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 00 | VISION AND EXECUTIVE SUMMARY
0.1 PROJECT OVERVIEW

The Specifi c Plan Area (“The Baylands”) is located in 
the City of Brisbane (“City”) and is one of the largest 
underdevelop locations in the central Bay Area. At 641.8 
acres, the site was originally part of San Francisco Bay, 
estuarine ecosystem in which upland drainage fl owed 
into nutrient- rich marshes, tidal mud fl ats and open bay 
waters. The expansion of the railroad in the early 1900s, 
combined with the 1906 earthquake, prompted fi lling the 
Bay that eventually moved the shoreline eastward and 
created the area now known as the Baylands. From that 
time on, the site was used as a railway, freight hub and a 
municipal landfi ll, with ongoing uses such as fl eet parking 
and materials recycling. Portions of the site have been 
polluted by these legacy industrial uses, which are neither 
aligned with the intended ecological character of The 
Baylands, nor are they appropriate for the community’s 
vision for the site.

Despite its history of heavy industrialized uses, The 
Baylands site is positioned at a key juncture of the world- 
class research, investment and employment centers 
of Silicon Valley, San Francisco and the East Bay. The 
adjacency to U.S. Highway 101 also gives The Baylands 
great access to other key Bay Area locations, such as the 
San Francisco International Airport and a variety of other 
employment hubs. In addition, the site has access to the 
natural amenities of the San Bruno Mountain, the regional 

Bay Trail and the different parklands of San Francisco. 
Furthermore, the site currently is served by two transit 
facilities - the Bayshore Caltrain Station and the Visitacion 
Valley MUNI Station. The Baylands is also planned for a 
possible future Bus Rapid Transit (BRT) line along Geneva 
Boulevard that connects the site to the Balboa Park BART 
station.

In July of 2018 the City Council approved General Plan 
Amendment GP-1-18. In the November 2018 elections, 
GP-1-18 was introduced as Measure JJ and was then voted 
in by the citizens of Brisbane. The amendment created 
General Plan Baylands Provisions, which allowed for a new 
transit-oriented city neighborhood and the revitalization 
of the site’s natural features. A brief summary of these 
provisions is included in the following section.

0.2 BACKGROUND

The Brisbane City Council sponsored Measure JJ to amend 
the General Plan to rezone The Baylands site for new 
mixed, residential and commercial uses. The General 
Plan Baylands Provisions require 1,800 to 2,200 units of 
housing, up to 6.5 million square feet of various commercial 
uses and 500,000 square feet of hotels. The provisions 
also require a minimum of 25% of the developable area to 
be reserved for open space.

Aerial view of The Baylands site and San Bruno Mountains
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Additionally, the General Plan Baylands Provisions require 
the current property owners to fully address the following:

• Compliance with the approved Remedial Action Plans 
(RAPs) and Landfi ll Closure Plan to support all land 
uses.

• Identify and secure an adequate and suffi cient water 
supply.

• Assure that all future development be revenue-positive 
for the City of Brisbane.

• The Sustainability Framework principles must be 
incorporated.

• Key habitat and wetland areas must be identifi ed and 
protected and/or mitigated.

• Flood protection and sea level rise must be addressed.

• Suffi cient and timely transportation facilities and 
infrastructure.

• The preservation and rehabilitation of the 
Roundhouse.

To adhere to these provisions, this Specifi c Plan takes a 
comprehensive approach to the planning process, informed 
by the community’s visions and aspirations for the 641.8- 
acre site. The Specifi c Plan envisions the site as a vital 
component for the future growth of the city of Brisbane 
and the region. The Baylands contributes to the economic, 
social, and environmental well-being of the community 
and re-establishes a connection and stewardship for the 
natural environment within and around it. By dedicating a 
minimum of 25% of the site to open space, the Specifi c 
Plan provides a variety of natural amenities that serve The 
Baylands community and also greatly benefi t all residents 
of Brisbane and of the surrounding neighborhoods.

0.3 PLANNING PROCESS

Anchored in the General Plan policies, this Specifi c Plan 
is the direct result of a planning process, in which the 
community’s input, aspirations and visions have been the 
guiding elements.

The development and planning of The Baylands has 
been a long process with different stages, interests and 
participants. Sunquest Properties, Inc. (“Sunquest”) is 
the majority owner of the site and the applicant for the 
Specifi c Plan. Additionally, L & C Diversifi ed, LLC and 
Brisbane Bayshore Properties, Inc. are minority owners 
and affi liates of Sunquest. Finally, Baylands Development 
Inc. (“BDI”) is the property and development project 
manager for The Baylands.

Starting in 2019, BDI, Home for All and the City of Brisbane 
sponsored a series of community workshops, where 
the Brisbane citizens expressed multiple concerns and 
aspirations for the planning process of The Baylands site. 
Among some of the issues important to the community 
were topics such as remediation, open space connections, 
transit, traffi c impact, community feeling and many more. 
The workshops also yielded valuable community input and 
direction, which is now the foundation of this Specifi c Plan.

Brisbane Community Workshop
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0.4.3 ACTIVE AND PEDESTRIAN-FRIENDLY STREETS, 
FRONTAGES, AND DESTINATIONS.

Creating active streets and destinations is accomplished 
through coordination of careful building design, street 
design, and distribution of land uses. Places to live, work, 
and shop that are located in close proximity to each other, 
produce a high level of pedestrian activity. Well-scaled 
buildings and streetscapes promote comfortable and 
welcoming environments for pedestrians and bicyclists.

0.4.1 EXPRESSION OF UNIQUE NATURAL SETTINGS

Development of The Baylands is designed to respond to the 
natural setting that makes the Specifi c Plan Area unique. 
Land uses are situated so buildings may take advantage 
of the views around them and the built environment is 
interlaced with natural amenities. The fundamental aspect 
of the Plan is shaped to preserve, restore, and make 
accessible the site’s key natural features.

0.4.2 CONCENTRATED DENSITY LINKED WITH 
TRANSIT

Central to the design of The Baylands is concentration of 
development close to existing and proposed transit links. 
Both residential and commercial developments benefi t 
from the convenience of accessible transit in the northern 
portion of The Baylands. Further to the south, density 
drops to respect the natural ecology with land uses that 
are more suitable to this setting.

0.4 COMMUNITY DESIGN PRINCIPLES

As a result of a series of community workshops, urban design principles were crafted that informed the master plan design, 
land use program, street network, open space framework and other elements of the Specifi c Plan. These principles ensure 
that future site development results in a suitable and sustainable new mixed-use environment. The following delineates the 
overarching principles for urban design throughout The Baylands site. Additionally, these principles guide the more specifi c 
Land Use, District, Block and Building Type Standards. 
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0.4.4 SUSTAINABILITY IN ALL FORMS

Sustainable design informs the entire development strategy 
of The Baylands, from its circulation and open space, to 
its buildings and infrastructure. Sustainability infl uences 
all scales of design: compact development with links to 
transit; incorporation of natural stormwater strategies in 
streets and open spaces; green building standards; energy 
and greenhouse gas emissions reduction strategies; 
on-site renewable energy capture; and site design that 
preserves the natural environment

0.4.5 QUALITY AND DIVERSITY IN DESIGN

The Baylands becomes a special place to live and work 
due to its remarkable setting and its distinctive built 
environment. To achieve successful design, a set of 
development standards was created to ensure that 
architecture is high-quality, unique, and human scaled. 
This insures variety, not only at the building scale, but also 
at the block level.

0.4.6 STREETS WITH UNIQUE SENSES OF PLACE

Street environments are impacted by scale, building design, 
land use, and presence of diverse modes of transportation. 
In The Baylands, there is a hierarchy of transportation 
elements that responds to various urban environments 
and creates varied experiences for residents. Enhanced 
sidewalks, setback widths, bike lanes, building heights, 
and park frontages create a unique street environment. 
Furthermore, the character of landscape elements, such 
as street furniture, tree wells, and lawns, further promote 
diversity among the streets in The Baylands.

0.4.7 DE-EMPHASIZING VEHICLES AND PARKING

Personal vehicles and private parking become less of 
a priority in a development that features accessible and 
available transit, bike and pedestrian networks. Parking 
is designed to be tucked under townhome units, duplexes 
and other single-family buildings. In multi-family and 
commercial buildings, parking structures are always 
screened with liner buildings1 to avoid exposure to primary 
streets and other pedestrian environments. Entrances to 
parking garages and structures are located on secondary 
streets to reserve the primary street frontage for an 
enhanced public realm.

1  Liner is defined in Chapter 03 Development Design Standards 
and Controls , Section 3.5. 
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smaller block design of The Baylands. Geneva avenue 
serves as an important arterial, spanning over the tracks 
and taking traffi c east to U.S. Highway 101. In addition, 
Geneva has a proposed dedicated BRT line, which serves 
as a transit link to the eastern development.

These open space and circulation networks are the 
framework for the community. West of the tracks, two 
mixed-use neighborhoods fl ank the open space axis. A high 
density transit oriented development (TOD) commercial 
district shapes the Bayshore Caltrain Station Plaza. South 
of Geneva, near the Roundhouse, is a lower density zone, 
dominated by larger townhomes and single family units. 
These homes front onto “shared green streets”, where the 
pedestrian and the vehicular environments coexist. East of 
the tracks, the site is dominated by two large low density 
commercial areas, Visitacion Park, Lagoon Park and the 
Brisbane Lagoon. Various parcels in the east are also 
dedicated to sustainable infrastructure.

0.5 COMMUNITY DESIGN STRUCTURE

The Key Features Diagram and Land Use Plan (Figure 0.1) 
identifi es layers of existing features, natural systems, non-
auto circulation, primary road network, and integrated 
land use that make up the primary elements of the 
community design. This design was generated by the 
complex opportunities and constraints on The Baylands. 
Existing features, such as access points, the Caltrain/JPB 
rail tracks, the Brisbane Lagoon, Visitacion Creek provide 
an initial framework for the design. Natural features, site 
topography, and drainage systems create an extended 
open space network which serves as the primary armature 
for the development.

The circulation network, mixed-use districts, and commercial 
areas are organized around a robust open space system. 
Higher land use density is located strategically near the 
Bayshore Caltrain Station Plaza. This plaza is surrounded 
by the tallest buildings and the most intense mix of uses. 
The non-auto circulation system is a rich mix of trails, 
bikeways, and includes a shuttle bus route. This non-auto 
system extends well beyond the site to link Brisbane into 
the amenities of the site and its transit rich environment. 
The road network is dense, human-scaled and defi nes the 
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1. Existing Conditions

2. Open Space

3. Auto-Circulation

4. Transit

5. Mixed Use Areas

6. Employment Areas

FIGURE 0.1 KEY FEATURES DIAGRAM & LAND USE PLAN
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0.5.1 EXISTING CONDITIONS

Surrounding uses, existing land forms, history and access 
points provide the starting blocks of the Master Plan. 
Gateway points and surrounding developments inform and 
begin to shape the Plan design. Immediately north, across 
the San Francisco County line, the site is bordered by The 
Baylands North project, Recology and Little Hollywood. 
To the west, the site is bordered by Visitacion Valley, Daly 
City and the City of Brisbane. Offi ce parks, residential 
development and the demolished Candlestick Park are 
located to the northeast of the site across U.S. Highway 
101. The entire east side of the Baylands site is bounded 
by U.S. Highway 101, and opens out to dramatic views 
of the San Francisco Bay and the East Bay skyline. The 
Bayshore Caltrain station provides major regional transit 
connection to The Baylands, while the Caltrain/JPB rail 
corridor divides the Specifi c Plan Area into its western and 
eastern developments. The Visitacion Valley MUNI station 
provides the site with further transit connectivity to the city 
of San Francisco.

To the north, Sunnydale Avenue connects the Bayshore 
Caltrain station to the Visitation Valley MUNI station. The 
intersection at Bayshore Boulevard and Geneva Avenue 
creates a major entry point to the site. East of Caltrain/JPB 
rail corridor, the intersection of Beatty Avenue and Alana 
Way serves as an entry connection from U.S. Highway

101. Tunnel Avenue and Sierra Parkway connect the site 
south to the City of Brisbane and Sierra Point Commercial 
District.

Several regional and local parks, including San Bruno 
Mountain State and County Park, Candlestick Point State 
Recreation Area, Bay Trail and McLaren Park are within 
biking, walking or driving distance of The Baylands. 
Other key features inside the Specifi c Plan Area, such 
as Visitacion Creek, Brisbane Lagoon and Icehouse Hill, 
give shape to the design of The Baylands. The historic 
Roundhouse building is preserved and repurposed to 
serve as one of the main focal points in the western side 
of The Baylands, while the high topography in the eastern 

landfi ll areas create opportunities for views to the San 
Francisco Bay. The Brisbane Lagoon is a primary feature 
of The Baylands and an important open space element 
for the local Brisbane community. Preserving this natural 
water feature and addressing its presence is central to 
Land Use Plan (refer to Chapters 02 Land Use Programs 
and Defi nitions and 03 Development Design Standards 
and Controls for details).

FIGURE 0.2 EXISTING CONDITIONS
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0.5.2 OPEN SPACE STRUCTURES

The open space network forms the backbone and framework 
for the Specifi c Plan. It consists of a progression of urban 
parks, plazas and recreation amenities that provide direct 
connections to the ecological and natural habitat areas 
associated with Icehouse Hill, the Brisbane Lagoon and 
Visitacion Creek. These open space framework features 
various ecosystems, natural environments and amenities 
that serve both The Baylands community and the citizens 
of Brisbane.

In the west, the grand axis of Baylands Park connects 
the high density area of Sunnydale Avenue to the historic 
Roundhouse. This axis park provides a gathering place and 
recreation opportunities for the residents and workers in 
the surrounding neighborhoods. South of the Roundhouse, 
the open space becomes organic and is shaped by 
ecological treatments. Aptly named Ecological Park, this 
linear open space connects the northern development to 
the Icehouse Hill and further south to the new Community 
Fields Park.

In the East, the main open space system is comprised 
of the Visitacion Creek Park, Lagoon Park and the Bay 
Trail. Visitacion Creek Park expands the natural features 
around the creek in the form of wetlands and natural 
water treatment areas and connects The Baylands east 
to the enhanced Bay Trail. The Baylands Preserve Park 
runs north-south along the Kinder Morgan Tank Farm, 
connecting Visitation Creek Park to an expanded and 
ecologically restored Lagoon Park.

All the components of the Specifi c Plan open space are 
fully accessible to the surrounding neighborhoods and are 
meant to serve as extensions of the natural surroundings 
of the site (refer to Chapter 05 Conservation and Open 
Space for details).

FIGURE 0.3 OPEN SPACE STRUCTURE
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0.5.3 ACTIVE TRANSPORTATION AND TRANSIT

The Baylands transit network is designed to prioritize people 
and provide them with ample mobility options. Generous 
sidewalks with street trees and protected bikeways form 
the typical ‘back of curb’ environment, which connects 
to existing facilities and key transit nodes. An extensive 
pedestrian trail and shared-use path network follows the 
open space system and further extends on-street facilities. 
West of Caltrain/JPB rail corridor, the active transportation 
network connects the Caltrain station to Icehouse Hill and 
further south to Brisbane. East of the corridor, the Bay Trail 
connects north to Geneva Avenue and south to Visitacion 
Park, Lagoon Park and the Brisbane Lagoon.

The Baylands also builds on its strategic location among 
different transit options, such as the Bayshore Caltrain 
station and the MUNI light-rail system. Bus routes along 
Bayshore Boulevard connect the site to the northwestern 
neighborhoods and south to the City of Brisbane. The 
future BRT route along Geneva Avenue creates an east/
west transit connection through the center of the site. In 
addition, shuttle bus routes provide fi rst- and last-mile 
access to the Caltrain station, BRT, and light rail systems. 
These shuttle routes ultimately connect the Specifi c Plan 
Area to the City of Brisbane (refer to Chapter 06 Circulation 
for details).

FIGURE 0.4 TRAILS, BIKES & TRANSIT
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0.5.4 PRIMARY CIRCULATION

Pedestrian mobility is the main focus of The Baylands’ 
primary circulation, while adequate street rights-of-way 
support transit access and the movement of goods through 
the site.

The intersection of Baylands Boulevard and Sunnydale 
Avenue contains the highest densities of retail, residential 
and commercial uses, while anchoring the Bayshore 
Caltrain Station Plaza. A possible future BRT line is 
accommodated by the Geneva Avenue extension over 
Caltrain/JPB rail corridor, and through the eastern portion 
of The Baylands, connecting to U.S. Highway 101. South 
of the Roundhouse, Main Street serves as a demarcation 
between residential and commercial uses as mandated by 
the General Plan. Further south, Campus Parkway provides 
a gateway to the commercial employment area.

The north/south primary streets on the west disperse 
traffi c over three routes. The one-way couplet around 
Baylands Park combines a primary bikeway with easy 
pedestrian crossings into the park. Baylands Boulevard 
hosts one of the shuttle bus routes, which runs directly 
from the Caltrain station to the center of the employment 
zone south of Main Street. Along the Caltrain/JPB rail 
corridor, Frontage Road provides access to parking 
garages to higher density commercial and residential 
developments. East of the corridor, an improved Tunnel 
Road provides access to infrastructure and low density 
commercial parcels, and connects to the Caltrain station 
to the north and to the City of Brisbane in the south. Similar 
to Tunnel Road, Sierra Point Parkway serves low density 
commercial and infrastructure parcels along the Bay Trail 
and its north and south interchanges to U.S. Highway 101, 
create an important traffi c reliever for Bayshore Boulevard 
in the west (refer to Chapter 06 Circulation for details).

FIGURE 0.5 PRIMARY CIRCULATION
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0.5.5 WEST SIDE MIXED USE

The West Side Mixed Use (West Side: Phase I) allows 
for a rich mix of housing and commercial development, 
promoting a vibrant, 24/7 live-work environment. West of 
the tracks, the site naturally breaks into three districts: 
one above Geneva and two below (refer to Chapter 03 
Development Design Standards and Controls, section       
3.4 for details).

North of Geneva, the Bayshore District lines both sides 
of Baylands Park with a variety of residential types that 
allow for some ground fl oor retail. This district contains 
the highest density of commercial development on-
site, bringing workers close to the Caltrain station while 
providing a visual buffer from the tracks.

South of Geneva are two districts: The Roundhouse and 
Icehouse Hill Districts. The Roundhouse residential 
area is a lower density mix of housing types. It features 
“shared green streets” that connect the neighborhood to 
the historic and restored Roundhouse. Along the tracks, 
high-rise towers sit atop parking structures to afford views 
of the Bay and the San Bruno mountains. Farther south 
to the Icehouse Hill, a commercial district surrounds the 
Ecological Park with a campus-like development of mid 
density commercial uses (refer to Chapter 02 Land Use 
Program and Defi nitions for details).

FIGURE 0.6 WEST SIDE MIXED USE
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0.5.6 EAST SIDE CAMPUS COMMERCIAL

The East Side Campus Commercial (East Side: Phase 
II) includes major corporate uses in a large, low density, 
campus-like setting. This area also contains large parcels, 
dedicated to crucial sustainable infrastructure uses.

The northern part area between Geneva Avenue and 
Visitacion Park, provides a complex of low-rise offi ce 
buildings that sit atop elevated topography with views of 
the Bay and the San Bruno mountains. Along the Caltrain/
JPB rail corridor, Tunnel Avenue provides access to the 
Golden State Lumber parcel, Recology parcel and to various 
sustainable infrastructure facilities that will serve all of The 
Baylands. South of Visitacion Creek, another large parcel 
includes renewable energy infrastructure that also serves 
the entire Specifi c Plan Area. Finally, to the south are major 
open space elements, including The Baylands Preserve 
Park, the expanded Lagoon Park, and the Brisbane Lagoon 
(refer to Chapter 03 Development Design Standards and 
Controls for details).

FIGURE 0.7 EAST SIDE CAMPUS
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0.6 COMPONENTS OF THE SPECIFIC 
PLAN 

The organization of this Specifi c Plan is meant to provide 
a clear guideline for the implementing the development 
standards and implementation measures that govern future 
development in The Baylands. This Specifi c Plan includes 
land use program, development standards, sustainability, 
open space, circulation and other components of The 
Baylands. These components are organized as follows:

Vision & Executive Summary – provides an 
overview of the Specifi c Plan’s background, 
Measure JJ and its relation to the General Plan. 
This chapter also introduces the community 
planning process and the design principles that 
inform the bases of The Baylands and its structure. 

Introduction – establishes the broad purpose 
of the Specifi c Plan as a guiding framework for 
improvement and growth within The Baylands. It 
summarizes the general conditions and historic 
sequence of events leading up to the Specifi c 
Plan’s preparation and submission, and it also 
describes the Specifi c Plan’s relationship to the 
General Plan. This chapter describes the character 
of the Specifi c Plan Area and its surroundings, 
land ownerships, and key factors that infl uence 
the Specifi c Plan’s form and policies

Land Use Program and Defi nitions – describes 
the land use and development concept for the 
Specifi c Plan Area, including the specifi c land 
use goals, policies, and its relation to the overall 
development program, allowable land uses and 
their defi nitions.

Development Design Standards and Controls– 
covers the development standards, their 
defi nitions and their relation to the General Plan. 
This chapter also establishes guidelines on how 
these standards are applied at the district and 
block levels. The chapter also introduces the 
controls for the individual building types allowed 
in each land use, their development standards, 
and design guidelines

Sustainability Framework– describes the 
approach to sustainability and the elements that 
have been incorporated into the Specifi c Plan. 
This includes strategies for carbon emissions, 
water effi ciency, and waste management, 
transportation effi ciency, sustainable food, and 
land conservation.

Conservation and Open Space – describes the 
open space system and its primary components, 
including the creation and conservation of 
ecological resources, such as Visitacion creek, 
wildlife habitat spaces, wetlands, and existing 
parks. Open space also includes urban parks 
and recreational space within the development. 
These recommendations link to elements of 
other sections, including landscaped areas, 
stormwater management, sea level rise and 
energy conservation.

Circulation – describes the circulation network 
and identifi es the components and design 
standards required for safe, effi cient access and 
movement of pedestrians, bicyclists, transit, and 
vehicles in and around The Baylands. This includes 
connections to adjacent systems, improvements 
to existing facilities, and development of new 
facilities.

Infrastructure – describes The Baylands grading, 
storm drainage, water, sewer and dry utilities 
using an integrated approach, future planning, 
and current performance standards to support a 
safe and resilient Specifi c Plan Area.

Public Facilities Financing – identifi es public 
fi nancing strategies and mechanisms, and 
addresses the Measure JJ requirement that the 
development result in a net fi scal benefi t to the 
City.

Implementation – describes steps that must be 
taken to implement the Specifi c Plan, including 
phasing, development approval procedures and 
capital improvements.
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