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1.1  INTRODUCTION  
This Cordes Ranch Specific Plan establishes land use, 
zoning, development standards and regulations for  
approximately 1,780 acres located in the northwest 
region of the City of Tracy.  Throughout this Specific 
Plan, the development contemplated and permitted 
by this Specific Plan may be referred to as the 
“Project”, and the 1,780 acres within the boundaries 
of the Specific Plan area may be referred to as the 
“Project Area.” 

The Project Area is bordered by Interstate 205 to the 
north, Old Schulte Road to the south, a portion of 
Mountain House Parkway to the west, and then ex-
tends northwest, north of the Delta Mendota Canal 
to I-205, see Figure 1.1.  The Specific Plan envisions 
the development of approximately 1,462 net acres of 
the Project Area with commercial, office, manufactur-
ing, warehouse, and distribution uses.  

The Project Area is at the crossroads of two major 
transportation corridors, making it ideal for business-
es which require large parcels for use as warehous-
ing, manufacturing, research and development, pro-
cessing, fabrication, and construction related uses.  
a. Vision
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Figure 1.1, Site Aerial Photo 
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Table 1.1, Buildout Land Use Summary 
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The vision for the Cordes Ranch Specific Plan is to 
create a commerce and business park, providing flexi-
bility in development so that a variety of uses can be 
attracted to develop within the City of Tracy, see Fig-
ure 1.2.   
 
 b.  Buildout Land Use Summary 
The Specific Plan is intended to allow for flexibility in 
development.  Table 1.1 presents the approximate 
acres of zoning districts and building square footage 
within Cordes Ranch as currently envisioned for 
buildout.  The Project includes a mix of General Com-
mercial, General Office, Business Park Industrial and 
Park uses.  The zoning districts are in conformance 
with the General Plan designations of Industrial, 
Office, Commercial, and Park. The Project will attract 
a wide variety of  businesses that will generate jobs, 
and provide for business development needs of the 
City of Tracy over the project buildout. 
 
c.  Plan Concept 

Figure 1.4, Bike Path Plan 
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The Specific Plan is organized around an approximate 
35-acre “Central Green” consisting of passive use 
open space areas, and a joint use park/stormwater 
detention facility.  A strong open space and trails net-
work will utilize the existing utility easements and 
drainage easements to provide passive use areas, and 
pedestrian and bicycle trails amenities that all con-
nect to the Central Green, see Figure 1.3.  The Project 
is designed on a grid street pattern to create addi-
tional linkages between development sites and in-
cludes separated sidewalks, and Class I and II 
bikeways on a majority of the streets, see Figure 1.4. 
The design concept for the project is to maintain a 
high level of site design and architecture, especially 
along the major corridors, namely I-205, New Schulte 
Road, Capital Parks Drive, and the section of Moun-
tain House Parkway north of the Delta Mendota Ca-
nal, see Figure 1.5. The I-205 frontage is comprised of 
the properties abutting I-205 and portions of Moun-
tain House Parkway and is intended for development 
of high identity businesses with an emphasis on com-
mercial, office, and small scale business park industri-
al uses, see Figure 1.6.  Parcels within 500’ of I-205 

Figure 1.5, Areas of Special Design Standards 

Capital Parks Drive Corridor 
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Figure 1.6, I-205 Corridor Conceptual Illustrative Development 
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Key Map 

are included within the I-205 Overlay Zone which 
requires higher  development and design standards 
with an emphasis on building orientation, architectur-
al design, and landscape planting and screening.  
 
The area surrounding the west and east sides of the 
Central Green between Capital Parks Drive and New 
Schulte Road is important as a high identity area of 
the Specific Plan.  The western most portion between 
Mountain House Parkway and the Central Green is 
zoned General Office, and will provide for business 
services and uses that will support the larger func-
tions of Cordes Ranch.  The design intent is to create 
office uses which are pedestrian oriented and capital-
ize on the visibility from Mountain House Parkway, 
and provide pedestrian corridors to the Central 
Green, see Figure 1.7.  The development character 
will include wide sidewalks for pedestrians, buildings 
framing the street with the entries from the street, 
and diagonal on-street parking. 
On the east side of the Central Green, uses will  tran-

Westside 
Open Space 
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Figure 1.7, General Office Conceptual Illustrative Development 
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Key Map 

Figure 1.8, Business Park Industrial Conceptual Illustrative Development 
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sition to Business Park Industrial uses, see Figure 1.8.  
Shorter block lengths are anticipated to accommodate 
and attract incubator users requiring smaller buildings.   
The street frontage along Capital Parks Drive and New 
Schulte Road will include additional landscaping for the 
location of Class I bikeway and pedestrian paths.  These 
corridors will provide linkages between the Central 
Green and the Eastside Park.  A trail and path may be 
included within the West Side Irrigation District (WSID) 
right-of-way if development of adjacent parcels allows.  
The pedestrian and bike network will connect to the 
Eastside Park at the eastern property boundary north of 
New Schulte Road. 
The remainder of the Project Area south of New Schulte 

Figure 1.9, Business Park Industrial Conceptual  
Illustrative Development 

Key Map 
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Road is intended for development of Business Park 
Industrial uses.  The street pattern south of New 
Schulte Road is anticipated to include larger block 
lengths to allow for parcel sizes that accommodate 
the function and space requirements of Business Park 
Industrial buildings, see Figure 1.9. The street 
frontages along New Schulte Road, Hansen Road, and 
Pavilion Parkway will include additional landscaping 
to provide for screening of buildings and to accom-
modate a Class I bikeway and pedestrian path corri-
dor providing linkages to the Central Green and the 
Eastside Park.  
 
 A strong open space and trails network will utilize 

Eastside Park 
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the existing utility easements and drainage corridor 
to provide passive use areas, and pedestrian and bi-
cycle trail amenities for use by employees and the 
community.  The network of trails will create links 
between the two park areas, providing for alterna-
tives to vehicle transportation.  
 
Figure 1.2 references a third park site, the Westside 
Open Space,  in the northwest vicinity of the Project 
Area. This site is partially owned by the United States 
Bureau of Reclamation, and this parcel serves as 
storm drainage conveyance from off-site. The remain-
der of the area has been set aside as open space. This 
area is not anticipated for development and its in-
tended use for the foreseeable future is as open 
space, to be zoned Park. 
 
The existing WSID right-of-way between Capital Parks 
Drive and New Schulte Road will include pedestrian 
and bicycle paths to connect to the Eastside Park, see 
Figure 1.11.   The ultimate location for the open 
space corridor  will be refined as part of the Project’s 
subdivision map process.   If the open space corridor 
is relocated outside the WSID right-of-way to accom-
modate adjacent development, then a 30’ wide corri-
dor will be provided to maintain the  connection to 
the Eastside Park. 
 
d. Goals 
The Specific Plan will ensure that future development 
creates an identity of its own with a commitment to 
sustainability, site design, and well designed buildings 
and public spaces.  The following goals have been 
established for the Project.  
 

• Accommodate a variety of land uses including 
highway and retail commercial; office; office/
warehouse; light industrial; warehouse and dis-
tribution facilities to foster the growth of re-
search and development and manufacturing and 
distribution uses. 

 

• Capitalize on the existing transportation corri-
dors of Interstates 580 and 205 and increased 
demand for manufacturing and distribution 
space from the Bay Area. 

 

• Create opportunities to generate jobs and con-
tribute to a vibrant workplace for the City of Tra-
cy and the San Joaquin Valley.   
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Not to scale 

Figure 1.10, Conceptual Design for West Side Irrigation District Canal  
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General Commercial 

General Office  

Business Park and Industrial 

 

• Create a thematic gateway to the City of Tracy, 
introducing the City’s character with enhanced 
landscape treatments and sculptural monument 
signage along the I-205 freeway edge. 

 

• Implement a range of sustainability measures 
aimed at conserving resources, decreasing ener-
gy and water consumption, and reducing air and 
water pollutants.  

 

1.2 CALIFORNIA GOVERNMENT STATU-
TORY REQUIREMENTS  
California Government Code Section 65451 requires 
that a specific plan include text and a diagram or dia-
grams which specify all of the following in detail: 
  
(1) The distribution, location, and extent of the uses 
of land, including open space, within the area cov-
ered by the plan. 
    
(2) The proposed distribution, location, and extent 
and intensity of major components of public and pri-
vate transportation, sewage, water, drainage, solid 
waste disposal, energy, and other essential facilities 
proposed to be located within the area covered by 
the plan and needed to support the land uses de-
scribed in the plan. 
(3) Standards and criteria by which development will 
proceed, and standards for the conservation, devel-
opment, and utilization of natural resources, where 
applicable. 
    
(4) A program of implementation measures including 
regulations, programs, public works projects, and 
financing measures necessary to carry out paragraphs 
(1), (2), and (3). The specific plan shall include a state-
ment of the relationship of the Specific Plan to the 
General Plan. 
 
The Specific Plan may address any other subjects 
which in the judgment of the planning agency are 
necessary or desirable for implementation of the 
General Plan. 
 

1.3 RELATIONSHIP TO OTHER PLANS  
a.  City of Tracy General Plan 

The Cordes Ranch Specific Plan includes land uses, 
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amenities, and design elements that are consistent with 
the General Plan.  Below is a review of the relevant key 
goals and objectives from the General Plan and a dis-
cussion of how the Cordes Ranch Project will help im-
plement the General Plan.  

• Objective LU-2.3 Expand the City’s Industrial Base, 
P-3. Cordes Ranch will provide for a variety of com-
mercial office and high quality business opportuni-
ties along the I-205 corridor at the western edge of 
the City.   

 

• Objective CC-1.1 Preserve and enhance Tracy’s 
unique character, P-2. The Project will include a 
pedestrian friendly  central core area of office and 
service commercial uses that will be linked to the 
adjacent Central Green area by means of open 
space corridors, pedestrian sidewalks and bicycle 
paths.  

  

• Objective CC-2.1 Maximize direct pedestrian, bicy-
cle and vehicle connections in the City, P-1. The 
Project 

has been designed on a grid pattern of through 
streets to create connectivity between uses, reduce 
vehicle miles traveled, orient buildings on an east-
west orientation to take advantage of solar orienta-
tion, and to provide increased connectivity for pe-
destrians and bicycles.  

 

• Objective CC-9.1 Develop Village Centers that 
serve several Neighborhoods or Employment Are-
as, P-1. General Commercial and General Office 
uses will provide services and goods for the em-
ployees within the Project.  The General Office Uses 
have been located at the intersections of the major 
circulation roads for the Project at Mountain House 
Parkway, Capital Parks Drive, and New Schulte 
Road.  Pedestrian paths and bike lanes and paths 
have also been designed as part of the Project to 
link businesses throughout the Project to the Cen-
tral Green area.   

 

• Goal CC-11 Well designed Employment areas that 
are integrated with other 

Figure 1.11, Project Vicinity 
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parts of Tracy, P-1, P-3. Cordes Ranch will include 
an approximately 35- acre Central Green that will 
provide for the main focal point for the Project and 
an amenity for the employees of the business park.  
Another approximate 18-acre Eastside Park and 
storm drain detention pond with dual use potential 
as a park is located at the eastern edge of the Pro-
ject will provide for passive and active uses.  The 
street network, Class 1 bikeways and pedestrian 
sidewalks have all been designed to connect with 
park amenities.  

• Objective ED-1.1 Attract emerging growth indus-
tries to increase employment opportunities for a 
wide range of skill levels and salaries to meet the 
current and future employment needs of resi-
dents, P-1. It is anticipated that Cordes Ranch will 
provide for approximately 125 net acres of General 
Office uses which will allow for corporate head-
quarters and emerging industries including tech-
nical, finance, insurance, and information technolo-
gies uses.  Another  approximately 1291 net acres 
of Business Park Industrial uses is also anticipated 
which will allow for a variety of service, manufac-
turing, distribution, and warehousing related uses.  

 

• Objective ED-5.3 Support I-205/I-580/I-5 infra-
structure as key to economic growth in the area, P
-2, P-3. The development of the Project will fund 
and extend infrastructure per the City-wide Infra-
structure Master Plans from the east to the Project 
Area.  This will allow for development to occur on 
the site and allow business to expand and provide 
employment opportunities along the I-205 and I-
580 corridors.   

 

• Objective ED-6.7 Develop higher-end office and 
office flex uses, particularly along entryways to 
the City along I-205 and I-580, P-1, P-2, P-3. Cordes 
Ranch will provide opportunities for the develop-
ment of General Office uses that contain a variety 
of amenities such as plazas, framed open space 
areas and pedestrian pathways and connections to 
open spaces.  Design standards and guidelines in-
cluded in the Specific Plan support the design of 
high quality business spaces, and architecture 
along major entryways and streets within the Pro-
ject.   

• Objective CIR-1.2  Provide a high level of street 
connectivity, P-3, P-5. The road circulation network 

and block lengths within the Project Area will 
provide for a variety of uses. The streets will pro-
vide for multi-modal transportation including 
autos, trucks, bicycles, and public transportation 
to promote a high level of connectivity between 
individual parcels and services within the Project 
Area.  Arterial and collector streets will include 
Class 1 bike ways and pedestrian sidewalks.  In-
dustrial streets will include sidewalks to provide 
pedestrian circulation within the warehouse and 
distribution development areas.     Street inter-
sections will be designed to provide for safe 
crossing by pedestrians and bicycles.  

• Objective CIR 3.1 Achieve a comprehensive sys-
tem of City-wide bike way and pedestrian facili-
ties, P-6, P-7. Class 1 bike ways  and pedestrian 
paths have been included per the Citywide Road-
way and Transportation Master Plan.  Additional 
Class 1 bicycle facilities have been included with-
in New Schulte Road, Hansen Road and Pavilion 
Parkway to promote safe bicycle travel on streets 
that have truck traffic.  The PG & E easement will 
also include a combination Class 1 bike way and 
pedestrian path to link uses to the Central Green. 
Additional Class II bike ways will be included 
within the central area to provide connectivity 
with and to the Class I bike ways within Capital 
Parks Drive and New Schulte Road.  Bicycle 
racks/parking areas will be included within retail, 
office, and manufacturing and distribution pro-
jects.   

 

• Objective OSC-4.2 Ensure that new develop-
ment is responsible for providing parks and rec-
reation facilities throughout the City of Tracy. 
The Project Area has been designed with an ap-
proximately 35-acre Central Green area and an 
approximately 18-acre Eastside Park, which in-
clude joint use detention/park facilities.  The 
Project also preserves the existing wetland and 
drainage corridor and will include pathways and 
passive use areas.  These facilities will provide 
park and outdoor use areas for employees and 
users of the business park and Tracy residents.   

• Objective PF-6.5  Use recycled water to reduce 
non-potable water demands whenever practica-
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ble and feasible, P-2. The Project Area will include 
a recycled water “purple pipe system” to utilize 
tertiary treated water when available from the 
wastewater treatment plant .   

 

• Objective PF-7.3 Promote coordination between 
land use planning and wastewater conveyance, 
treatment and disposal, P-3. Cordes Ranch proper-
ty owners will pay their proportional share of the 
cost of wastewater treatment and conveyance fa-
cilities and infrastructure identified in the Tracy 
Wastewater Master Plan.  The property owners will 
also set up an “owners association” responsible for 
the operation and maintenance of private/public 
facilities that will be identified as the Project infra-
structure is designed.  

 
b.  City of Tracy Infrastructure Master Plans 
This Specific Plan has been prepared in conformance 
with the ultimate improvements depicted in the City-
wide infrastructure Master Plans.   
 
c.  Airport Plans 
The Tracy Municipal Airport is located approximately 
3.3 miles south and east of the Specific Plan boundary.  
The San Joaquin County Airport Land Use Compatibility 
Plan, June 2009, depicts the Airport Influence Area ex-
tending to approximately the intersection of South 
Lammers Road and Valpico Road, 1.3 miles south and 
east of the Project Area.   The Safety Element of the 
General Plan requires new development to be con-
sistent with both the County and City airport plans.   
The Cordes Ranch Specific Plan does not conflict with 
either plan since it is outside the Airport Influence area. 

1.4  USE OF THE SPECIFIC PLAN  

The Cordes Ranch Specific Plan provides architects, 
urban planners, landscape architects, and developers 
with the necessary tools for the design and genera-
tion of development proposals for submission to the 
City.  The City of Tracy will utilize this document to 
evaluate development proposals against the goals, 
objectives, design and development standards, and 
guidelines in making the findings for individual pro-
ject approval. 
 
The Specific Plan is divided into 8 chapters that pro-
vide the development and design standards and 
guidelines for the Project and will ensure for the level 
of quality the City has envisioned for the Project Ar-
ea.  Outlined below is a brief description of the con-
tent within the remaining chapters of the Specific 
Plan.  
 

Chapter 2-Existing Site Conditions 
Chapter 2 outlines the site context including existing 
conditions, topography, easements, drainage corri-
dors, and existing utility infrastructure and roadways.  
 

Chapter 3-Land Use, Zoning, and Development 
Standards 
Chapter 3 further describes the Project concepts, 
land use pattern, and zoning districts that will be uti-
lized to manage development.  Development stand-
ards have been developed for each zoning district 
that dictate permitted and conditionally permitted 
land uses, setbacks, building heights, floor area ratios, 
parking, and landscaping standards.  
 

Chapter 4-Design Guidelines 
Chapter 4 presents the design guidelines that will be 
used in conjunction with development standards in 
Chapter 3 to generate site plans, building architec-
ture, and landscape architecture designs for the vari-
ous development parcels. Included in the chapter are 
imagery and preliminary concept plans to illustrate 
the intent of the guidelines. 

Chapter 5-Master Landscape Plan 



 

CHAPTER 1  INTRODUCTI ON  
1 -16  

C O R D E S  R A N C H  
S P E C F I C  P L A N  

Chapter 5 presents the landscape themes, concepts, 
and guidelines that will be used to create the strong 
framework and backdrop that will unify the Project 
Area and streetscapes.   
 

Chapter 6-Streets and Infrastructure 
Chapter 6 outlines the road and other infrastructure 
improvements necessary to support the level of de-
velopment intensity proposed by the Project, the 
sources of anticipated infrastructure funding for con-
struction, and the conceptual phasing of these im-
provements. It also provides descriptions and con-
cepts for vehicle, truck, bicycle, and pedestrian circu-
lation networks.   
 
Chapter 7-Natural Resources and Sustainability 
Chapter 7 describes the preservation and enhance-
ment of the existing drainage corridor and other site 
resources and habitat areas.  The chapter also in-
cludes sustainability guidelines to reduce vehicle trips 
and conserve resources and energy. 
 
Chapter 8-Plan Review and Administration 

Chapter 8 outlines the development application re-
view process and the submittal requirements. 

1.5 DEVELOPMENT PROCESS  
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Figure 1.12, Development Process 

The development process  for each parcel will generally 
consist of three steps, see Figure 1.12.   
 
Step one is to review Chapter 3 to determine land uses  
which are permitted and conditionally permitted, verify 
the development standards and setbacks, and deter-
mine the allowable intensity of development based on 
parking and building heights. 
 
Step two is review the design guidelines that apply to 
direct the development of site plans, architecture, and 
landscaping to create the quality of development antici-
pated by the City of Tracy, in accordance with this Spe-
cific Plan. 
 
Step three is to prepare a development application for 
review and consideration by the City of Tracy.   Devel-
opment applications shall be prepared as required by 
the Tracy Municipal Code and this Specific Plan. 
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CHAPTER 3 

LAND USE, ZONING, AND DEVELOPMENT STANDARDS 

Figure 3.1, Project Concept 

3.1 INTRODUCTION  
The Specific Plan Area is divided into four zoning dis-
tricts: General Commercial, General Office, Business 
Park Industrial, and Parks. Permitted uses in the Gen-
eral Commercial Zone include retail and commercial 
uses intended primarily to provide goods and services 
to the immediate Project as well as the broader re-
gion.” The General Office Zone is intended to provide 
office space for professional services, research, and 
development. The Business Park Industrial Zone per-
mits, among other things, warehouse, distribution, 
manufacturing, storage, industrial flex, and distribu-
tion related uses. Permitted uses within the Park 
Zones are limited to open space areas, park facilities, 
and detention basins, flood control improvements, 
and certain other public improvements.  
 
In addition to the four zoning designations described 
above, parcels zoned Business Park Industrial and 
within 500’ of I-205 are included within the I-205/
Business Park Industrial Overlay. Property within the I
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-205 Overlay is subject to heightened development 
and design standards with emphasis on building ori-
entation, architectural design, and landscape planting 
and screening.  
 
Development flexibility is created through a wide 
range of  permitted and conditionally permitted uses, 
which anticipate  the current and future  develop-
ment market, and development standards which 
guide the design of buildings to meet the require-
ments of users with a commitment to sustainability 
and quality architecture.  
 

3.2 ZONING DISTRICTS  
As explained above, the Specific Plan incorporates 
four zoning districts and an overlay zone with a varie-
ty of allowed uses. The zoning districts allow for flexi-
bility to accommodate the future needs of the Project 
and the City of Tracy. 
The following sections describe the zone districts and 
the intent of each, permitted and conditionally per-
mitted uses, allowable floor area ratios, and other 
development standards.  Chapters 4 and 5, Design 
Guidelines and Master Landscape Plan, will further 
guide development within the Project Area and will 
be used in conjunction with the development stand-
ards in this chapter. 
 

General Commercial (GC) 
The General Commercial Zone will include highway 
and retail commercial uses and business services de-
signed to serve the immediate Project, as well as the 
broader region.  
 

General Office (GO)  
The General Office Zone includes office, office/
warehouse, research, light industrial, manufacturing 
and other service-related business services.  This 
zone can also contain a limited amount of supportive 
and compatible commercial uses (such as restau-
rants) or other small-scale business-serving retail us-
es.   
 

Business Park Industrial (BPI)  
The Business Park Industrial Zone includes ware-
house, distribution logistic facilities, manufacturing, 
assembly, and production uses.   
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Table 3.1, Permitted and Conditionally Permitted Uses 
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Parks (P)  
The Parks Zone is designed to provide for open space 
areas and park facilities which offer recreational, cultur-
al, entertainment, community gardens, and similar us-
es.  In addition, the Parks Zone allows for the construc-
tion of certain types of flood control infrastructure to 
implement the citywide Storm Drainage Master Plan. 
 

I-205 Overlay  
The I-205 Overlay applies to property within 500 feet of 
I-205 to take advantage of the high visibility of proper-
ties  adjacent to I-205. This area includes a refined 
range of uses from the BPI Zone to promote high visibil-
ity  development opportunities that allow a blend of 
office with light assembly, manufacturing, and business 
industrial flex uses. The Overlay requires higher devel-
opment standards with emphasis on building orienta-
tion, architectural design, and landscape planting and 
screening.    
 

Table 3.1 Notes: 
1. All of these uses must be conducted wholly within 

a building, including storage. 
2. These outdoor storage uses must be completely 

screened from view from I-205 and public streets. 
3. Includes accessory space for showrooms/sales. 
4. Permitted only in buildings 75,000 square feet or 

smaller. 
5. These uses shall be allowed to include interior 

warehousing and interior storage as an accessory 
use. 

6. Truck stops are not permitted north of Capital 
Parks Drive or west of International Parkway 
(formerly Mountain House Parkway). 

7. “Entertainment” means such uses as live music, 
disc jockeys, dancing, karaoke, comedy shows, 
modeling, or live performances. 

8. Only in I-205 Overlay with a Conditional Use Per-
mit. 
 

3.3 PERMITTED AND CONDITIONALLY 
PERMITTED USES  
Table 3.1 presents the permitted and conditionally per-
mitted land uses within the Project Area.  In addition, 
accessory uses and temporary uses shall be allowed as 
provided in the Tracy Municipal Code, including tempo-
rary construction activities and on-site construction 
staging areas with concrete and/or asphalt batch facili-
ties.  

Table 3.2, Prohibited Uses 

 
Nonconforming agricultural uses existing and oper-
ating at the date of Cordes Ranch Specific Plan adop-
tion within the Project Area shall be broadly inter-
preted to allow continued agricultural operations 
until development in conformance with this Specific 
Plan occurs. Agricultural crops or operations may 
change to another, such as row crops to orchards, 
without the property losing its nonconforming status.   
 
Table 3.2 presents the prohibited uses which will not 
be allowed to develop within any zoning district with-
in the Cordes Ranch Specific Plan.  
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Table 3.3, Development Standards 

 

Modifications in these standards may be necessary to 
respond to unique site characteristics and/or changes in 
development requirements to respond to market condi-
tions.  Modifications to these standards will require 
Planning Commission and City Council review through a 
Specific Plan amendment per the City of Tracy Munici-
pal Code requirements.  Unless otherwise established 
herein, all definitions and land use terms shall be as 
stated in the Tracy Municipal Code. 

3.4  DEVELOPMENT STANDARDS  
Development standards have been prepared for each of 
the zoning districts outlined in Section 3.2.  Table 3.3 
presents the standards for development which include  
minimum setback requirements, maximum building 
heights, and landscape setbacks. No lot shall be created 
with size or dimensions rendering it incapable of 
meeting the land use, public utilities, or development 
standards of this Specific Plan.  
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Table 3.4, Required Off-site Parking 

3.5 OFF-STREET PARKING   
The Tracy Municipal Code off-street parking require-
ments shall apply to the Cordes Ranch Specific Plan 
except as modified herein. On-street diagonal parking 
on Street Section J, along the parcel frontage of 
Streets B, E, and F may be counted as part of the off-
street parking requirement for adjacent develop-
ment.  
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Table 3.5, Landscape Requirements for Parking Areas 

3.6  LANDSCAPE STANDARDS FOR 
 OFF-STREET PARKING AREAS  
Off-street parking areas will require landscaping per the 
standards established by the Tracy Municipal Code. 
Parking area landscaping shall be provided in accord-
ance with Tracy Municipal Code standards unless other-
wise provided herein.  
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3.7  ADDITIONAL LANDSCAPING 
 STANDARDS  

Parking Area Landscape 

• When located adjacent to the freeway or other 
right-of-way frontage, parking should be 
screened by use of landscaping, berming, low 
decorative walls or combination of these. 

• To the extent feasible, parking lot planting is-
lands and  tree placement should be coordinat-
ed with freeway edge planting and views into 
signage and any special architectural detailing.  

• Parking lot trees should be provided at a mini-
mum of one tree per 5 spaces. Large scale, high 
branching shade trees should be used in all 
parking areas. 

• Vegetated bioswales are encouraged in parking 
lot planting islands to treat on-site stormwater. 
Pedestrian circulation should be carefully coor-
dinated with bioswales.  

• Landscaping shall be integrated with the build-
ing frontage. 

• There shall be a minimum 10 foot wide (inside 
dimension) landscaped strip along property 
lines adjacent to the public rights-of-way and 
private streets. The landscaped strip shall be 
continuous except at required access to the 
site or parking area.  

Vegetated bioswales in planting islands 
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3.8 SIGN STANDARDS  
Wall, monument, directory, and directional signs are 
the sign types allowed in the BPI Zone and shall be 
allowed in accordance with Tracy Municipal Code 
standards, except as modified herein.   Signs in the 
GC and GO Zones shall comply with the Tracy Munici-
pal Code standards, except as modified below for 
Freeway Signs in the GC Zone. 
 
Total sign area allowed on each parcel shall be calcu-
lated as the sum of the sign areas of all types of signs, 
not to exceed one square foot of sign area for each 
lineal foot of building frontage of business being ad-
vertised. 
 
Freeway Sign 
A total of two Freeway Signs are allowed within the 
Cordes Ranch Specific Plan. They are allowed to be 
located within the General Commercial zone parcels 
adjacent to I-205.   Figure 3.3 depicts the approxi-
mate location for each, and Figure 3.4 depicts the 
design and dimensions examples for a Freeway Sign.  

Figure 3.3, Freeway Sign Locations 

A Freeway sign requires Development Review ap-
proval as outlined in Chapter 8.  The Freeway Signs 
should be creatively designed and should add to, and 
not detract from, the aesthetic appeal of the Cordes 
Ranch Specific Plan Area, as illustrated in Figure 3.4, 
Freeway Sign Design Example.  The design example 
shown in Figure 3.4 is not intended to preclude other 
design alternatives that may emerge through the 
Development Review process. 
 
Freeway Sign Design Standards 

1. Maximum height: 70’ 
2. Maximum width:  22’ 
3. Maximum number of sign panels is 8 per sign 

face. 
4. Height of the lowest sign panel shall be 8 feet 

min. 
5. Maximum number of signs permitted: 2 with-

in the Cordes Ranch Specific Plan area. 

Freeway Sign 
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Figure 3.4, Freeway Sign Design Example 
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Freeway Sign - West Vantage Point Example 

Freeway Sign - East Vantage Point Example 



CHAPTER 3  LAND USE ,  ZONING,  AND DEVELOPMENT STANDARDS  
3 -13  

 

CORDES  RANCH SPEC IF I C  PLAN:   TRACY ,  CAL IFORNIA  SEPTEMBER 12 ,   2018  

Figure 3.5, Wall Signs 

Wall Signs within the Business Park Industrial Zone 
It is important that wall signs be proportional to the 
building scale and mass.  Due to the size, building 
mass, and building setbacks from the street frontag-
es, wall signs within the BPI zoning designation will 
be allowed as follows: 

Wall Sign A Design Standards within the Business 
Park Industrial Zone 

1. Wall Sign A shall not exceed 300 square feet 
per individual sign and the combined total of 
all Wall Sign A’s placed on each building front-
age shall not exceed 600 square feet. 

2. Wall Sign A shall consist of individually 
mounted letters and logo elements only.   

3. Maximum wall sign width including logo shall 
be a maximum of 80% of the width of the 
architectural element that the sign is placed 
on. See Figure 3.5. 

4. See Figures 3.6 and 3.7 for typical building 
signage locations. 

 
Wall Sign B Design Standards within the Business 
Park Industrial Zone 

1. Wall Sign B shall not exceed 30 square feet 
per individual sign and shall be limited to no 
more than two Wall Signs B’s placed on each 
building frontage. 

2. Wall Sign B shall consist of individually 
mounted letters and logo elements only. 

 



 

CHAPTER 3  LAND USE ,  ZONING,  AND DEVELOPM ENT STANDARDS  
3 -14  

C O R D E S  R A N C H  
S P E C F I C  P L A N  

Fi
gu

re
 3

.6
, T

yp
ic

a
l W

a
ll 

Si
gn

 L
o

ca
ti

o
n

s 

Fi
gu

re
 3

.7
, T

yp
ic

a
l W

a
ll 

Si
gn

 L
o

ca
ti

o
n

s 



CHAPTER 3  LAND USE ,  ZONING,  AND DEVELOPMENT STANDARDS  
3 -15  

 

CORDES  RANCH SPEC IF I C  PLAN:   TRACY ,  CAL IFORNIA  SEPTEMBER 12 ,   2018  

Monument Signs within the Business Park Industrial 
Zone 
Monument signs will assist visitors in wayfinding at 
Cordes Ranch and to denote the vehicle entry points 
to businesses.  With the wide street corridors and 
landscape setbacks within Cordes Ranch,  it will be 
important to provide monument signage scaled ap-
propriately, see Figure 3.8 and 3.9 for typical monu-
ment sign design.  Monument signage will be al-
lowed as follows; 
 

Monument Sign Design Standards within the Busi-
ness Park Industrial Zone 

1. The maximum number of monument signs 
per parcel shall be one per driveway ap-
proach (known as a "curb cut”) with no more 
than two monument signs located on each 
parcel street frontage. The minimum distance 
between monument signs located on the 
same parcel street frontage is 700 feet. Two 
separate parcels with a shared curb cut may 
both have a monument sign.  

2. Monument signs shall not exceed 80 square 
feet maximum per sign face.  

3. Maximum  monument sign height shall not 
exceed 8’, except that any monument sign 
within 10 feet of a public right-of-way shall 
not exceed 6 feet in height. 

4. Maximum monument sign width shall not 
exceed 10’.   

5. Monument signs shall not obstruct vehicular 
sight lines, as set forth in the Tracy Municipal 
Code.  

 
Directory and Directional Signage within the Busi-
ness Park Industrial Zone 
Directory and Directional signs will assist visitors 
with on-site wayfinding and to denote the location 
of business entries and to assist with on-site vehicle 
circulation. Directory and directional signage will be 
allowed per the Tracy Municipal Code requirements, 
except that a directory sign shall not be permitted 
within 50 feet of a public right-of-way and must be 
oriented to serve on-site visitors. 

Figure 3.8, Monument Sign 
     Single Tenant Example 

Figure 3.9, Monument Sign 
  Multi-Tenant Example 
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The design concepts and illustrations depicted within 
the Master Landscape Plan are intended to be 
conceptual only and were envisioned to provide only 
a guideline for development of the final design. 
These illustrations include conceptual design 
elements, a listing of suggested plant species, 
proposed plant spacing, and suggested plant 
container sizes.  Final landscape designs for each of 
these design elements in both the public right of way 
and private parcels including but not limited to the 
design and layout, plant species, plant spacing, and 
container sizes will be reviewed and approved by the 
City of Tracy as part of individual development 
applications for each parcel or as part of the public 
road improvement plan approval process. 

 

CHAPTER 5 

MASTER LANDSCAPE PLAN 

5.1 LANDSCAPE CONCEPT 
The Cordes Ranch Specific Plan includes a 
thoughtfully planned set of landscape treatments and 
open space areas designed to create a unique and 
aesthetically appealing development that promotes 
environmental and personal health. The landscape 
design is contemporary and sustainable, in reference 
to the architectural style and detailing of the building 
with the Specific Plan boundary and forward-thinking 
nature of the City of Tracy. The Project Area is visually 
unified through contemporary landscape elements 
including project signage, plant palette and 
coordinated furnishings and fixtures, creating a strong 
sense of place. The scale and location of design 
features reinforce the circulation hierarchy.  
 
These private landscape elements are generally 
located outside of the right-of-way and will be 
privately maintained. Implementation of the Master 
Landscape Plan is further addressed in Chapter 6, 
which describes specific triggers for these 
improvements and maintenance responsibilities. In 
some cases the right-of-way extends several feet 
beyond the back of walk. In these cases, the portion 
of right-of-way beyond the back of walk may be 
privately maintained for simplicity and to ensure 
maintenance consistency. Where certain features 
extend into the right-of-way, maintenance easements 
or other arrangements acceptable to the City, will be 
established to allow for private maintenance.  
 
Sustainable design of the landscape will include the 
use of native and climate adapted plant species, high-
efficiency irrigation systems and lighting, locally 
sourced and recycled materials and stormwater best 
management practices. This approach to the design 
will create a contemporary California landscape that 
is attractive, yet resource-efficient and relatively low-
maintenance. 

Conceptual Streetscape Planting 
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Figure 5.1, Conceptual Design for Freeway Edge, Western Portion 

5.2 I-205 LANDSCAPE CORRIDOR  
Two alternating landscape themes along the I-205 
corridor will enhance the freeway edge and create 
visual interest. See Figure 5.2. One theme is more 
formal consisting of evergreen trees in angled rows  
inspired by windrows seen in the San Joaquin Valley. 
The second theme is informal tree groupings 
arranged to allow openings for views into the Plan 
Area. The use of these alternating concepts reflects a 
contemporary aesthetic. Groupings of shrubs, 
fescues, and grasses will be planted as understory for 
trees. Detention basins along the freeway frontage 
will be planted with hydroseeded grasses and 
enhanced with trees planted along the perimeter, see 
Figure 5.4.  The detention basins have the benefit of 
adding to the landscape setback while functioning as 
storm water detention and treatment.  The 
landscaped frontage setback along I-205 will maintain 
a minimum of 30’ in width.  Figures 5.1—5.10 depict 
the conceptual design for the I-205 frontage. 

Design Elements for Freeway Edge, Western Portion 

A. West City Gateway 
 - see Section 5.3 City Gateway for details and    
   enlargement . See Figure 5.8.  

B. Trees Informal Planting  (Grouping) 
- species: Quercus ilex (Holly Oak) 
- size: 24” box min. 
- spacing: 30’ on center, min. 3 trees (similar 
  species) per grouping. 
 

- species: Quercus wislezenii (Interior Live Oak) 
- size: 24” box min. 
- spacing: 30’ on center, min. 3 trees (similar 
  species) per grouping. 
 

- species: Cedrus deodora (Deodar Cedar) 
- size: 24” box min. 
- spacing: 30’ on center, min. 3 trees (similar 
  species) per grouping. 

Not to scale 

A B 
C E 

D 

50’ avg. 

+/- 200’ 

80’ 

D 

F 

Design Elements for Freeway Edge, Western Portion 

C.    Freeway Planting Understory, typ. 
- See Figure 5.3.  
- 30’ min. landscape  
- species: native and drought tolerant shrubs   
closely spaced, e.g. Coffeeberry, Santa Barbara 
  Sage, Howard McMinn Manzanita, Rockrose, 
  Toyon and Rosemary. 
- height: 3’ to 15’  
- size: 5 to 15 gal. 
- spacing: maintain and allow plants to grow to  
  natural form. 
- species: Ornamental Grasses closely spaced, 
   e.g. Atlas Festuca, Carex, Pennisetum and  
   Lomandra 
- height: 2’ to 4’ 
- size: 1 to 5 gal. 
- spacing: maintain and allow plants to grow to 
  natural form. 

D. Detention Basin 
- hydroseed with native grasses 
- Bank planting: Groupings of Arroyo and Upland  
  Willow, California Wild Rose. 
- size: 5 and 15 gal. 
- spacing: 12’ on center, min. 3 shrubs (similar  
   species) per grouping. 

E. Freeway Fence, typ. 
- Approved fencing by Caltrans 
- See Figure 5.3 

F. Trees Formal Planting 
- species: Olea europaea (Fruitless Olive) 
- size: 36” box 
- row spacing: 25’ (diagonal to freeway fence line) 

Key Map 
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Not to scale 

Design Elements for Freeway Edge Planting 

A. Trees Informal Planting (Grouping) 
- species: Cedrus deodora (Deodor Cedar) Quercus 
  Ilex (Holly Oak), Quercus wislezenii (Interior Live  
  Oak) 
- size: 24” box 
- spacing; 30’ on center, min. 3 trees (similar spe-
cies) per grouping. 

B. Trees Formal Planting 
- species: Olea europaea (Fruitless Olive) 
- size: 36” box 
- row spacing: 25’ (diagonal to freeway fenceline) 

80’ 

min. 30’ 

A 

B 

C 

C 

C. Freeway Planting Understory (typ.) 
- species: native and drought tolerant shrubs   
  closely spaced, e.g. Coffeeberry, Santa Barbara 
  Sage, Howard McMinn Manzanita, Rockrose, 
  Toyon and Rosemary. 
- height: 3’ to 15’  
- size: 5 to 15 gal. 
- spacing: maintain and allow plants to grow to  
  natural form. 

 - species: Ornamental Grasses closely spaced, 
   e.g. Atlas Festuca, Carex, Pennisetum and  
   Lomandra 
- height: 2’ to 4’ 
- size: 1 gal. 
- spacing: maintain and allow plants to grow to 
  natural form. 

Figure 5.3, Section 

Figure 5.2, Freeway Edge Enlargement 

Key Map 

C 

Screen Trees 

Tall Shrubs 

Berming where possible 

B 

Caltrans Fence 
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Figure 5.4, Section, Conceptual Design for Freeway Edge Detention Basin Frontage 

Not to scale 

A 

B C 

Key Map 

Design Elements for Freeway Edge Detention Basin 
Frontage  

A. Tree Rows 
- species: Quercus ilex (Holly Oak) 
- size: 24” box 
- tree spacing: 30’ on center, min. 2 trees 
- row spacing: 80’ on center 

B. Freeway Planting Understory, typ. 
- 30’ min landscape  
- hydroseeded no-mow native grasses and  
  wild  flower mix   
 
- species: native and drought tolerant shrubs   
  closely spaced, e.g. Coffeeberry, Santa Barbara 
  Sage, Howard McMinn Manzanita, Rockrose, 
  Toyon and Rosemary. 
- height: 3’ to 15’  
- size: 5 to 15 gal. 
- spacing: maintain and allow plants to grow to  
  natural form. 

C. Detention Basin 
- hydroseed with native grasses 
- Bank planting: Groupings of Arroyo and Upland  
  Willow, California Wild Rose 
- size: 5 and 15 gal. 
- spacing: 12’ on center, min. 3 shrubs (similar  
   species) per grouping. 

30’ min. 
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D. Freeway Fence, typ. 
-Approved fencing by Caltrans. 
-height: 4’ 
-color: black 
- see Figure 5.3 for detail 

E. Trees Formal Planting 
- species: Olea europaea (Fruitless Olive) 
- size: 36” box 
- row spacing: 25’ (diagonal to freeway  fenceline) 

F. PG and E Screening 
- species: Quercus wislezenii (Interior Live Oak) 
- size: 24” box min. 
- spacing: 30’ on center, min. 3 trees (similar 
  species) per grouping. 
 

- species: Cedrus deodora (Deodar Cedar) 
- size: 24” box min. 
- spacing: 30’ on center, min. 3 trees (similar 
  species) per grouping. 

Design Elements for Freeway Edge,  
Middle Portion West of International Parkway 
(formerly Mountain House Parkway) 

A. Trees Informal Planting  (Grouping) 
- species: Quercus ilex (Oak) 
- size: 24” box min. 
- spacing: 30’ on center, min. 3 trees (similar 
  species) per grouping. 
 

- species: Quercus wislezenii (Interior Live Oak) 
- size: 24” box min. 
- spacing: 30’ on center, min. 3 trees (similar 
  species) per grouping. 
 

- species: Cedrus deodora (Deodar Cedar) 
- size: 24” box min. 
- spacing: 30’ on center, min. 3 trees (similar 
  species) per grouping. 

B. Freeway Planting Understory, typ. 
- 30’ min. landscape  
- species: native and drought tolerant shrubs   
  closely spaced, e.g. Coffeeberry, Santa Barbara 
  Sage, Howard McMinn Manzanita, Rockrose, 
  Toyon and Rosemary. 
- height: 3’ to 15’  
- size: 5 to 15 gal. 
- spacing: maintain and allow plants to grow to  
  natural form. 

 - species: Ornamental Grasses closely spaced, 
   e.g. Atlas Festuca, Carex, Pennisetum and  
   Lomandra 
- height: 2’ to 4’ 
- size: 1 gallon 
- spacing: maintain and allow plants to grow to 
  natural form. 

C. Detention Basin 
- hydroseed with native grasses 
- Bank planting: Groupings of Arroyo and Upland  
  Willow, California Wild Rose. 

 - size: 5 and 15 gal. 
- spacing: 12’ on center, min. 3 shrubs (similar  
   species) per grouping. 

Figure 5.5, Conceptual Design for Freeway Edge, Middle Portion West  
of International Parkway (formerly Mountain House Parkway) 

Not to scale 
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B 

C 

Figure 5.6, Conceptual Design for Freeway Edge, Middle Portion East of  International Parkway 
(formerly Mountain House Parkway) 

Not to scale 

A 

Key Map 

A 

Design Elements for Freeway Edge,  
Middle Portion East of International Parkway 
(formerly Mountain House Parkway) 

A. Trees Informal Planting  (Grouping) 
- species: Quercus ilex (Holly Oak) 
- size: 24” box min. 
- spacing: 30’ on center, min. 3 trees (similar 
  species) per grouping. 
 

- species: Quercus wislezenii (Interior Live Oak) 
- size: 24” box min. 
- spacing: 30’ on center, min. 3 trees (similar 
  species) per grouping. 
 

- species: Cedrus deodora (Deodar Cedar) 
- size: 24” box min. 
- spacing: 30’ on center, min. 3 trees (similar 
  species) per grouping. 

B. Freeway Planting Understory, typ. 
- 30’ min. landscape  
- species: native and drought tolerant shrubs   
  closely spaced, e.g. Coffeeberry, Santa Barbara 
  Sage, Howard McMinn Manzanita, Rockrose, 
  Toyon and Rosemary. 
- height: 3’ to 15’  
- size: 5 to 15 gal. 
- spacing: maintain and allow plants to grow to  
  natural form. 

 - species: Ornamental Grasses closely spaced, 
   e.g. Atlas Festuca, Carex, Pennisetum and  
   Lomandra 
- height: 2’ to 4’ 
- size: 1 gallon 
- spacing: maintain and allow plants to grow to 
  natural form. 

Design Elements for Freeway Edge,  
Middle Portion East of International Parkway 
(formerly Mountain House Parkway) 

C. Detention Basin 
- hydroseed with native grasses 
- Bank planting: Groupings of Arroyo and Upland  
  Willow, California Wild Rose. 
- size: 5 and 15 gal. 
- spacing: 12’ on center, min. 3 shrubs (similar  
   species) per grouping. 

D. Freeway Fence, typ. 
- Approved fencing by Caltrans 

E. Trees Formal Planting 
- species: Olea europaea (Fruitless Olive) 
- size: 36” box 
- row spacing: 25’ (diagonal to freeway fence line) 

E 

E D 
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Figure 5.7, Conceptual Design for Freeway Edge, Eastern Portion 

C A 

D 

B 

Not to scale 

D 

Key Map 

Design Elements for Freeway Edge, Eastern Portion 

A. East City Gateway 
- see Figure 5.9 for enlargement 

B. Trees Informal Planting  (Grouping) 
- species: Quercus ilex (Holly Oak) 
- size: 24” box min. 
- spacing: 30’ on center, min. 3 trees (similar 
  species) per grouping. 
 

- species: Quercus wislezenii (Interior Live Oak) 
- size: 24” box min. 
- spacing: 30’ on center, min. 3 trees (similar 
  species) per grouping. 
 

- species: Cedrus deodora (Deodar Cedar) 
- size: 24” box min. 
- spacing: 30’ on center, min. 3 trees (similar 
  species) per grouping. 

C. Freeway Planting Understory, typ. 
- 30’ min. landscape  
- species: native and drought tolerant shrubs   
  closely spaced, e.g. Coffeeberry, Santa Barbara 
  Sage, Howard McMinn Manzanita, Rockrose, 
  Toyon and Rosemary. 
- height: 3’ to 15’  
- size: 5 to 15 gal. 
- spacing: maintain and allow plants to grow to  
  natural form. 

 - species: Ornamental Grasses closely spaced, 
   e.g. Atlas Festuca, Carex, Pennisetum and  
   Lomandra 
- height: 2’ to 4’ 
- size: 1 gallon 
- spacing: maintain and allow plants to grow to 
  natural form. 

Design Elements for Freeway Edge,  Eastern Portion 

D. Detention Basin 
- hydroseed with native grasses 
- Bank planting: Groupings of Arroyo and Upland  
  Willow, California Wild Rose. 
- size: 5 and 15 gal. 
- spacing: 12’ on center, min. 3 shrubs (similar  
   species) per grouping. 

E. Freeway Fence, typ. 
- Approved fencing by Caltrans 

F. Trees Formal Planting 
- species: Olea europaea (Fruitless Olive) 
- size: 36” box 
- row spacing: 25’ (diagonal to freeway  fenceline) 

C F F B 
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Figure 5.8, Conceptual Design for City Gateway West Enlargement (See Figure 5.1) 

5.3 CITY GATEWAYS  
The northwest corner of Cordes Ranch Specific Plan 
area features a gateway to the City of Tracy, and the 
Cordes Ranch development. The landscape concept is 
illustrated in Figure 5.8 and Figure 5.9. The landscape 
concept consists of colored accent planting with varying 
textures and heights to create a visual layering 
appearance to the design of the planting.  A backdrop 
of both horizontal and vertical  canopy trees will anchor 
the signage and provides another layer of color and 
textures.  A majority of plant palette will be evergreen 
species to provide a year around landscape and 
appearance for the Gateway signage element.  

Key Map 

Design Elements for City Gateway West 

A. Sign Type A 
- concept design per Figure 5.10  

B. Accent Planting 
- species: native and drought tolerant perennials, 
  succulents, and ground covers closely spaced,  
  e.g. Aloe, Lomandra, Manzanita and Phormium 
- height: 2’ to 4’ 
- size: 1, 5 and 15 gal. 
- spacing: maintain and allow plants to grow natural form. 

C. Shade Tree Backdrop 
- species: Ulmus x ’Frontier’ (Frontier Elm)  
- size: 36” box 
- spacing: 30’ on center, min. 5 trees 

D. Columnar Accent Tree 
- species: Quercus macrocarpa ’Urban Pinnacle’  
   (Columnar Bur Oak) 
- size: 36” box 
- spacing: 18’ on center, min. 7 trees 

E. Understory Planting 
- species: native and drought tolerant shrubs 
   closely spaced, e.g. Ceanothus, Manzanita,  
   Rosemary and Salvia. 
- size: 5 and 15 gal. 
- height: 2’ to 6’ 
- spacing: maintain and allow plants to grow  natural form. 

F. Background Tree 
- species: Olea europaea (Fruitless Olive)  
- size: 36” box 
- row spacing: 25’ 



CHAPTER 5   MASTER LA NDS CAPE PLAN  
5 -9  

 

CORDES  RANCH SPEC IF I C  PLAN:   TRACY ,  CAL IFORNIA  SEPTEMBER 12 ,  2018  

Figure 5.9, Conceptual Design for City Gateway East Enlargement (and See Figure 5.7) 

A second City Gateway is located along I-205 at the 
mid point between International Parkway (formerly 
Mountain House Parkway) and Hansen Road and will 
be designed similarly to the gateway at the northwest 
corner of the site. The design concept as well as the 
plant and tree palette will be similar to continue a 
similar design theme along the freeway edge. 

A 
B 

E 

D 

+/-85’ 

Not to scale 

Design Elements for City Gateway 

A. Sign Type A 
- concept design per Figure 5.10 

B. Accent Planting 
- species: native and drought tolerant perennials 
  and succulents closely spaced, e.g. Aloe and  
  Phormium. 
- height: 2’ - 6’ 
- size: 1, 5 and 15 gal. 

B 

Key Map 

C 

E 

G 

F 

C. Accent Planting below Gateway Sign 
- species: ornamental grasses closely spaced,  
  e.g. Atlas Festuca, Carex, Pennisetum and  
  Lomandra 
- size: 1 gallon. 
- height: 2’ to 3’ 
- spacing: maintain and allow plants to grow                 
  natural form. 

D. Understory 
- species: native and drought tolerant shrubs 
   closely spaced, e.g. Ceanothus, Manzanita,  
   Rosemary and Salvia 
- size: 5 and 15 gal. 
- height: 2’ to 6’ 
- spacing: maintain and allow plants to grow                 
  natural form. 

E. Shade Tree Backdrop 
- species: Ulmus x ’Frontier’ (Frontier Elm)  
- size: 36” box 
- spacing: 30’ on center, min. 6 trees 

F. Accent Tree 
- species: Olea europaea (Fruitless Olive)  
- size: 36” box 
- row spacing: 25’ (triangulate), min. 7 trees 

G. Columnar Accent Tree 
- species: Quercus macrocarpa ’Urban Pinnacle’  
   (Columnar Bur Oak) 
- size: 36” box 
- spacing: 18’ on center, min. 10 trees 
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5.4 SIGN TYPE A   
Sign Type A will be located along the freeway edge will 
be placed to announce entry to the project and to act 
as a gateway to and from the City of Tracy. Sign Type A 
sign will be oriented to face I-205 to identify the 
business park. The signs can be characterized as 
contemporary with clean horizontal lines.   The signs 
will utilize similar materials and color pallet as the 
building designs within the business park.  
 
Sign Type A will consist of three individual curved 
horizontal walls  that will be offset, see Figure 5.10. 
The first wall includes a taller white vertical 
elementprovides a high contrast design element to the 
dark color box ribbed  horizontal metal walls.   
 
Sign Type A  Design Standards 
1. Height: 12’ 
2. Wall length: 80’ 
 

Figure 5.10, Sign Type A Example 

Key Map 
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Sign Type A - West Example 

Sign Type A - East Example 
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5.5 SIGN TYPE B  
Project entries will signify the main project 
intersections providing entry into the business park 
from I-205, I-580 and the existing Mountain House 
residential north of the project.  Project entry designs 
will be similar in design and materials with the City 
Gateway sign, Sign Type A, creating a unified aesthetic 
theme for the project.  
 
The primary project entries will be at Mountain House 
Parkway and Capital Parks Drive as you exit from I-205 
from the north, and Mountain House Parkway and Old 
Schulte road as you exit from 1-580 from the southern 
entry to the project.  The signs will be similar  in design 
to the Sign Type A in the use of materials and color 
pallet  and will feature a more horizontal appearance.  
A 12’ high white horizontal monument element will  
frame the intersection and anchor the signage.   
 
The streetscape and landscape up to the back of  walk 
will be publicly maintained. All landscaping and 
improvements beyond the back of walk will be 
privately maintained including,  in  some cases, up to 4’ 
of right-of-way on one or both sides of the street. 
 
Sign Type B Design Standards 

1. Height: 12’ 
2. Wall Length: 60’ 
3. Number of signs:  as noted in the following 
figures. 
 

Figure 5.11, Sign Type B Example 

Key Map 
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Figure 5.12, Conceptual Design for Project Entry Intersection 

E 

D 

Not to scale 
A 

Key Map for Project Entries 

E 

Design Elements for International Parkway 
Project Entry 

A. Sign Type B 
- height: 12’  
- wall length: 60’ 
- materials and design per Figure 5.11 

B. Columnar and Evergreen Trees, typ. 
(Backdrop) 
- species: Quercus macrocarpa ’Urban  
  Pinnacle’ (Columnar Bur Oak) 
- size: 24” box 
- spacing: 18’ on center 
 
- species: Olea europaea ’Swan Hill’   
  (Fruitless Olive) (Foreground) 
- size: 36” box 
- spacing: 20’ on center 

C. Decorative Accent Rock  (typ.) 

D. Corner Planting, typ. 
- Alternating low accent color accent massings  
  and evergreen ornamental grasses and  
  Succulents, e.g. Festuca glauca ‘Elijah  
  Blue’ (Elijah Blue Fescue), Aloe x ‘Always  
  Red’ (Always Red Aloe), Agave ‘Blue Glow’  
  (Blue Glow Agave), Lomandra longifolia  
  ‘Breeze’ (Breeze Dwarf Mat Rush) 
- succulent size: 5 gallon 
- ornament grass size: 1 gal. 
- maximum height: 3’ 

E. Crosswalks, typ. 

F. Property Line, typ. 

G. Landscape Setback, typ. 

CAPITAL PARKS DRIVE 

D 

B B 
A 

C 

F G 

Capital Parks Drive Project Entry 
This gateway creates the Project Entry experience at the 
northern most major intersection as you exit from I-205.  
The two southern corners at International Parkway 
(formerly Mountain House Parkway) and Capital Parks 
Drive will feature a vertical monument, a curved wall 
element, and enhanced landscaping, and the two 
norther corners will have enhanced landscaping only, 
see Figure 5.12 
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Sign Type B Example vertical element left 

Sign Type B Example vertical element right 
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A 

C 

 
Old Schulte Road Project Entry 
This gateway creates the Project Entry experience at 
the southwest corner of the Project as you exit from 
1-580. The northeast corner of the intersection is the 
only portion within the Project boundary and will 
feature a vertical monument, a curved wall element 
with lettering, and enhanced landscaping. See Figure 
5.13. 

Figure 5.13, Conceptual Design for Old Schulte Road Project Entry 

Not to scale 

Key Map for Old Schulte Road Project Entry 

B 

E 

Design Elements for Old Schulte Road Project Entry 

A. Sign Type B 

− height: 12’ 

− wall length: 60’ 
- materials and design per Figure 5.11 
 

B. Columnar and Evergreen Trees, typ. (Backdrop) 
- species: Quercus macrocarpa ’Urban  
  Pinnacle’ (Columnar Bur Oak) 
- size: 24” box 
- spacing: 18’ on center 
 
- species: Olea europaea ’Swan Hill’ 
  (Fruitless Olive) (Foreground) 
- size: 36” box 
- spacing: 20’ on center 

C. Corner Planting, typ. 
- Alternating low accent color accent massings  
  and evergreen ornamental grasses and  
  Succulents, e.g. Festuca glauca ‘Elijah  
  Blue’ (Elijah Blue Fescue), Aloe x ‘Always  
  Red’ (Always Red Aloe), Agave ‘Blue Glow’  
  (Blue Glow Agave), Lomandra longifolia  
  ‘Breeze’ (Breeze Dwarf Mat Rush) 
- succulent size: 5 gallon 
- ornament grass size: 1 gal. 
- maximum height: 3’ 

D. Property Line 

E. Landscape Setback 

F. Crosswalk, typ. 
 

D E 
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New Schulte Road Project Entry 
This Project Entry occurs at the Eastern entrance to the 
Plan Area on New Schulte Road providing future access 
from the existing residential neighborhoods to the east. 
The north side makes up a corner of the Eastside Park 
and will feature a vertical monument, a curved wall 
element, and enhanced landscaping.  The southern por-
tion of the entry will be developed similarly, see Figure 
5.14.    

Key Map for New Schulte Road Eastern Project Entry 

Not to scale 

Design Elements for New Schulte Road Eastern 
Project Entry 

A. Sign Type B 
- height: 12’ 
- wall length: 60’ 
- materials and design per Figure 5.11 
 

B. Columnar and Evergreen Trees, typ. (Backdrop) 
- species: Quercus macrocarpa ’Urban  
  Pinnacle’ (Columnar Bur Oak) 
- size: 24” box 
- spacing: 18’ on center 
 
- species: Olea europaea ’Swan Hill’ 
  (Fruitless Olive) (Foreground) 
- size: 36” box 
- spacing: 20’ on center 

C. Corner Planting, typ. 
- Alternating low accent color accent massings  
  and evergreen ornamental grasses and  
  Succulents, e.g. Festuca glauca ‘Elijah  
  Blue’ (Elijah Blue Fescue), Aloe x ‘Always  
  Red’ (Always Red Aloe), Agave ‘Blue Glow’  
  (Blue Glow Agave), Lomandra longifolia  
  ‘Breeze’ (Breeze Dwarf Mat Rush) 
- succulent size: 5 gallon 
- ornament grass size: 1 gal. 
- maximum height: 3’ 

D. Property Line 

E. Landscape Setback 

F. Crosswalk, typ. 
 

Figure 5.14, Conceptual Design for New Schulte Road Eastern Project 
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Figure 5.15, Sign Type C Example 

5.6 SIGN TYPE C  
Sign Type C will feature a 9’ white horizontal monument 
element to frame the intersection and anchor the sign.   
The white horizontal design element will contrast with 
the curved  dark color box ribbed horizontal metal panel 
wall design feature. 
 
A total of three major intersections will be constructed to 
include signage on each corner of the intersection.  The 
major intersections will be located at the following loca-
tions: 

1. Old Schulte Road at Hansen Road (two  
 corners); 
2. Old Schulte Road at Pavilion Parkway (one cor-

ner); 
3. Capital Parks Drive at Pavilion Parkway (one cor-

ner). 
 

Sign Type C Design Standards 
1. Height: 9’  
2. Wall Length: 46’ 
3. Number of Signs: as noted in the following 

figures 

Key Map 
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Not to scale 

Figure 5.16, Conceptual Design for Major Intersections -  
T Intersection 

5.7 MAJOR INTERSECTIONS  
Major intersections are the second tier of  intersec-
tion and circulation hierarchy and will utilize a similar 
vertical monument, horizontal wall, and landscape 
and design features  as the Project Entry. They have 
been designed as both placemaking and wayfinding 
elements. 

Key Map All Major Intersections 

2 Design Elements for New Schulte Road Eastern 
Project Entry 

A. Sign Type C 
- height: 12’ 
- wall length: 46’ 
- materials and design per Figure 5.15 
 

B. Columnar and Evergreen Trees, typ. (Backdrop) 
- species: Quercus macrocarpa ’Urban  
  Pinnacle’ (Columnar Bur Oak) 
- size: 24” box 
- spacing: 18’ on center 
 
- species: Olea europaea ’Swan Hill’  
  (Fruitless Olive) (Foreground) 
- size: 36” box 
- spacing: 20’ on center 

C. Corner Planting, typ. 
- Alternating low accent color accent massings  
  and evergreen ornamental grasses and  
  Succulents, e.g. Festuca glauca ‘Elijah  
  Blue’ (Elijah Blue Fescue), Aloe x ‘Always  
  Red’ (Always Red Aloe), Agave ‘Blue Glow’  
  (Blue Glow Agave), Lomandra longifolia  
  ‘Breeze’ (Breeze Dwarf Mat Rush) 
- succulent size: 5 gallon 
- ornament grass size: 1 gal. 
- maximum height: 3’ 

D. Property Line 

E. Landscape Setback 

F. Crosswalk, typ. 
 

F 

C 

A 

D 
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Figure 5.17, Conceptual Design for Major Intersection—1/2 Intersection 

Not to scale 

Key Map Major intersection  “1/2” Intersection  
configuration 

Design Elements for Major Intersection  

A. Sign Type C 
- height: 12’ 
- wall length: 46’  
- materials and design per Figure 5.15 

B. Columnar and Evergreen Trees, typ. (Backdrop) 
- species: Quercus macrocarpa ’Urban  
  Pinnacle’ (Columnar Bur Oak) 
- size: 24” box 
- spacing: 18’ on center 
 
- species: Olea europaea ’Swan Hill’   
  (Fruitless Olive) (Foreground) 
- size: 36” box 
- spacing: 20’ on center 

C. Corner Planting, typ. 
- Alternating low accent color accent massings  
  and evergreen ornamental grasses and  
  Succulents, e.g. Festuca glauca ‘Elijah  
  Blue’ (Elijah Blue Fescue), Aloe x ‘Always  
  Red’ (Always Red Aloe), Agave ‘Blue Glow’  
  (Blue Glow Agave), Lomandra longifolia  
  ‘Breeze’ (Breeze Dwarf Mat Rush) 
- succulent size: 5 gallon 
- ornament grass size: 1 gal. 
- maximum height: 3’ 

D. Property Line 

E. Landscape Setback 

F. Crosswalk, typ. 
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Not to scale 

5.8 TYPICAL INTERSECTIONS  
Reinforcing the intersection circulation and hierarchy, 
typical intersections receive a similar landscape treat-
ment  to the major intersection without the wall ele-
ment but at a smaller scale. They are enhanced with 
accent planting and columnar trees as background. The 
design concept is illustrated in Figure 5.18. 

Figure 5.18, Conceptual Design for Typical Intersections 

Key Map 

B 

E 

D 

A 

 Design Elements for Typical Intersections 

A. Columnar and Evergreen Trees, typ. (Backdrop) 
- species: Quercus macrocarpa ’Urban  
  Pinnacle’ (Columnar Bur Oak) 
- size: 24” box 
- spacing: 18’ on center 
 
- species: Olea europaea ’Swan Hill’   
  (Fruitless Olive) (Foreground) 
- size: 36” box 
- spacing: 20’ on center 

B. Corner Planting, typ. 
- Alternating low accent color accent massings  
  and evergreen ornamental grasses and  
  Succulents, e.g. Festuca glauca ‘Elijah  
  Blue’ (Elijah Blue Fescue), Aloe x ‘Always  
  Red’ (Always Red Aloe), Agave ‘Blue Glow’  
  (Blue Glow Agave), Lomandra longifolia  
  ‘Breeze’ (Breeze Dwarf Mat Rush) 
- succulent size: 5 gallon 
- ornament grass size: 1 gal. 
- maximum height: 3’ 

C. Property Line, typ. 

D. Landscape Setback, typ. 

E. Crosswalk, typ. 
 

C 



CHAPTER 5   MASTER LA NDS CAPE PLAN  
5 -21  

 

CORDES  RANCH SPEC IF I C  PLAN:   TRACY ,  CAL IFORNIA  SEPTEMBER 12 ,  2018  

5.9 PARKS  
Two joint use park and storm water detention features 
will provide access to open space within walking dis-
tance from most businesses within the project.  These 
parks will be designed with varied grades so that much 
of the area will be usable throughout most of the year, 
while a minimum of area will remain inundated for 
longer periods of time.    
 
In total, there are approximately 85 acres of parks, 
open space and trails  as part of Cordes Ranch.  The 
open space, parks and trail system will provide the em-
ployees of the development and the citizens of the City 
of Tracy with recreational opportunities, both active 
and passive. The trail systems will  be developed as set 
forth herein and in accordance with the Citywide  
Transportation Master Plan. 
 
As part of the Project’s park and open space amenities, 
it is anticipated that an approximately 35-acre Central 
Green will be created in the central portion of the Pro-
ject Area.  The Central Green will contain a series of 
detention basins that will retain storm water for a por-
tion of the year and when dry will allow for active uses, 
see Figure 5.19.  Pathways will provide for pedestrian 
and bicycle circulation to benches and other passive use 
areas within the Central Green. 
 
Eastside Park, a second approximately 18-acre park at 
the eastern property boundary will function similarly to 
the Central Green.  This park will serve dual purposes  
by providing an open space area with pathways for pe-
destrian and bicycle circulation to picnic areas, benches 
and other passive uses. The park will also provide for 
storm water detention during storm events. See Figure 
5.20 for the Eastside Park design concept. 
 
A 30’ linear park/open space corridor with a 12’ Class I 
bike/pedestrian path will parallel New Schulte Road to 
provide a link between the two park areas. This path is 
part of the system of Class I and II bike paths that will 
connect throughout the project and will provide em-
ployees an alternative to vehicle trips to access the uses 
within the Project Area. 
 
  

 
 

Detention basin with nearby shade trees 
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Figure 5.19, Conceptual Design for Central Green Concept 

A 

A 

A 

B 

C 

D 

E 

F 
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Capital Parks Drive 

New Schulte 

F 

Conceptual Design for Central Green 

A. Detention Basin  

− sod quality seed with willow masses on 
banks 

− Chilopsis linearis (Desert Willow) 

B. Use Areas 
- picnic and/or seating/viewing areas under 
shade trees 
- species:  Quercus rubra (Red Oak)  
- size: 24” box to provide substantial canopy 
upon installation 
- spacing:  in clusters 

C. Park Arrival Area 

D. Allée of Trees 

E. Focal Point and Plaza 

F.  Trail 
-10’ wide decomposed granite 

Central Green 
The Central Green, an approximately 35-acre open 
space area in the middle of the Plan Area, will contain 
walking trails, picnic areas and enhancement of the 
natural habitat area. Open lawn in stormwater deten-
tion areas provides flexible space for both active and 
passive activities. The park features a  strong pedes-
trian connection to the commercial zone with a tree-
lined allée culminating in a focal element. The land-
scape design concept for the Central Green is shown 
in Figure 5.19. 

Key Map 
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Figure 5.20, Conceptual Design for Eastside Park  

Conceptual Design for Eastside Park 

A.  Park Entry Plaza  
- low walls 
- permeable paving 

B. Allée of Trees 
- large shade trees 
- size: 24” box 
- spacing: 30’ on center 

C. Detention Basin 

− sod quality seed with willow masses on banks 

− Chilopsis linearis (Desert Willow) 

D. Use Areas 
- picnic and/or seating/viewing areas under shade 
trees 
- species:  Quercus rubra (Red Oak)  
- size: 24” box to provide substantial canopy upon 
installation 
- spacing:  in clusters 

E.  Detention Access 
- 10’ wide decomposed granite 

F. Project Entry 
- See Figure 5.14 

B 

A 

Conceptual Design for Eastside Park 
The 18-acre Eastside Park at the eastern property 
boundary will offer a similar program to the Central 
Green. This park will provide open space area with 
pathways for pedestrian and bicycle circulation to 
picnic areas, benches and other uses.  Open lawn will 
provide a flexible space for active and passive uses  
and will also provide for storm water detention dur-
ing storm events, see Figure 5.20. 
 

Key Map 
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Figure 5.21,  Conceptual Design for Drainage Easement  

5.10 DRAINAGE EASEMENT  
The existing drainage easement that extends from 
the southwest edge of the Project toward the center 
of the Plan Area and Central Green is enhanced as a 
riparian corridor with habitat areas, detention basins, 
and passive use areas that may include seating and 
picnic tables. A decomposed granite path will be pro-
vided between the Central Green and the Delta Men-
dota Canal, creating a recreation and circulation op-
portunity. Planting will be natural and riparian in 
character. Access roads will run the perimeter of de-
tention basins for maintenance and monitoring pur-
poses. A minimum 25’ setback is provided from the 
top of bank to the trail or any seating or use area in 
order to protect the corridor.  

Trail and seating  

A.  Trail 
- 10’ wide decomposed granite 

B. Riparian Planting, typ. 

C. Detention Basin 
- hydroseeded no-mow native grasses with wil-
low masses on banks 

A 

B 

C 

C 

Conceptual Design for Drainage Easement 

Key Map 
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5.11 WSID EASEMENT  
The existing West Side Irrigation District (WSID) ease-
ment Between Capital Parks Drive and New Schulte 
Road will include pedestrian and bicycle paths to con-
nect to the Eastside Park.   The ultimate location for 
the open space corridor  will be refined as part of the 
Project’s subdivision map process.   If the open space 
corridor is relocated outside the WSID easement to 
accommodate adjacent development, then a Class I 
bikeway shall be incorporated into the east side of 
Road H. 
 

Figure 5.22, Conceptual Design for WSID Easement 

 Conceptual Design for WSID Easement 

A.  Trail, typ. 
- 10’ wide decomposed granite 

B. Trees, typ. 
- large stature shade trees and accent trees, such 
as Quercus rubra (Red Oak) and Quercus virgini-
ana (Southern Live Oak) 
- size: 24” box 

C. Meadow Planting 
- hydroseeded no-mow native grasses and wild-
flowers 

A 

B 

C 

Key Map 
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Decomposed granite trail, no-mow grasses, seating 

Figure 5.23, WSID Easement – Section 

Conceptual Design for WSID Easement 

A.  Trail, typ. 
- 10’ wide decomposed granite 

B Trees, typ. 
- large stature shade trees and accent trees, such 
as Quercus rubra (Red Oak) and Quercus virgini-
ana (Southern Live Oak) 
- size: 24” box 

C. Meadow Planting 
-hydroseeded no-mow native grasses and wild-
flowers 

B 

A 

C 
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5.12 STREETSCAPES  
The streetscape design will provide visual structure to 
the project by reinforcing roadway hierarchies, 
emphasizing key intersections, creating pedestrian and 
bicycle zones and highlighting open space.  
 
Streetscapes will feature native and climate adapted 
planting, street trees, and landscape strips. Thematic 
site furnishings and fixtures including benches, public 
transit shelters, trash receptacles, lighting, and signage 
will support the design character.  
 
Each major road type will have unique, yet coordinated, 
landscape treatment with varying levels of pedestrian 
and bicycle amenities, depending on scale and function. 
For example, streets in the commercial/retail core will 
include pedestrian scaled street lights, benches, trash 
receptacles and enhanced planting suitable for more 
intensive use by pedestrians. Larger arterials will have 
simpler low-maintenance landscape designs 
appropriate to facilitate the circulation of vehicular and 
bicycle traffic. The visual organization of the project will 
be reinforced with unique tree palettes for each major 
street/street type. 
 
All roads will include a landscape strip on both sides 
planted with street trees. Landscape setbacks beyond 
the right-of-way, ranging from 15-30 feet, provide for 
screening of large architecture. Landscape setbacks will 
generally be planted with no-mow grasses, evergreen 
shrubs and double rows of large screen trees. Setbacks 
may be bermed up to 5’ to minimize the perceived scale 
of building facades, or slope down away from streets at 
a maximum 3:1, depending on the grades at a given 
location. 

Landscape strip,  multi-use path, landscape setback 

Landscape setbacks from back-of-curb will be privately 
maintained. In some cases this includes a portion of 
right-of-way. Roadway sections  indicate privately 
maintained landscape areas. All road sections are 
shown in Chapter 6. 
 
Accent rock surfacing will be used as a design and visual 
accent element in both the public right of way as well 
as private landscaping areas within Cordes Ranch 
Specific Plan boundary.   Furthermore, this design 
element will help the project comply with the water 
conservation requirements mandated by the Model 
Water Efficient Landscape Ordinance (MWELO) to 
reduce water use for landscape irrigation and to also 
decrease maintenance and create a more sustainable 
landscape. 
 
The accent rock surfacing can be generally described as 
8” to 10” brown in color fractured angular rock that will 
be placed un-mortared over a weed barrier  to help 
with the control of weeds and pests, see Accent Rock 
Detail on page 5-29.  The purpose of the rock design 
concept is to create a varied experience to the 
streetscape by breaking up the landscape planting with 
a pattern of “swaths” of rock. 
 
The accent rock will generally consist of up to 250’ 
lengths of rock in the medians and planting strips 
broken up with approximately 250’ of landscaping 
planting in a pattern that will continue the lengths of 
the north-south streets and the industrial roads within 
Cordes Ranch.  
 
A similar pattern of generally 250’ lengths of accent 
rock surfacing alternating with 250’ of landscape 
planting in a more curvilinear shape will generally occur 
within the private landscape located at the back of the 
sidewalk.  The accent rock surfacing within the private 
landscape area will complement the public street 
landscape and reinforce the design concept and 
enhance the overall visual character of the streetscape.      
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International Parkway (formerly Mountain House Park-
way) and Old Schulte Road 
Four Lane Parkway 
The portion of International Parkway (formerly Moun-
tain House Parkway) south of New Schulte Road to the 
Delta Mendota Canal is a four lane parkway. The east 
side of the roadway includes a 7-foot landscape strip at 
the street edge planted with grasses and street trees, a 
12-foot Class I Bikeway, and a 3’ landscape strip within 
the right of way. The opposite side has an 8-foot land-
scape strip, 5-foot sidewalk and 4-foot landscape strip 
within the right of way. Beyond the right-of-way, addi-
tional 30-foot landscape setbacks on both sides expand 
the planted area along the roadway to provide addition-
al screening of parking and large buildings. The road in-
cludes a 16-foot median/turn lane strip. Medians are 
planted with grasses, evergreen shrubs and trees. Old 
Schulte Road east of the Delta Mendota Canal is also a 
four lane parkway with the same dimensions as Interna-
tional Parkway (formerly Mountain House Parkway). The 
Class I Bikeway is on the north side of Old Schulte Road. 
See Figure 5.24. 

Median with trees and low evergreen and color 

South of the Delta Mendota Canal, International park-
way (formerly Mountain House Parkway) has already 
been improved on the west side, therefore the Project 
will install the east portion of the street section. See 
Figure 6.24. 
 
Similarly, west of the Delta Mendota Canal, Old Schulte 
Road has been improved on the south side, therefore 
the Project will install the north portion of the street 
section. See Figure 6.25. 
 
Depending on grades,  in some areas the screening in 
landscape setbacks will be accomplished with 5’ berms 
planted with grasses and a double row of trees. In oth-
er areas landscape setbacks slope downward at a maxi-
mum 3:1 slope and are planted with grasses and a dou-
ble row of trees.  
 
Six and Eight Lane Parkways 
International Parkway (formerly Mountain House Park-
way) north of New Schulte Road is a six lane parkway 
between New Schulte Road and Capital Parks Drive and 
is an eight lane parkway between Capital Parks Drive 
and the Project Entry from I-205. Aside from an addi-
tional travel lane, dimensions and landscape character 
are the same for these portions of International Park-
way (formerly Mountain House Parkway). See Figure 
5.25.  

Typical 8” to 10” Brown Fractured Angular Rock 

Conc. Curb & 
Gutter 
Or Sidewalk 

Road  
Subgrade 

Hold  Accent Rock 1”Min 
Below top of Curb at Edge 

8” to 10” Non Mortered Rock 

Weed Barrier 
Extend 2” at 
Curb/Sidewalk 

Subgrade Compact to 
80% 

Typical Accent Rock Detail 

Key Map 
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Conceptual Old Schulte Road Tree Palette 

Right of Way Planters Spacing 

Lagerstroemia hybrid 
‘Dynamite’ (Dynamite Crape 
Myrtle) 

20’-0” o.c. 

Ulmus parvifolia ‘True 
Green’ (True Green Chinese 
Evergreen Elm) 

30’-0” o.c. 

Landscape Setback Spacing 

Querus wislizenii (Interior Live 
Oak) 

30’-0” o.c. 

Lagerstroemia hybrid 
‘Dynamite’ (Dynamite Crape 
Myrtle) 

20’-0” o.c. 

Ulmus parvifolia ‘True 
Green’ (True Green Chinese 
Evergreen Elm) 

30’-0” o.c. 

Median Spacing 

Olea europaea ‘Swan 
Hill’ (Swan Hill olive) 

30’-0” o.c.           

Quercus macracarpa 
‘Urban Pinnacle’  
(Urban Pinnacle Oak) 

30’-0” o.c.           

Conceptual International Parkway (formerly 
Mountain House Parkway ) Tree Palette 

Right of Way Planters Spacing 

Zelkova serrata ‘Village 
Green’ (Village Green Zelkova) 

30’-0” o.c. 

Lagerstroemia hybrid 
‘Dynamite’ (Dynamite Crape 
Myrtle) 

20’-0” o.c. 

Landscape Setback Spacing 

Quercus ilex (Holly Oak) 30’-0” o.c.           

Zelkova serrata ‘Village 
Green’ (Village Green Zelkova) 

30’-0” o.c. 

Lagerstroemia hybrid 
‘Dynamite’ (Dynamite Crape 
Myrtle) 

20’-0” o.c. 

Median Spacing 

Arbutus x Marina (Marina 
Strawberry Tree) 

30’-0” o.c.           

Quercus macracarpa 
‘Urban Pinnacle’  
(Urban Pinnacle Oak) 

30’-0” o.c.           
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Figure 5.25, Conceptual Design for Six Lane Parkway 

Figure 5.24, Conceptual Design for Four Lane Parkway 
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Capital Parks Drive, Hansen Road and  
Pavilion Parkway  
Capital Parks Drive, Pavilion Parkway and Hansen Road 
are four lane major arterials with medians. On the east 
sides they have 12-foot Class I Bikeways with 7-foot 
landscape strips at the street edge and 3’ landscape 
strips at the back of walk within the right of way.  On 
the west side they will have 8-foot landscape strips at 
the street edge, five 5-foot sidewalks and 4-foot land-
scape strips within the right-of-way. Additional 25-foot 
landscape setbacks are provided on both sides. Set-
backs are planted with no-mow grasses and screen 
trees and bermed or sloped where appropriate to mini-
mize the perceived scale of building facades. Sixteen-
foot medians are planted with grasses, evergreen 
shrubs, and flowering trees. 

Conceptual Pavilion Parkway Tree Palette 

Right of Way Planters Spacing 

Zelkova serrata ‘Village 
Green’ (Village Green Zelkova) 

30’-0” o.c. 

Lagerstroemia hybrid 
‘Dynamite’ (Dynamite Crape 
Myrtle) 

20’-0” o.c. 

Landscape Setback Spacing 

Quercus ilex (Holly Oak) 30’-0” o.c.           

Zelkova serrata ‘Village 
Green’ (Village Green Zelkova) 

30’-0” o.c. 

Lagerstroemia hybrid 
‘Dynamite’ (Dynamite Crape 
Myrtle) 

20’-0” o.c. 

Median Spacing 

Arbutus x Marina (Marina 
Strawberry Tree) 

30’-0” o.c.           

Quercus macracarpa 
‘Urban Pinnacle’  
(Urban Pinnacle Oak) 

30’-0” o.c.           

Key Map 

Street tree, screen tree, 5’ sidewalk 
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Conceptual Hansen Road Tree Palette 

Right of Way Planters Spacing 

Lagerstroemia hybrid 
‘Dynamite’ (Dynamite Crape 
Myrtle) 

20’-0” o.c. 

Zelkova serrata ‘Village 
Green’ (Village Green Zelko-
va) 

30’-0” o.c. 

Landscape Setback Spacing 

Quercus ilex (Holly Oak) 30’-0” o.c.           

Zelkova serrata ‘Village 
Green’ (Village Green Zelko-
va) 

30’-0” o.c. 

Lagerstroemia hybrid 
‘Dynamite’ (Dynamite Crape 
Myrtle) 

20’-0” o.c. 

Median Spacing 

Arbutus x Marina (Marina 
Strawberry Tree) 

30’-0” o.c.           

Quercus macracarpa ‘Urban 
Pinnacle’ 
(Urban Pinnacle Oak) 

30’-0” o.c.           

Conceptual Capital Parks Drive Tree Palette 

Right of Way Planters Spacing 

Lagerstroemia hybrid 
‘Dynamite’ (Dynamite Crape 
Myrtle) 

20’-0” o.c. 

Ulmus parvifolia ‘True 
Green’ (True Green Chinese 
Evergreen Elm) 

30’-0” o.c. 

Landscape Setback Spacing 

Querus wislizenii (Interior Live 
Oak) 

30’-0” o.c. 

Lagerstroemia hybrid 
‘Dynamite’ (Dynamite Crape 
Myrtle) 

20’-0” o.c. 

Ulmus parvifolia ‘True 
Green’ (True Green Chinese 
Evergreen Elm) 

30’-0” o.c. 

Median Spacing 

Olea europaea ‘Swan 
Hill’ (Swan Hill olive) 

30’-0” o.c.           

Quercus robur 
‘Pyramich’ (Skymaster Oak) 

30’-0” o.c.           
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Figure 5.26, Conceptual Design for Four Lane Major Arterial with Median 
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New Schulte Road 
New Schulte Road is a six lane arterial with intermittent 
pull outs. The north side contains a 7-foot landscape 
strip at the street edge, a 12-foot Class I Bikeway and 3-
foot landscape strip, adjacent to a 30-foot landscape 
setback beyond the right of way. The opposite side has 
an 8-foot landscape strip at street edge planted with 
grasses and street trees, 5-foot sidewalk within the 
right of way adjacent to the 25-foot landscape setback 
outside of the right of way. Landscape setbacks are 
planted with grasses and screen trees to soften large 
architecture and are bermed or sloped, as needed.  

Conceptual New Schulte Road Tree Palette 

Right of Way Planters Spacing 

Lagerstroemia hybrid 
‘Dynamite’ (Dynamite Crape 
Myrtle) 

20’-0” o.c. 

Ulmus parvifolia ‘True 
Green’ (True Green Chinese 
Evergreen Elm) 

30’-0” o.c. 

Landscape Setback Spacing 

Querus wislizenii (Interior Live 
Oak) 

30’-0” o.c. 

Lagerstroemia hybrid 
‘Dynamite’ (Dynamite Crape 
Myrtle) 

20’-0” o.c. 

Ulmus parvifolia ‘True 
Green’ (True Green Chinese 
Evergreen Elm) 

30’-0” o.c. 

Median Spacing 

Olea europaea ‘Swan 
Hill’ (Swan hHll olive) 

30’-0” o.c.           

Quercus macracarpa ‘Urban 
Pinnacle’ 
(Urban Pinnacle Oak) 

30’-0” o.c.           

Trees, walk and low planting in retail area 

Planted berms as screen in industrial area Key Map 

New Schulte 
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Street trees, screen trees, low planting in median 

Figure 5.27, Conceptual Design for Six Lane Major Arterial with Intermittent 8-Foot Pull-outs 
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Industrial Streets 
Several configurations of industrial streets occur 
throughout the project. These are the smaller scale 
streets and have not been assigned tree palettes. Trees 
selected for these streets will accommodate the needs 
of truck circulation. The section shown below is one of 
the possible configurations as an example. 

Figure 5.28, Conceptual Design for Industrial Streets (Section I-I) 
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Conceptual Industrial Streets Tree Palette 

Right of Way Planters Spacing 

Lagerstroemia hybrid 
‘Dynamite’ (Dynamite Crape 
Myrtle) 

20’-0” o.c. 

Laurus nobilis 
‘Saratoga’  (Saratiga Sweet 
Bay) 

30’-0” o.c. 

Landscape Setback Spacing 

Olea europaea ‘Swan 
Hill’ (Swan Hill olive) 

30’-0” o.c. 

Lagerstroemia hybrid 
‘Dynamite’ (Dynamite Crape 
Myrtle) 

20’-0” o.c. 

Quercus shumardii (Shumard 
Red  Oaks) 

30’-0” o.c. Key Map 
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Street Tree List 
 
The following Street Tree list provides suggested species 
suitable for the design aesthetic desired for the project 
right of way planters, medians, and landscape setback 
areas. See Chapter 4 Design Guidelines for Onsite Tree 

Right of Way  Planters 

Botantical Name (Common 
Name) 

Spacing 

Lagerstroemia hybrid 
‘Dynamite’ (Dynamite Crape 
Myrtle) 

20’-0” o.c. 

Laurus nobilis 
‘Saratoga’  (Saratoga Sweet 
Bay) 

30’-0” o.c. 

Ulmus parvifolia ‘True 
Green’ (True Green Chinese 
Evergreen Elm) 

30’-0” o.c. 

Zelkova serrata ‘Village 
Green’ (Village Green Zelkova) 

30’-0” o.c. 

Landscape Setback Area 

Botantical Name (Common 
Name) 

Spacing 

Lagerstroemia hybrid 
‘Dynamite’ (Dynamite Crape 
Myrtle) 

20’-0” o.c. 

Olea europaea ‘Swan 
hill’ (Swan hill olive) 

30’-0” o.c. 

Quercus ilex (Holly Oak) 30’-0” o.c.           

Querus shumardii (Shumard 
Red  Oaks) 

30’-0” o.c. 

Querus wislizenii (Interior Live 
Oak) 

30’-0” o.c. 

Ulmus parvifolia ‘True 
Green’ (True Green Chinese 
Evergreen Elm) 

30’-0” o.c. 

Zelkova serrata ‘Village 
Green’ (Village Green Zelkova) 

30’-0” o.c. 

Medians 

Botantical Name (Common 
Name) 

Spacing 

Arbutus x Marina (Marina 
Strawberry Tree) 

30’-0” o.c.           

Olea europaea ‘Swan 
Hill’ (Swan Hill olive) 

30’-0” o.c.           

Quercus macracarpa 
‘Urban Pinnacle’  
(Urban Pinnacle Oak) 

30’-0” o.c.           
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