distribution to customers within the Specific Plan 
area.  The City also provides wastewater collection, treatment, 
and disposal services for residents and businesses located in the 
Specific Plan area. There is currently limited water and 
wastewater infrastructure located within the interior portions of 
the Specific Plan area.  As such, water supply and wastewater 
conveyance infrastructure will need to be extended throughout 
these currently unserved areas. 
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Stormwater Conveyance 

The City provides storm drainage collection within the Specific 
Plan area and is responsible for maintenance of the collection 
system.  The Contra Costa County Flood Control and Water 
Conservation District is responsible for constructing and 
maintaining regional flood control basins, channels, and creeks 
throughout the county, including the City of Brentwood. 

Solid Waste 

The Solid Waste Division of the City of Brentwood Public Works 
Department provides municipal solid waste (MSW) collection 
services, including garbage, yard waste, and recycling, to residents 
and businesses within the Specific Plan area. All of the MSW is 
hauled to the City’s Solid Waste Transfer Station, located at 2300 
Elkins Way, approximately 3 miles east of the Specific Plan area. 
At the transfer station, the MSW is checked for potentially 
hazardous waste material, and transferred onto larger trucks for 
ultimate disposal at a sanitary landfill or processed elsewhere. The 
City currently disposes and/or processes MSW (garbage, 
recycling, and green waste) at the Keller Canyon Landfill, operated 
by Allied Waste Systems Republic Services and located within 
unincorporated Contra Costa County. 

The City maintains contractual agreements with the Delta Diablo 
Sanitary District to provide household hazardous waste collection 
and disposal services in the Specific Plan area. Household 
hazardous waste can be taken to the Delta Household Hazardous 
Waste Collection Facility, located at 2550 Pittsburg-Antioch Hwy, 
in Pittsburg, or dropped off at one of several community 
collection events that take place in various locations in the City 
and throughout eastern Contra Costa County throughout the 
year. 

Cable, Phone, Gas, and Electric 

AT&T, Comcast, and Sonic currently provide telecommunication, 
cable television, and Internet services. This includes Sonic’s 
symmetric Gigabit Fiber Internet service that transfer data at the 
rate of 1000 megabits per second. Utility infrastructure in the 
project area is located both aboveground on utility poles and 
belowground in public utility easements. 

The Pacific Gas and Electric Company (PG&E) provides electric 
services in the project area. Electrical infrastructure in the project 
area is located aboveground on utility poles as well as 
belowground. A large electric transmission line traverses the Plan 
area in a generally north-south direction.  PG&E also provides 
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natural gas services in the project area. Natural gas pipelines are 
located below ground. 

Parks and Recreation 

The Specific Plan area is not currently served by any City-owned 
parks, but is located within close proximity to several parks and 
other open spaces in the surrounding areas. This includes 
Appaloosa Park and Palomino Park in the Brighton Station 
neighborhood to the east and Heidorn Park in the neighborhood 
to the west (Antioch). 

Public Safety 

Public safety consists of police, fire protection, and emergency 
services. In the Specific Plan area, police services are provided by 
the Brentwood Police Department, and fire protection and 
emergency services are provided by the East Contra Costa Fire 
Protection District (ECCFPD). The Brentwood Police Department 
is located at 9100 Brentwood Boulevard, approximately 3 miles 
southeast of the Specific Plan area. The ECCFPD station primarily 
responsible for serving the Specific Plan area, Station 52, is 
located at 201 John Muir Parkway, approximately 2 miles south of 
the Specific Plan area. 

Public Education Facilities 

The Specific Plan area is served by the Brentwood Union School 
District for TK, kindergarten, and grades 1 through 8 and the 
Liberty Union High School District for grades 9 through 12. All 
school sites are located outside of the Specific Plan area. 
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