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1.0 INTRODUCTION 

 

1.1 SUMMARY 

The primary objective of this Specific Plan is to create development 

standards and a land use plan for the Vanden Meadows area that will satisfy 

the overall goals of the City while recognizing and tying into the Southtown 

Project and its design theme. 

 

The total Vanden Meadows area comprises 260 +/- acres and is bounded by 

Nut Tree Road on the west, the Southtown Project to the north, the railroad 

property to the east and the Vacaville/ Fairfield buffer to the south.  (See 

Figure 1.1 Regional Map and Figure 1.2 Vicinity Map)  The property 

comprises 5 land owners (See Figure 1.3 Vanden Meadows Properties).  

Presently the subject properties are vacant and are used mostly for dry 

farming (See Figure 1.4 Vanden Meadows Satellite Photo).  

 

The project is proposed to include the following amenities: 

¶ Two new schools (Middle School and Elementary School) or one new 

K-8 of the Travis Unified School District. 

¶ Complete the Foxboro Parkway Connection between Nut Tree Road 

and Leisure Town Road. Responsibilities, obligations and timing 

regarding construction of Foxboro Parkway are outlined in the two 

Development Agreements (The Estates at Vanden Meadows Project 

and The Villages at Vanden Meadows Project) entered into at the time 

of the preparation of this Specific Plan. 

¶ Improvements to Leisure Town Road (in conformance with Jepson 

Parkway Plan). 

¶ New Neighborhood Park (adjacent to the new school(s)). 

¶ Trails throughout the development which also connect to the 

Southtown trail system. 

¶ Variety of housing types and densities while maintaining an overall 

density of 3.78 +/- units/  acre, as specified in the 1990 General Plan 

(which designates a range of 3.1-5 units/ acre for this area). 
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The following describes the prior mentioned amenities and outlines the 

benefits of annexation into the City of Vacaville: 

 

1.1.1 Schools 

The Travis Unified School District has acquired a 28.4 +/- acre site in the 

Vanden Meadows area and identified it as the future site of 1 or possibly 2 

schools.  The School District is currently conducting studies to determine if 

they will build a middle school and an elementary school or one K-8 school.  

The District master plan calls for this school to be built in 3-5 years 

(approximately 2015 ς 2017), but the date for constructing the school is 

dependent on rate of buildout of the Southtown Project and the Vanden 

Meadows Project.  The school(s) will need City of Vacaville water and sewer 

services to develop the project which will require annexation into the City of 

Vacaville.  We would note that the TUSD improved their frontage on Nut Tree 

Road as part of the widening work done for the Southtown development. 

 

1.1.2 Foxboro Parkway 

The Foxboro Parkway connection from Nut Tree Road to Vanden Road has 
been identified by the City of Vacaville as a key arterial which will provide an 
enhanced connection to Leisure Town Road and Vanden Road (the future 
Jepson Parkway) from the Foxboro development area.  Construction of the 
middle two lanes is a requirement of the Southtown Project.  This will be 
required when Vanden Road is closed for construction of the new 
Community Park within Southtown.  However, should development within 
Vanden Meadows occur prior to Southtown Phase 3, the Vanden Meadows 
developers will construct the Foxboro Parkway Connection.  Furthermore, 
the center two lanes are listed on the City Improvement Project list with the 
potential for developers earning Traffic Impact Fee credits if they build the 
lanes. 
 

1.1.3 Improvements to Leisure Town Road (Jepson Parkway) 

 Recently the Solano Transportation Authority (STA) adopted the Jepson 

Parkway Plan Line a portion of which comprises Leisure Town Road and 

Vanden Road South of Leisure Town Road.  With development of the Vanden 

Meadows area frontage roadway and landscaping improvements will be 

constructed along this key corridor serving Fairfield and Vacaville.  Vanden 
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Meadows will be responsible for a portion of the landscaping and 

improvements adjacent to the developed properties. 

 

1.1.4 New Neighborhood Park   

Development of the Vanden Meadows area will result in the construction of 

a new 7.49 +/- acre (gross, 6.15 +/- acres net) Neighborhood Park adjacent 

to the proposed school site.   

 

1.1.5 Trail System 

In addition to the new park, a series of trails will be constructed throughout 

the development which will provide a pedestrian friendly connection with 

the park, the school(s) and with the Southtown Trail system.  The Vanden 

Meadows project will be constructing approximately 4 miles of trails and 

when combined with the Southtown Trails represents a total of 10.6 miles of 

interconnected trails.  These trails along with the park and landscaping 

comprise 30.38 acres of dedicated open space and recreational area. 

 

1.1.6 Variety of Housing Types 

The Vanden Meadows development includes a wide variety of housing types 

with an emphasis on moderate density development.  The City of Vacaville 

General Plan policies require that new development in outlying areas 

construct a minimum of 25% moderate density housing to increase ǘƘŜ /ƛǘȅΩǎ 

existing moderate density which is currently at 20% +/-.  The Vanden 

Meadows development proposes a total of 39.3 % +/- moderate density 

including a cluster/courtyard development and other small lot single family 

product.   

 

1.2 LEGAL CONTEXT 

1.2.1  Authority to Prepare 

A Specific Plan is a planning and regulatory tool made available to local 

governments by the State of California.  By law, Specific Plans are intended 

ǘƻ ƛƳǇƭŜƳŜƴǘ ŀ Ŏƛǘȅ ƻǊ ŎƻǳƴǘȅΩǎ DŜƴŜǊŀƭ tƭŀƴ ǘƘǊƻǳƎƘ ǘƘŜ ŘŜǾŜƭƻǇƳŜƴǘ ƻŦ 

policies, programs and regulations that provide an intermediate level of 

detail between the General Plan and individual development projects.  As a 

ƳŜŎƘŀƴƛǎƳ ŦƻǊ ǘƘŜ ƛƳǇƭŜƳŜƴǘŀǘƛƻƴ ƻŦ ǘƘŜ Ǝƻŀƭǎ ŀƴŘ ǇƻƭƛŎƛŜǎ ƻŦ ŀ /ƛǘȅΩǎ 
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General Plan, State law stipulates that Specific Plans can only be adopted or 

ŀƳŜƴŘŜŘ ƛŦ ǘƘŜȅ ŀǊŜ ŎƻƴǎƛǎǘŜƴǘ ǿƛǘƘ ǘƘŜ ƧǳǊƛǎŘƛŎǘƛƻƴΩǎ ŀŘƻǇǘŜŘ DŜƴŜǊŀƭ tƭŀƴΦ  

 

It should be noted that as of the date of the preparation of this  

Specific Plan the City of Vacaville was in the process of Updating the General 

Plan.  It is expected that either the Updated General Plan or this Specific Plan 

may need to be amended based on the compatibility of the two documents. 

 

The authority to prepare and adopt Specific Plans and the requirements for 

its content are set forth in the California Government Code 65450 through 

65457.  The law requires that a Specific Plan include text and diagrams that 

specify: 

¶ The distribution, location, and extent of the uses of land, including 

open space, within the area covered by the plan. 

¶ The proposed distribution, location, and extent and intensity of major 

components of public and private 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 described in the plan. 

¶ Standards and criteria by which development will proceed, and 

standards for the conservation, development, and utilization of 

natural resources, where applicable. 

¶  A program of implementation measures including regulations, 

programs, public works projects, and financing measures necessary to 

carry out the items listed above. 

 

1.2.2 Relationship to the 1990 General Plan 

¢ƘŜ ±ŀƴŘŜƴ aŜŀŘƻǿǎ {ǇŜŎƛŦƛŎ tƭŀƴ ŀƴŘ ǘƘŜ /ƛǘȅΩǎ current 1990 General Plan 

provide a framework to guide future land use and development decisions 

within the 260 +/- acre planning area.  The Specific Plan is consistent with, 

and functions as an implementation tool of the General Plan in three ways: 

A) By acting as a statement of planning policy that refines the general plan 

policies applicable to a specific plan area; 

B) By directly regulating land use and; 
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C) By bringing together detailed policies and regulations into a focused 

development program. 
  

¢ƘŜ /ƛǘȅΩǎ current General Plan Land Use Element, as updated, has two 

specific Implementing Policies (2.3-I 12 & 2.3-I 13) for the Vanden Meadows 

area.  (The General Plan refers to this area as the South Vanden Area.)  The 

Implementing Policies are italicized as follows along with how the Vanden 

Meadows Specific Plan addresses each statement highlighted with bold font: 

2.3-I 12:  In the portion of the Vanden Specific Plan area south of Foxboro 

Parkway and west of Vanden Road, the minimum lot size shall be 10,000 

square feet. 

1. As required by this policy, the minimum lot size south of Foxboro 

Parkway is designated 10,000 SF. 

 

2.3-I 13: Require that the South Vanden Area, including the Southtown and 

Moody Project Areas, facilitate the development of a range of housing 

densities and opportunities, pedestrian and bicycle friendly design, 

neighborhood commercial sites, and recreational and neighborhood 

facilities, by including the following requirements: 

1. A network of landscaped pedestrian/bike corridors that connect 

key elements of the area, such as the Regional Park and arterial 

streets. 

 This is provided for in the Vanden Meadows Specific Plan. 

2. New development adjacent to existing homes within the City 

limits shall match or exceed the size, character, and quality of 

adjacent homes and lots. 

 This is provided for in the Vanden Meadows Specific Plan.  

Subarea G, the area designed for cluster/courtyard homes is 

adjacent to the Single Family Homes to be located in 

Southtown Phase 3.  However, at the time of preparation of 

this Specific Plan Southtown Phase 3 had not been 

constructed.  Locating quality detached single family courtyard 

homes adjacent to Southtown Phase 3 is considered 

compatible.  The cluster lots also comply with Subsection 4 

below.    
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3. All new residential development shall conform to the Residential 

Design Requirements for New Single Family Development. 

 This is provided for in the Vanden Meadows Specific Plan.  Said 

design requirements are attached and shall be part of the 

Vanden Meadows Specific Plan. 

4. The Southtown project area will include a range of housing types 

and densities, attached, detached, and cluster housing. 

 This is provided for in the Vanden Meadows Specific Plan. 

5. Land shall be reserved for community uses such as private 

schools, membership organization, day care centers, and senior 

centers. 

 Land has been reserved for 2 public schools a large 

 neighborhood park and numerous trails. 

6. A financing mechanism for all public facility improvements shall 

be established before development occurs. 

 The Southtown Benefit District has been established for this 

 area which ensures that each project will pay for its fair share 

 of public facility improvements. 

7. Nut Tree Road and Vanden Road shall be widened to the City 

standard width through the project sites for all projects that 

front on these streets. 

These street widenings will be done with the Vanden 

Meadows development.  It should be noted that in response 

to concerns expressed by the Traffic Department, 

development of the Vanden Meadows area will result in a 

realignment of Vanden so that is does not intersect with the 

Foxboro Parkway/Leisure Town Road intersection.  This 

realignment will significantly improve the Traffic Level of 

Service (LOS) at the Foxboro/Leisure Town Road/Vanden Road 

(south) intersection.  

8. Leisure Town Road shall be widened and improved to the 

standards for the Jepson Parkway along the frontage of all 

projects that abut to Leisure Town Road. 

These street widenings will be done with the Vanden 

Meadows development and the Solano Transportation 

AuthorityΩǎκ/ƛǘȅΩǎ WŜǇǎƻƴ tŀǊƪǿŀȅ ǇǊƻƧŜŎǘΦ 
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9. Foxboro Parkway shall be extended between Nut Tree Road and 

Vanden Road.  The extension will be completed prior to the 

reconstruction and reconfiguration of Vanden Road. 

This is a requirement of the Southtown Phase 3 project.  

However, the Development Agreement requires that Foxboro 

Parkway be dedicated and constructed with Vanden Meadows 

should it develop prior to Southtown Phase 3. 

10.  Different development projects within the South Vanden Area 

shall coordinate their respective roads, bike paths/trails (See 

1.1.5), landscape corridors and design standards to create a 

unified sense of place and identity. 

Roads, trails, landscape corridors are coordinated with the 

Southtown Project to provide continuity between the projects. 

11.  Commercial buildings shall be no more than an average of 30 

feet in height, and be designed to front on the sidewalk, with 

parking at the rear of the property, when feasible, so as to 

enhance neighborhood aesthetics and to encourage pedestrian 

ς friendly design. 

No commercial buildings are anticipated in the Vanden 

Meadows area. 

12.  Infrastructure   plans for sewer, water, storm drain, and traffic 

improvements shall be prepared prior to or in conjunction with 

the processing of subdivision maps for all development within 

the South Vanden areas, including the Southtown and Moody 

Project Areas. 

Plans for sewer, water, storm drainage and traffic 

improvements were created for the South Vanden Area as part 

of the Southtown Project which included development of the 

Vanden Meadows area. 

13.  Prior to the approval of any subdivision applications, the 

developers shall assure that all required domestic water supply 

and distribution systems, wastewater collection and treatment 

facilities, storm water management facilities, and roadway 

segment and intersection improvements will be incorporated 

into the final project plans. 
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The Vanden Meadows Project will incorporate the 

infrastructure as outlined in the master plans mentioned 

previously and the phasing matrix located in Chapter 8. 

14.  The lands to the south of the Southtown and the Moody Project 

Area will be subject to subsequent General Plan Amendments; 

Prezonings, and other prerequisites to annexation. 

As the Vanden Meadows Specific Plan proposals are in 

compliance with the policies in the City General Plan it is not 

anticipated that a General Plan Amendment will be required.  

Applications for development will include this Specific Plan, 

Prezoning, Pre-Tentative Maps, and Annexation. 

 

1.2.3 Purpose and Intent 

The Specific Plan provides both general guidelines and specific standards for 

the development of Vanden Meadows and sets the parameters for a variety 

of land uses; thus the purpose of the Specific Plan is to provide a set of plans, 

policies, regulation and implementation programs for guiding and ensuring 

orderly, future development in accordance with the adopted Land Use Plan 

within the General Plan. 

 

1.2.4 Environmental Review  

¢ƘŜ ŀŘƻǇǘƛƻƴ ƻŦ ŀ {ǇŜŎƛŦƛŎ tƭŀƴ ƛǎ ŀ άǇǊƻƧŜŎǘέ ǳƴŘŜǊ ǘƘŜ /ŀƭƛŦƻǊƴƛŀ 

Environmental Quality Act (CEQA) and the CEQA Guidelines.  To meet CEQA 

requirements, an EIR with Mitigation prepared by AES has been prepared as 

part of the process in adopting this Specific Plan. 

 

The EIR will provide the guidelines and requirements for future development 

phases.  Each phase will be reviewed for consistency with the EIR analysis.  If 

changes have been made to the project, the City would then need to 

determine the level of environmental review required depending on the 

changes requested. 

 

1.2.5 Development Agreement 

As part of the project approval process, Development Agreements (DAs) will 

be entered into between project proponents and the City of Vacaville.  The 

DAs will address such issues as the Community Benefit Contribution (CBC) 



18 

 

and the Planned Growth Ordinance (PGO); therefore, those issues will not 

be discussed within the Specific Plan. 

 

1.2.6 How the Document is Organized 

The Specific Plan provides both the conceptual presentation of, and the 

specific framework for the development of Vanden Meadows.  Chapter 1 

summarizes the purpose of the document, legal authority, controlling 

regulations and the relationship to the Vacaville General Plan. 

 

/ƘŀǇǘŜǊ н ǎǳƳƳŀǊƛŜǎ ǘƘŜ tǊƻƧŜŎǘΩǎ ±ƛǎƛƻƴ ŀƴŘ ǘƘŜ [ŀƴŘ ¦ǎŜ Dƻŀƭǎ ƻŦ ǘƘŜ 

Vanden Meadows Specific Plan.  Chapter 3 summarizes the Land Uses, the 

Development Plan, the Standards to be applied throughout the Vanden 

Meadows area, Design Criteria and the Community Design.  Chapter 4 

provides detail regarding the Transportation and Circulation elements within 

the Vanden Meadows area.  Chapter 5 details the Recreation and Open 

Space elements with the plan area.  Chapter 6 provides details related to 

Public Infrastructure within the Vanden Meadows area.  The chapter outlines 

needed facilities and timing for their construction. 

 

Chapter 7 details the Community Services and Facilities to be located in the 

plan area.  Chapter 8 discusses Implementation of the Vanden Meadows 

Specific Plan and the procedures for amending the Specific Plan.  The chapter 

also discusses the development review procedures and the allocation of 

project costs.  The chapter details the Environmental Review required along 

with Project Phasing, Funding Mechanisms, and Maintenance.  

 

1.3 PLANNING CONTEXT 

1.3.1  Regional Context 

The Specific Plan area is located in northern Solano County, in the 

southeastern corner of the City of Vacaville, as shown in the Vicinity Map in 

Figure 1.2.  Vacaville is at the midpoint between San Francisco and 

Sacramento along Interstate 80, the major transportation link between these 

two growing urban areas as shown on the Regional Map Figure 1.1. 

 

1.3.2  Site Context 

1.3.2.1 Project Area Description 
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The Vanden Meadows area comprises 260 +/- acres and is bounded by 

Nut Tree Road on the west, the Southtown Project to the north, the 

railroad property to the east and the Vacaville/ Fairfield buffer to the 

south.  (See Figure 1.2 Vicinity Map)  The property comprises 5 land 

owners, (See Figure 1.3 Vanden Meadows Ownership Map).  

Presently, the subject properties are vacant and used mostly for dry 

farming (See Figure 1.4 Satellite Photo of the area).  

 

1.3.2.2 Property Ownership 

Property Owners within the Specific Plan Area όǿƛǘƘ !ǎǎŜǎǎƻǊǎΩ tŀǊŎŜƭ 

Numbers (APN) and property acreage) are listed in Table 1.1. 

 

Table 1.1 Parcels and Ownership 

APN Owner Acres 

0137-030-130 City of Vacaville (Detention Basin) 1.63 
0137-030-140 Park Lane Apartments 44.58 

 SID Canals 3.22 
0137-050-020 Thomas Montgomery 25.36 

0137-050-090 Roy Hockett 75.11 

0137-050-100 City of Vacaville (Detention Basin) 9.73 
0137-050-110 City of Vacaville (Detention Basin) 5.65 

0137-050-120 Belmont Homes 53.04 
0137-050-130 Travis Unified School District 28.41 

0137-050-140 Evon Papin 11.46 

 City of Vacaville (Vanden Road) 0.48 

 Total 258.67 

See Figure 1.3 for a graphical depiction of the parcels noted above. 
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2.0 VISION AND GOALS 

 

2.1 PROJECT VISION 

The Vanden Meadows Project ties into the amenities developed within the 
Southtown Project.  Southtown was developed with a central park as its focal 
point with trails and landscaping corridors radiating out from that central 
core.  Vanden Meadows continues the theme of numerous trails and ties into 
the Southtown Trail system while also tying into the Vanden Meadows Park 
and school(s) (See Figure 2.1 Vanden Meadows Conceptual Development 
Plan). 
 
Vanden Meadows also provides for either a K-8 school or both an elementary 
school and a middle school campus.  This school(s) is adjacent to a 
neighborhood park, creating a second major focal point in the Southtown/ 
Vanden Meadows area.   
 
Vanden Meadows provides for a diverse residential project with densities 
ranging from low density to medium density, with neighborhoods 
interconnected with landscaped trails adjacent to the interconnected roads.  
Policies and statements in the City of Vacaville 1990 General Plan indicate a 
strong desire to have more moderate density housing (5.1-14 units/acre) in 
the outlying areas.  To that end, within Vanden Meadows, 39.3 % +/- of the 
residential units are designated moderate density housing.  This moderate 
density housing comprises a medium density cluster/courtyard style 
neighborhood and an area of low medium density small lot single family 
residential.  These residential products fit within the moderate density 
category as specified in the 1990 General Plan.  While focusing on providing 
a greater percentage of moderate density housing, the overall density still 
complies with the General Plan designation for this area.  The proposed 
overall density is 3.8 +/- units per acre, which is in compliance with the 
designation for this area of Residential Low Density 3.1 - 5.0 units per acre. 
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FIGURE 2.1 

Vanden Meadows Conceptual Development Plan 
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2.1.1 Objective and Programs 

There are numerous Public Benefits that occur with the development of the 

Vanden Meadows area.  These benefits are as follows: 

 

2.1.1.1 Schools 

The Travis Unified School District owns a 28.4 +/- acre site in the 

Vanden Meadows area and identified it as a site for 1 or possibly 2 

schools.  The type of school is determined through studies conducted 

by the Travis Unified School District to determine the need of an 

elementary school and a middle school, or a K-8 school.  The School 

District master plan calls for this school to be built in approximately 

2015 ς 2017, depending on the rate of buildout of the Southtown 

Project and the Vanden Meadows Project.  At the time that the 

Specific Plan was prepared information regarding the details and 

amenities of the school(s) was not available. 

 

2.1.1.2 Foxboro Parkway 

The Foxboro Parkway connection from Nut Tree Road to Vanden Road 

has been identified by the City of Vacaville in the 1990 General Plan as 

a key arterial to provide an enhanced connection to Leisure Town 

Road and Vanden Road (the future Jepson Parkway) and to complete 

the Foxboro Parkway from the Foxboro development area.  This 

connection ensures that the major movement of traffic from the 

Foxboro area to the east Leisure Town Road (Jepson Parkway) area will 

not impact interior residential neighborhoods. Construction of the 

middle two lanes is a requirement of the Southtown Phase 3 Project 

closes Vanden Road for construction of the Southtown Community 

Park.  However, should Vanden Meadows develop before Southtown 

Phase 3; the Vanden Meadows developers may be responsible for the 

initial Foxboro Parkway connection.  Timing of Foxboro Parkway will 

be determined through the Development Agreements.  Completion of 

the Foxboro Parkway improvements (outside lanes, curb, gutter, 

sidewalk, landscaping and trails) is the responsibility of the property 

owners which abut the Parkway and is required when those properties 

develop. 
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2.1.1.3 Improvements to Leisure Town Road (Jepson Parkway) 

The Solano Transportation Authority (STA) adopted the Jepson 

Parkway Plan Line which comprises Leisure Town Road and Vanden 

Road South of Leisure Town Road.  The City of Vacaville, in conjunction 

with STA, is responsible for construction and enhancement of the 

middle two lanes of Jepson Parkway. With development of the Vanden 

Meadows area, completion of the Jepson Parkway improvements 

(outside lanes, curb, gutter, sidewalk, landscaping and trails) is the 

responsibility of the property owners which abut the Parkway and is 

required to be completed when those properties develop.  The 

developer is responsible for 20-feet of pavement, curb, gutter, 

sidewalk and landscaping on the development side of the roadway 

even if Jepson Parkway is built before the development. 

 

2.1.1.4  Neighborhood Park, Trails, Recreation, and 

Connectivity  

The Vanden Meadows area includes a 7.49 acre (gross, 6.15 acres net) 

neighborhood park adjacent to the school site.  This park size exceeds 

the City standard for neighborhood parks.  It is required that there be 

1.8 acres of neighborhood park per 1,000 residents which would result 

in only 5.0 acres of park.  However, the Vanden Meadows project 

provides 7.49 acres of park which is an enhanced amenity when 

compared with other projects within the City of Vacaville that only 

meet the minimum standard.  Provisions for timing, design and 

construction of the park are detailed in the Development Agreements. 

 

In addition to the new park, a series of trails will be constructed 

throughout the development which will provide a pedestrian friendly 

connection between the park, the school(s) and with the Southtown 

trail system.  The Vanden Meadows project includes approximately 4 

miles of trails and when combined with the Southtown trails, 

represents a total of 10.6 miles of interconnected trails.  These trails 

along with the park and landscaping comprise 30.38 acres of dedicated 

open space and recreational area.  Each neighborhood within Vanden 

Meadows project is responsible for design and construction of the 

trails and backup landscaping within and adjacent to each 
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neighborhood.  Maintenance of the trails is through an established 

Vanden Meadows Lighting and Landscaping Maintenance District 

(LLD).   

 

The Vanden Meadows trail system provides pedestrian and biking 

connectivity to the Southtown Park, Cannon Station Park, and the new 

Vanden Meadows Park.   

 

2.1.1.5 Variety of Housing Types 

The Vanden Meadows development includes a variety of housing 

types with an emphasis on moderate density development.  The City 

of Vacaville General Plan policies indicate that development in 

outlying areas construct a minimum of 25% moderate density housing 

ǘƻ ƛƴŎǊŜŀǎŜ ǘƘŜ /ƛǘȅΩǎ ŜȄƛǎǘƛƴƎ ƳƻŘŜǊate density housing inventory 

which is currently at 20% +/-.  The Vanden Meadows development 

includes a total of 39.3 % +/- moderate density including a cluster 

development and other small lot single family product. 

 

Design features, architectural styles and other items that distinguish 

the neighborhoods are to be developed by the builders which 

construct each neighborhood.  Design details are subject to the 

entitlement review processes for Design Review, subject to approval 

by the Vacaville Planning Commission. 

 

In addition, each builder is to design the entry features and fence 

treatments to be utilized in creating the distinctive neighborhoods.  

The entry feature locations are shown on Figure 3.4.  

 

2.1.2 Civic and Public Benefits 

The Civic and public benefits have been enumerated in several other 

locations within this Specific Plan.  Succinctly, the civic and public benefits 

include: increased educational opportunities with construction of a new 

school(s); increased recreational opportunities with installation of a new 

park; improved traffic circulation in Southeast Vacaville with construction of 

the Foxboro Parkway extension from Nut Tree Road to Leisure Town Road 

along with improvements to Leisure Town Road (Jepson Parkway), and; 
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additional biking and walking opportunities with the construction of 

numerous trails. 

 

2.1.3 History 

There is little in the way of development history regarding this area.  

However, conceptual preparations for development of the Vanden 

Meadows area have been in the making since 2004, when an EIR was 

prepared for the Southtown Project.  Also in 2004, the property was included 

in the near term annexation area (3-5 years) within the City of Vacaville 

Comprehensive Annexation Plan (CAP).  

 

In 2008 the City of Vacaville established the Southeast Vanden Benefit 

District which included the Specific Plan.  The Benefit District established the 

fair share of costs attributable to Vanden Meadows for the infrastructure 

installed for the Southtown Project which was sized to accommodate the 

Vanden Meadows Development. 

 

2.1.4 Environment and Sustainability 

The Vanden Meadows Development proposes a park and trail system which 

will enhance walking and biking opportunities for the residents of the area 

while also enhancing the open space feel and visual amenities.  Additionally, 

some streets will have an enhanced streetscape with separated sidewalks 

and landscape strips (see Figure 4.2.9) at locations to be determined by the 

Developer and City staff which will add to the pedestrian safety and 

encourage increased use. 

  

2.2 LAND USE CONCEPTS 

The land use concept for the 260 +/- acre Vanden Meadows development is 

a mix of residential uses complemented by the proximity to school(s), park 

and trails.  The Vanden Meadows Specific Plan includes the following Land 

Use Goals:  

1. Goal: Provide for a quality project through design of the homes, 

landscaping, streetscape, and public amenities. 

 As each neighborhood is developed by individual builders, the 

builder will develop architectural themes and design features 

including landscaping, streetscape and public amenities.  The 
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architectural themes and design features are subject to review and 

approval of the Planning Commission.   

2. Goal: Include a variety of housing types, including an emphasis on 

moderate density housing (particularly small lot single family 

residential) that is in compliance with the goals and policies of the 

Vacaville General Plan.   

 The overall density for Vanden Meadows has been established at 

3.8 +/- units/ acre.  This 3.8 +/- units/acre density is in compliance 

with the General Plan range designated for the area of 3.1 ς 5.0 

units/ acre. 

3. Goal: Provide a comprehensive system of trails, park and back up 

landscaping. 

 The Vanden Meadows project includes 30 +/- acres of trails, park 

and back-up landscaping which interconnect throughout the 

development while also connecting with the Southtown amenities. 

 

2.3 HOUSING GOALS 

Incorporated in the Vanden Meadows design are numerous design principles 

ǘƘŀǘ ŦƻǎǘŜǊ ŎƻƳƳǳƴƛǘȅ άǇƭace-ƳŀƪƛƴƎέ, and therefore the Housing Goals of 

the Vanden Meadows Development are: 

 

1. Goal:  Create walkable neighborhoods with interconnected streets 

and trails that encourage pedestrian activity. 

As mentioned in Section 2.2 there are over 30 acres of trails, park and 

backup landscaping throughout the development. 

2. Goal:  Construct a neighborhood park which connects to the trails 

and is adjacent to the school(s). 

The Vanden Meadows Park addresses this goal. 

3. Goal:  Construct a neighborhood school(s) serving 2000 students. 

The school site owned by the Travis Unified School District addresses 

this goal. 

4. Goal: Provide a variety of house plan types and exterior 

configurations with various options and styles. 

The developer of each neighborhood is responsible for developing the 

architectural theme for the house plans which addresses various 

options and styles.  The design and construction of the homes will be 
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ƛƴ ŎƻƳǇƭƛŀƴŎŜ ǿƛǘƘ ǘƘŜ /ƛǘȅΩǎ wŜǎƛŘŜƴǘƛŀƭ 5ŜǎƛƎƴ wŜǉǳƛǊŜƳŜƴǘǎ ŦƻǊ ƴŜǿ 

Single Family Development.   The architectural theme is subject to 

review and approval of the Planning Commission. 

 

2.4 OPEN SPACE GOALS 

Goal: Plan a system of street and trail connections that link key 

elements (school(s), park, and trails) with the key elements of the 

Southtown Project (Community center/park, fire station, and trails).  

The street and trail system throughout the Vanden Meadows area 

connects with those like elements within the Southtown Project area. 

 

2.5 OTHER GOALS 

The Vanden Meadows Specific Plan goals for land use and design, circulation, 

resource management, public utilities and services can be found in their 

respective chapters: 

  

Chapter 3 ς Land Use 

 Chapter 4 ς Transportation and Circulation 

 Chapter 5 ς Recreation, Open Space and Resource Management 

 Chapter 6 ς Public Facilities 

 Chapter 7 ς Community Services and Facilities 
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3.0 LAND USE 

 

3.1 INTRODUCTION 

Vanden Meadows is a planned community that is designed to integrate 

residential opportunities, with school(s), park, trails, and the Southtown and 

Foxboro Community Facilities.  The Vanden Meadows Specific Plan 

establishes a comprehensively planned community that is designed to work 

with the Southtown project to the north.  The Land Use component of the 

Specific Plan is primarily residential with the non-residential uses comprising 

the school(s) and park. 

 

3.1.1 Planning Subareas 

The Vanden Meadows area is divided into 13 Subareas (See Figures 3.1 

and 3.2).  Each subarea has a different land use designation.  Table 3.1 

details each of the subareas. 

 

The Estates at Vanden Meadows, the Tentative Map approved 

concurrently with this Specific Plan, comprises Subareas A, B, C, D, and 

E are owned by the Hockett group.  This property is located between 

Nut Tree Road and Vanden Road with the Travis Unified School District 

(TUSD) property comprising a portion of its northern boundary and the 

Montgomery property, SID canal, and Fairfield-Vacaville buffer 

comprising its southern boundary. 

 

Subarea F is owned by Evon Papin and the property is bounded by 

Southtown to the north, the TUSD property to the west, Vanden Road 

to the east and the Hockett property to the south.  At the time of 

preparation of this Specific Plan an application for a Tentative Map 

ŜƴǘƛǘƭŜŘ άtŀǊƪǎƛŘŜέ ƘŀŘ ōŜŜƴ ǎǳōƳƛǘǘŜŘ ǘƻ ǘƘŜ /ƛǘȅ ŦƻǊ ǇǊƻŎŜǎǎƛƴƎΦ 

 

The Villages at Vanden Meadows, another Tentative Map approved 

concurrently with this Specific Plan comprises Subareas G, H, and I are 

owned by Belmont Homes and Park Lane Apartments (collectively 

referred to as Zocchi Property) and are bounded by Southtown to the 

north, Vanden Road to the west and Leisure Town Road (Jepson 

Parkway) to the east and south. 



29 

 

 

Subareas J and K are owned by the Montgomery group and are 

bounded by the Fairfield-Vacaville buffer to the south, Nut Tree Road 

to the west, and the Hockett property to the north and east.  At the 

time of preparation of this Specific Plan an application for a Tentative 

aŀǇ ŜƴǘƛǘƭŜŘ άCƻȄōƻǊƻ Yƴƻƭƭǎέ ƘŀŘ ōŜŜƴ ǎǳōƳƛǘǘŜŘ ǘƻ ǘƘŜ /ƛǘȅ ŦƻǊ 

processing. 

 

Subarea L is designated as a future park and is currently owned by the 

Hockett group.  Subarea M is owned by the Travis Unified School 

District and is designated for future school(s).  Subarea N is designated 

as Detention Basin (Community Facility).  Lastly, Subarea O is currently 

owned by various entities and is designated as trails, landscaping and 

agricultural buffer.   
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TABLE 3.1 ς VANDEN MEADOWS LAND USE SUMMARY 

(Refer to Figures 3.1 and 3.2 for Location of Areas) 

Sub 
Area 

Land 
Use 

Proposed 
Zoning 

Approximate 
Area (Acres) 

Residential 
Units 

Density 
(Units/Acre) 

Non Residential 
Uses 

A  RE RE-10 9.41 26 2.76   

B RE RE-10 7.86 23 2.92   

C RLD RLD-6 15.79 54 3.41   

D RLD RLD-5 14.90 74 4.97   

E RHD RLD-6 7.90 32 3.93   

F RLD RLD-6 10.77 50 4.64   

G RMD RMD 10.27 97 9.44   

H RLMD 
RLMD-
4.5 38.83 209 5.38   

I RLD RLD-6 33.95 157 4.62   

J RE RE-10 5.60 11 1.96   

K RE RE-10 17.70 46 2.60   

L CF CF 7.49     PARK 

M CF CF 28.41     SCHOOL 

N CF CF 17.01     
DETENTION 
BASIN 

O CF CF 32.36     

TRAILS & 
LANDSCAPING**   

TOTAL     258.67 779 3.78*   

* - Total Land Use Density Excludes the School Property (28.41 Ac), the Ag Buffer (6.93 Ac), and 
the Detention Basin (17.01 Ac). 

** - Includes Ag Buffer, not shown on Figure 3.1 

 

3.2 LAND USE GOAL 

Goal: To establish an attractive community that provides a variety of 

residential and recreational opportunities. 

The inclusion of 4 miles of trails, a park, and a school creates an attractive 

residential environment.  Architectural building details, entry features and 

fence treatments are to be attractive and complementary to the trails and 

park elements.  The Vacaville Planning Commission will review and approve 

architectural details, entry features and fence treatments to ensure that this 

goal of creating an attractive community is obtained.  Housing variety is 

ensured with the variety of lot sizes as outlined in Section 2.1.1.6. 
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3.3 RESIDENTIAL ELEMENT GOALS 

The Vanden Meadows Specific Plan Residential Element Goals are as follows: 

1. Goal: Create a residential environment that complements and ties into 

the Southtown Project. 

    The Vanden Meadows project street pattern and trail system tie into the 

Southtown Project street and trail system.  The proposed school site 

abuts both the Southtown and Vanden Meadows Projects. 

2. Goal: Encourage a range of housing types with an emphasis on single 

family moderate density development while addressing the policies 

and goals in the City of Vacaville General Plan. 

The policies in the Vacaville General Plan discuss the desire to increase 

the amount of moderate density housing within the City.  Specifically 

those policies require that new outlying areas of the City have a 

minimum of 25% moderate density residential.  Moderate Density, per 

the General plan, comprises the Land Uses of: Residential Low-Medium 

Density and Residential Medium Density.  The proposed residential 

breakdown for the Vanden Meadows development is listed in Table 3.2. 

 

The land uses listed below are defined in the Current General Plan. 

 

TABLE 3.2 - VANDEN MEADOWS RESIDENTIAL LAND USE SUMMARY 

  

Land 
Use 

Approximate 
Area (Acres) 

Residential 
Units Percentages 

Total 
Percentages 

LOW 
DENSITY 

RE 40.36 106 13.61% 
60.72% 

RLD 83.62 367 47.11% 

MODERATE 
DENSITY 

RLMD 38.83 209 26.83% 
39.28% 

RMD 10.27 97 12.45% 
HIGH 
DENSITY RHD 0.00 0 0.00% 0.00% 

TOTALS   173.08* 779 100.0% 100.0% 

 *- Acreage excludes public facilities, detention basin, school(s), and agricultural buffer. 

 

3. Goal: Ensure that each neighborhood has direct access to the 

interconnected trail system. 

Review of the Site Plan for the Vanden Meadows development clearly 

shows street and trail connections to Nut Tree Road, Foxboro Parkway, 
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Vanden Road, and Leisure Town Road.  The Vanden Meadows street and 

trail system provides access to the Vanden Meadows Park and the 

school. 

 

3.3.1 Site Uses 

Vanden Meadows is a residential development and as such, the Permitted 

Uses, Conditional Uses, and Prohibited Uses will be identical to those listed 

in the City of Vacaville Land Use and Development code (latest edition) for 

the various residential zone districts.  

 

3.3.2 Density Standards 

Density ranges for the various residential zone districts shall comply with the 

City of Vacaville Land Use and Development Code with the exception of the 

land use Residential Estates, which may have a minimum density of 2.5 units 

per acre.  Lot Coverage (building area divided by lot area) shall comply with 

the City of Vacaville Land Use and Development Code except as noted in 

Table 3.3. 

 

The exceptions to maximum coverage in Table 3.3 are to encourage the use 

of 1-story homes.  Too often, developers are restricted to 2-story homes 

because the Lot Coverage strict guidelines provide no opportunities for 

creativity.  A one-story house meeting all setback standards in the Land Use 

and Development code along with the exceptions noted in Table 3.4 can 

result in a Lot Coverage of close to 50%, hence the exceptions listed in Table 

3.3.  

 

TABLE 3.3 ς EXCEPTIONS TO MAXIMUM COVERAGE 

 

Zoning District 

 

Density 

Maximum Lot 

Coverage for single-

story only 

RLD 3.1-5.0 0.45 

RLMD 5.1-8.0 0.50 

RMD 8.1-14.0 0.50 
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3.3.3 Building Standards 

The standards for building height and front, rear and side yard setbacks shall 

comply with the City of Vacaville Land Use and Development Code except as 

noted in Table 3.4. 

 

TABLE 3.4 ςEXCEPTIONS TO BUILDING STANDARDS 

 

 

Zoning 

District 

 

 

 

Density 

Minimum 

Front Yard 

to Habitable 

Space*  

 

Minimum 

Side 

Yard**  

 

 

Minimum 

Rear Yard 

Minimum 

Distance 

Between 

Structures 

RLD 3.1-5.0 мрΩ рΩ ϧ млΩϝ**  мрΩ мрΩ 

RLMD 5.1-8.0 мрΩ рΩ ϧ 7Ω мрΩ 12Ω 

RMD 8.1-14.0 млΩ рΩ ϧ рΩ млΩ млΩ 
 * - hƴ ŎƻǊƴŜǊ ƭƻǘǎΣ ǘƘŜ ƳƛƴƛƳǳƳ ŦǊƻƴǘ ǎŜǘōŀŎƪ ŦǊƻƳ ǘƘŜ ŀƴƎƭŜŘ ŎƻǊƴŜǊ ǎƘŀƭƭ ōŜ млΩ ŀƴŘ ŦǊƻƳ ǘƘŜ ŦǊƻƴǘ ƻŦ ǘƘŜ 

ƎŀǊŀƎŜ ǘƘŜ ǎŜǘōŀŎƪ ǎƘŀƭƭ ōŜ нлΩΦ  

** - On corner lots, the minimum side yard setback shall be the larger option.  For two story homes, an 

additional рΩ ǎŜǘōŀŎƪ ƻƴ ƻƴŜ ǎƛŘŜ ƛǎ ǊŜǉǳƛǊŜŘΩ.  

 *** - Footnote 5 of the Land Use and Development Code does not apply. 

 

3.3.4 Parking Standards 

Parking shall be provided in accordance with City of Vacaville Land Use and 

Development Code, Chapter 14.09.128. 

 

3.3.5 Other Development Standards 

For Development Standards not specifically mentioned in this Specific Plan, 

refer to Chapter 14.09 Zoning in the City of Vacaville Land Use and 

Development Code ŀƴŘ ǘƘŜ /ƛǘȅΩǎ wŜǎƛŘŜƴǘƛŀƭ 5ŜǎƛƎƴ wŜǉǳƛǊŜƳŜƴǘǎ ŦƻǊ bŜǿ 

Single Family Development. 

 

3.3.6 Design Criteria 

Individual dwelling units shall be designed at time of development by the 

builder and is subject to review and approval by the Planning Commission.  It 

is intended that each neighborhood have a distinct architectural theme.  The 

theme should be incorporated throughout the neighborhood including but 

not limited to housing architectural elements, entrance monuments, and 

landscaping. 
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3.4 COMMUNITY DESIGN 

3.4.1 Introduction 

Goal: Create and ensure a successful walkable community which 

interconnects with the Southtown project to the north. 

 

3.4.2 Purpose and Intent 

3.4-P-1  Create an attractive residential setting that compliments 

surrounding residential development to the north and west and the 

agricultural uses to the east and south. 

The Design Review process for the design of the homes will ensure 

compliance with this.  

 

3.4-P-2  Create a suitable buffer between the Vanden Meadows 

development and the agricultural uses to the south and east. 

The Vanden Meadows layout creates a large landscaped area along 

Leisure Town Road which creates a 500-foot buffer between the 

residential development and agricultural lands to the east, consistent 

with the 1990 General Plan.  Along the southern boundary the houses 

will face south and there will be an 80-foot buffer between the houses 

and the agricultural lands to the south.  This southern buffer will 

include landscaping and a small masonry wall with wrought fencing on 

top.  See Figure 3.3.  

 

3.4-P-3 Provide design guidelines to ensure that Vanden 

Meadows is an attractive setting for Vacaville residents. 

This Specific Plan provides guidelines, but the Design Review process 

will ensure compliance with this. 

 

3.4.3 Commuƴƛǘȅ 5ŜǎƛƎƴ ¢ƘŜƳŜΥ ά[ƛǾŀōƭŜ bŜƛƎƘōƻǊƘƻƻŘǎέ 

The intent of the Vanden Meadows development is to create neighborhoods 

that families can afford while being aesthetically pleasing and friendly.  To 

that end the development encourages a variety of housing types including 

small single family homes on small lots. 

 

3.4-P-4 House design and materials are intended to be of high 

quality while recognizing the need to keep homes affordable.  The 
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choice of materials, colors and architectural detailing shall be 

thoughtfully integrated into the design. 

Builders shall develop house plans which incorporate this policy.  The 

house plans and architectural elements will subject to the review and 

approval of the Planning Commission. 

 

3.4-P-5 Neighborhoods should be created with similar design 

themes and elements to create strong neighborhood identities. 

Builders, while working with the Planning Department, shall develop 

architectural elements that create strong neighborhood identities, 

subject to the review and approval of the Planning Commission. 

 

3.4.4 Sound Walls 

Sound walls shall be constructed where residential development interfaces 

with community arterials, collectors and at locations listed hereafter. 

a) The Estates ς Foxboro Parkway, Proposed Jepson Parkway, Vanden 

Road Realignment and Street A.  Sound walls shall also be 

constructed along Street A on the North side (between Vanden 

Road and Street I0 and along the South side (between Vanden Road 

and Street J) with the final limits of the wall being determined at 

the time improvement plans are submitted. 

b) Villages ς Leisure Town Road, Vanden Road, Street P (between 

Leisure Town Road and Street R) and Street Z (between Leisure 

Town Road and Street Y). 

Walls shall conform to the following requirements: 

a) Walls shall be 6 foot high or higher if required by EIR Mitigation 

Measures, capped, and with texture as approved by the 

Community Development Director. 

b) Pilaster columns shall be utilized at corners, entries and transitions. 

c) Walls may be curved or notched back to create visual interest. 

d)  The top of the wall shall be kept level.  When conforming to grades, 

the wall shall be stepped. 
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3.4.5 Building Form 

The houses shall be designed to create a sense of community while providing 

variety.  This can be accomplished by utilizing multiple varied and distinctive 

architectural designs, themes, and elementsΦ    Lƴ ƎŜƴŜǊŀƭ ǘƘŜ ŎƻƳƳǳƴƛǘȅΩǎ 

architecture should create a pedestrian friendly street experience through 

appropriate scaling, create neighborhood identity through continuity within 

the separate neighborhoods, and recognize the need for more affordable 

living. 

 

3.4-P-6  There shall be a wide range of product types incorporated 

into the various neighborhoods. 

 

3.4-P-7 Garage doors shall not become the dominant element of the 

front elevation.  Relief should be achieved by recessing doors and by 

varying the garage orientation (recessed, swing-in, side street access, 

etc.). 

 

3.4.6 Streetscape Character and Landscaping 

Streets will be planted with approved street trees and enhanced streetscape 

landscaping as defined in the final landscape plans of subsequent submittals.  

Streetscapes should reflect the identity of the roadway system and 

incorporate separated sidewalks with parkway strips (as outlined below or 

on as approved on a case by case basis by City Staff) when homes front on 

the streets.  Taller more imposing trees and widened (20-орΩύ ƭŀƴŘǎŎŀǇŜ 

strips should define the arterials and major collectors.  Medium-sized trees 

and smaller (5-нлΩύ ƭŀƴŘǎŎŀǇŜ ǎǘǊƛǇǎ ǎƘƻǳƭŘ ŀǊǘƛŎǳƭŀǘŜ ǘƘŜ ƳƛƴƻǊ ŎƻƭƭŜŎǘƻǊǎΦ  

In general street trees should be used consistently on residential streets to 

establish attractive neighborhoods.   

 

Parkway strips shall be used on the following streets as identified on the 

Tentative Maps: 

 

¶ Subareas B & C ς Streets C, E, F, G; and all the Courts (A-D). 

¶ Subarea H ς Streets S and T. 

¶ Subarea I ς Streets Y, Z, XX and YY. 
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¶ Throughout Subareas A, J, and K. 

 

The following are trees that may be planted in the parkway strips: 

 Botanical Name   Common Name 

Deciduous Trees 

Acer buergerianum  Trident Maple 

Cercis      Redbud 

Chilopsis linearis   Desert Willow 

Lagerstroemia   Crape Myrtle 

Prunus     Flowering Plum 

 

Evergreen Trees 

Arbutus unedo   Strawberry tree 

Geijera parviflora   Australian Willow 

[ŀǳǊǳǎ ƴƻōƛƭƛǎ Ψ{ŀǊŀǘƻƎŀΩ  Sweet Bay 

Ligustrum     Privet 

wƘŀǇƘƛƻƭŜǇƛǎ ΨaŀƧŜǎǘƛŎ .ŜŀǳǘȅΩ Rosacea 

Rhus lancea    African Sumac 

 

3.4.7 Entry Features 

Entry features should be located at eight key locations on the exterior of the 

Vanden Meadows development area (in each case the developer closest to 

the designated feature will be responsible for its construction).  Refer to 

Figure 3.4 Community Entry Features Locations: 

 

1. At the intersection where Leisure Town Road meets the northern most 

street (Street Ψ½Ω). 

2. At the intersection where Leisure Town Road meets the main street 

into the Vanden Meadows project (Street ΨtΩ).  

3. At the intersection of the second street from the north (Street ΨIΩ) just 

off the west side of Vanden Road. 

4. At the intersection of the northern most street (Street ΨIΩ) just off the 

east side of Vanden Road.  

5. At the intersection where Nut Tree Road meets the northern most 

ǎǘǊŜŜǘ ό{ǘǊŜŜǘ Ψ!Ωύ. 
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6. At the intersection where Vanden Road meets the southernmost 

ǎǘǊŜŜǘ ό{ǘǊŜŜǘ Ψ!Ωύ. 

7. On the south side of the intersection where Foxboro Parkway meets 

Vanden Road. 

8. At the intersection where Foxboro Parkway meets the westernmost 

residential street. 

 

3.4-P-8 The developers of the Vanden Meadows project will design 

and install entry features at the locations designated above.  The 

design will include high quality elements that comply with the City of 

Vacaville Gateway ordinance.  The design for the first entry feature will 

be used for subsequent features. 

 

3.4.8 Neighborhood School 

The Travis Unified School District has acquired a 28.4 +/- acre site in the 

Vanden Meadows area and has identified it as the future site of 1 or possibly 

2 schools.  The District is conducting studies to determine if they will build a 

middle school and an elementary school or one K-8 school.  The District 

Master Plan calls for this school(s) to be built in 3-5 years depending on the 

rate of buildout of the Southtown Project and the Vanden Meadows Project. 

 

The schools(s) will need City of Vacaville water and sewer services to develop 

the project which will require annexation into the City of Vacaville.  The 

existing Opal Way has been designed and constructed with the expectation 

that it would serve as an access for one of the school sites.  Further, the City 

of Vacaville is planning to install a traffic signal at the intersection of Opal 

Way and Nut Tree Road to provide traffic control once the school is in 

operation. 

   

The Travis Unified School District, with input from the City of Vacaville and 

the developers of the Vanden Meadows project, will design and construct a 

school that is in keeping with the character of the Vanden Meadows 

development area to serve the needs of the residents of the Southeast 

Vanden area.  It should be noted however, that the State of California is the 

final authority on the design of the school.  
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4.0 TRANSPORTATION AND CIRCULATION 

 

4.1 INTRODUCTION 

Goal:  Provide a circulation system which maintains and improves 

access and connectivity between and within Vanden Meadows and 

Southtown and is consistent with the 1990 General Plan. 

The Vanden Meadows project street and trail system has been 

designed to create continuity between Southtown and Vanden 

Meadows.   

 

The realigned Vanden Road improves the traffic level of service at the 

intersection of Foxboro/Jepson Parkway (Leisure Town Road) by 

eliminating one leg of the proposed 4 leg intersection.  The realigned 

Vanden Road also serves to slow traffic through Vanden Meadows and 

ŘƛǎŎƻǳǊŀƎŜǎ άŎǳǘ ǘƘǊƻǳƎƘέ ǘǊŀŦŦƛŎ ŦǊƻƳ bǳǘ ¢ǊŜŜ Road through the 

Southtown Project.  The connection of Foxboro Parkway between Nut 

Tree Road and Jepson Parkway completes the east-west arterial 

connecting Peabody Road through Nut Tree Road to Jepson Parkway, 

consistent with the 1990 General Plan.  Traffic from Nut Tree Road and 

areas east of Nut Tree Road will be encouraged to use Foxboro 

Parkway to access Jepson Parkway (Vanden Road and Leisure Town 

Road) because of the more direct routing.  Because the internal street 

ŎƛǊŎǳƭŀǘƛƻƴ ǎȅǎǘŜƳ Ƙŀǎ ōŜŜƴ ŘŜǎƛƎƴŜŘ ǘƻ ŘƛǎŎƻǳǊŀƎŜ άŎǳǘ ǘƘǊƻǳƎƘέ 

traffic going through residential areas, the through traffic is 

anticipated to utilize Jepson Parkway and Nut Tree Road for travel 

going north and south in the area and utilize Foxboro Parkway for 

travel going east and west. 

 

The Trail system within the Vanden Meadows Project has been 

designed to provide direct connections to the school and park sites 

within the Vanden Meadows and well as a direct connection to the 

Southtown Park via the trails adjacent to Vanden Road. 
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4.2 EXISTING SETTING 

Vanden Meadows is bounded by Leisure Town Road on the east, Nut Tree 

Road on the west, the Southtown Development to the north and the 

Vacaville-Fairfield buffer to the south. 

 

The existing roadways and the proposed vehicular circulation system 

through the Specific Plan area are shown on Figures 4.1 and 4.2.  It should be 

noted that the intersections of Foxboro/Realigned Vanden and 

Foxboro/Vanden/Jepson Parkway are shown in various figures throughout 

the Specific Plan as intersections controlled with roundabouts; however, the 

method of intersection control will be determined by the Director of Public 

Works.  The major streets within the Vanden Meadows area are described 

as follows: 

 

4.2.1 Leisure Town Road (future Jepson Parkway) 

Currently Leisure Town Road is a two lane rural road bordering the eastern 

portion of the area.  Future plans call for this road to be redesignated as 

Jepson Parkway and will be a four lane arterial with large landscaped 

frontages.  The developers of Vanden Meadows will be responsible for 

construction of the fronting curb, gutter, sidewalk, 20 feet of pavement and 

the landscaping per the Jepson Parkway plan line as recently approved by 

the Solano Transportation Authority (STA).  See Figure 4.2 for the location 

and Figure 4.2.1 Leisure Town Road (Jepson Parkway) for the details of the 

proposed street section.  The City is currently in the design phase of Jepson 

Parkway Improvements from the south City Limits through Elmira Road.  

Final design and right of way for Jepson Parkway adjacent to Vanden 

Meadows shall be incorporated into Vanden Meadows Final Map(s) and 

improvement plans. 

 

4.2.2 Nut Tree Road 

Nut Tree Road borders the Vanden Meadows development on the west.  

Currently the road is two lanes but is designated to be a four lane arterial 

with buildout of the area.  The western portion of Nut Tree Road was 

completed with the Foxboro development and the developers of the Vanden 

Meadows area will be responsible for completing the required final 

improvements (including the landscaping and trails) to Nut Tree Road.  See 
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Figure 4.2 for the location and Figure 4.2.2 Nut Tree Road for the details of 

the proposed street section. 

 

4.2.3 Foxboro Parkway 

Foxboro Parkway is identified in the General Plan as a Major Arterial within 

the Southeast Vanden Area and within the Foxboro development area.  

Currently, Foxboro Parkway exists east of Nut Tree Road and ultimately will 

connect with Jepson Parkway.  This connection will greatly improve 

circulation in the southeast Vanden area by providing a more direct 

connection to Vanden Road South/Jepson Parkway which will improve 

access to Travis Air Force Base to the south.  This direct connection from the 

Foxboro development area to Jepson Parkway will also improve access to 

Interstate 80 to the north by allowing traffic to access the major north- south 

arterial more easily.  The City of Vacaville recently added the middle two 

lanes of the proposed Foxboro Parkway to the Traffic Impact Fee (TIF) 

program.  Responsibilities, obligations and timing regarding construction of 

Foxboro Parkway are outlined in the two Development Agreements (The 

Estates at Vanden Meadows Project and The Villages at Vanden Meadows 

Project) entered into at the time of the preparation of this Specific Plan. 

 

4.2.4 Vanden Road 

Currently Vanden Road is a two lane rural road which will be improved to 

collector standards with a landscaped median for that portion of the road 

north of Leisure Town Road.  In order to improve traffic flow for the future 

Jepson Parkway, Vanden Road will be realigned to intersect Foxboro Parkway 

west of the Foxboro/Leisure Town Road (Jepson Parkway) intersection.  This 

portion of the Vanden Road, including landscaping and trails, will be 

completed with development of Vanden Meadows.  Vanden Road south of 

Leisure Town Road will be designated Jepson Parkway and the Vanden 

Meadows development will be responsible for completing the frontage 

improvements (curb, gutter, sidewalk, some pavement and landscaping).  

The balance of improvements will be completed by the City of Vacaville 

(through a Solano Transportation Authority (STA0 grant) or by the fronting 

property owner if the work is not completed when development south of 

Foxboro Parkway begins.  If the fronting property owner improves Jepson 

Parkway (Vanden Road South of Foxboro) the developer will be entitled to 
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TIF credits for installation of the middle two lanes.  See Figure 4.2 for the 

location and Figure 4.2.4 Vanden Road for the details of the proposed street 

section. 

 

4.2.5 Major and Minor Collector Streets with Trail 

Within the Vanden Meadows development there are two street sections that 

ŀǊŜ ŘŜǎƛƎƴŀǘŜŘ άaŀƧƻǊ /ƻƭƭŜŎǘƻǊ Streetsέ ŀƴŘ ǘǿƻ ǎǘǊŜŜǘ ǎŜŎǘƛƻƴǎ ǘƘŀǘ ŀǊŜ 

ŘŜǎƛƎƴŀǘŜŘ άaƛƴƻǊ /ƻƭƭŜŎǘƻǊ StreetsέΦ   

 

Major Collector Streets are collectors (40 feet wide) with trails on both sides 

of the street and with no residential units fronting on the street.  See Figure 

4.2 for the location and Figure 4.2.5 Major Collector Street for the details of 

the proposed street section. 

 

Minor Collector Streets are collectors (40 feet wide) with trails on one side 

of the street and some residential units fronting on the street.  See Figure 

4.2 for the location and Figure 4.2.6 Minor Collector Streets for details of the 

proposed street section. 

 

4.2.6 Residential Streets 

All other streets not mentioned above will be designated as residential 

streets.  These streets will comply with the City of Vacaville standards for 

residential streets.  See Figure 4.2 for the location and Figure 4.2.7 

Residential Street for details of the proposed street section.  Consideration 

for City approved traffic calming measures shall be on straight streets.  See 

also Figure 4.2.8 Residential Streets with Separated Sidewalks as detailed in 

Section 3.4.5 - Streetscape Character. 

 

4.3 CONNECTIONS 

Completion of the street network within the Vanden Meadows area will 

provide a significant improvement in vehicular circulation throughout the 

southeast portion of Vacaville.  The Foxboro Parkway connection will provide 

ease of movement from Southeast Vacaville to Travis Air Force Base and to 

Interstate 80.  In addition, this connection will provide for a direct connection 

to Peabody Road from the southeast Vacaville area. 
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The completion of Jepson Parkway as envisioned by the STA will provide 

enhanced connections between Suisun City, Fairfield, Vacaville and Dixon. 

   

4.4 VEHICULAR STREET NETWORK 

The following are implementing policies to ensure completion of the 

Vehicular Street Network as envisioned by this Specific Plan.  The Traffic 

Mitigation Monitoring Plan outlined in the EIR is ŀǘǘŀŎƘŜŘ ŀǎ !ǘǘŀŎƘƳŜƴǘ Ψ·Ω 

and incorporated by reference. 

 

4.4-P-1 The density of the residential development shall not 

generate traffic volumes that exceed the capacity (LOS C) of the 

Foxboro Parkway, Vanden Road, and Jepson Parkway Intersections.  

The acceptable LOS designation may be modified by the Updated 

General Plan or Council action.  

 

4.4-P-2 The LOS throughout the remainder of the Vanden 

aŜŀŘƻǿǎ ŀǊŜŀ ǎƘŀƭƭ ŎƻƳǇƭȅ ǿƛǘƘ ǘƘŜ /ƛǘȅΩǎ ¢ǊŀŦŦƛŎ aƛǘƛƎŀǘƛƻƴ tƻƭƛŎȅ at 

the time of approval of improvement plans. 

 

4.4-P-3 The City will require the Master Developer to enter into a 

Development Agreement to provide the necessary roadway 

improvements to serve the development and mitigate related traffic 

impacts. 

 

4.4-P-4 Specific Plan developers shall fund circulation 

improvements necessitated by the Specific Plan development through 

various funding mechanisms (i.e. assessment districts, traffic impact 

fees, private funding, etc.). 

 

4.4-P-5  The public road rights-of-way and street improvements 

shall comply with City of Vacaville standards and said rights-of-way 

will be dedicated to the City of Vacaville as public streets as shown in 

the following Figures, or as a result from an Update of the General 

Plan: 

4.2.1 Section 1 - Leisure Town Road (Jepson Parkway) 

4.2.2 Section 2 - Nut Tree Road 
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4.2.3 Section 3 - Foxboro Parkway 

4.2.4 Section 4A & 4B - Vanden Road 

4.2.5 Section 5 - Major Collector Street 

4.2.6 Section 6 - Minor Collector Street 

4.2.7 Section 7 - Residential Street 

4.2.8 Section 8 ς Residential Street with Trail 

4.2.9 Section 9 ς Residential Street with Separated Sidewalk 

 

4.4-P-6 Focused traffic analysis shall be provided to determine 

traffic controls at arterial and collector intersections. 

 

4.4-P-7 Phasing of the Project roadway network shall not result in 

potential for creating cut through traffic on Project roadways or 

roadways near the Project.  

 

4.5 NON-VEHICULAR CIRCULATION NETWORK 

Goal:  Develop a comprehensive bikeway/ pedestrian system that 

connect the park, school(s), and Southtown development, and 

promote the use of alternatives to driving. 

 

4.5-P-1 Construct the trail/bike system as shown in Figure 4.3 

Non-Vehicular Circulation Diagram.  Construction shall include 

signings, markings and improvements determined by the Public Works 

Director to provide for pedestrian and bicycle safety, particularly at 

intersections.  

 

4.5-P-2 Construct a vehicular parking facility on Leisure Town 

Road to allow for those outside the Vanden Meadows area to utilize 

the trail/bike system. 

 

4.5-P-3 The design of trail locations shall incorporate standards 

for emergency services visibility and access, safety lighting if 

appropriate, and planning for fire protection. 
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4.6 TRANSIT 

Goal:  Promote increased local transit ridership and provide Specific 

Plan area residents with the opportunity to use public transportation 

as an alternative to driving. 

 

A decision on providing local transit within new developments is 

guided by short range and long range transit plans. 

 

Transit service in Vacaville is provided by Vacaville City Coach through a fixed 

route and dial-a-ride services.  City Coach services are coordinated with other 

area transit services for weekday peak hour commute service along 

Interstates 80 and 680 corridors.  This includes services from the 

Fairfield/Suisun Transit and Vallejo Transit systems with routes that connect 

to BART stations in Pleasant Hill and El Cerrito. 

 

The following are implementing policies to meet the stated goal: 

 

4.6-P-1  Currently, Route 8 travels through the Foxboro area along 

Youngsdale Drive to Nut Tree Road and then heads north.   As the City 

updates short and long range transit plans providing transit service to 

the Vanden Meadows area will be considered as it is for all areas of the 

City. 

 

4.6-P-2  If the City determines that transit service would be 

extended into Vanden Meadows area by expanding Route 8 (or any 

other route) into Vanden Meadows, the developers of Vanden 

Meadows shall install bus turnouts and transit stops in location(s) 

designated by the City.  The Developer may be required to provide 

transit turnouts on arterials and collectors to provide access to transit 

within a ¼ to ½ half mile of potential riders. Transit turnouts shall 

include provision of a bus shelter within public right of way.  The Public 

Works Director, based on recommendation of the Public Works Transit 

Manager, may require provision of bus turnouts and bus shelter pad 

and shelter improvements at locations on arterials and collectors being 

constructed by the Project. 
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4.6-P-3 If City determines that potential extension of transit into 

the Vanden Meadows area is long term, developers shall provide right 

of way for bus turnouts and shelters on arterials and collectors to 

provide access to transit within a ¼ to ½ half mile of potential riders. 

City may require in-lieu fees for the provision of transit turn outs and 

bus shelters in the future. 
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5.0 RECREATION, OPEN SPACE AND RESOURCE MANAGEMENT 

 

5.1 INTRODUCTION 

1. Goal:  To protect and enhance existing biological resources. 

 Currently a biological assessment is underway which will 

ascertain the existing biological resources, if any.  Specific 

mitigation measures will be proposed if any endangered species 

or wetland features are impacted by the Vanden Meadows 

development. 

 

2. Goal: To provide a development that is compatible with the 

Agricultural uses to the east.  

The Vanden Meadows Specific Plan calls for a 500 foot buffer 

between the proposed residential and the existing agricultural 

uses east of the railroad track.  This 500 foot buffer results in a 

large landscaped area on the west side of Leisure Town Road.  

With this buffer in place agricultural uses will not be impacted 

by the proposed project. 

 

5.1-P-1  The area within the 500 foot buffer, west of the existing 

Leisure Town Road right of way, will be dedicated to the City of 

Vacaville as backup landscaping for Leisure Town Road with 

maintenance paid for by the residents of Vanden Meadows through 

the use of a Lighting and Landscape District (LLD). 

 

 

5.2 PUBLIC OPEN SPACE AND RECREATION 

3. Goal:  To provide recreational activities by providing for a public 

park and bike/pedestrian trails that connect with the park and the 

Southtown Development to the north. 

As mentioned in Section 2; development of the Vanden 

Meadows area will result in the construction of a new 7.49 acre 

park adjacent to the proposed school site.  The Travis Unified 

School District has indicated that they would like to have a joint 

use agreement between the District and the City regarding this 

park to increase its usability and functionality.  That joint use 
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agreement would be negotiated sometime in the future 

between the Travis Unified School District and the City of 

Vacaville.   

 

In addition to the new park, a series of trails will be constructed 

throughout the development which will connect with the park, 

the school(s) and with the Southtown trail system.  The Vanden 

Meadows project will be constructing approximately 4 miles of 

trails and when combined with the Southtown trails represent 

a total of 10.6 miles of interconnected bike/pedestrian trails.  

Within the Vanden Meadows area, these trails along with the 

park and landscaping comprise 30.38 acres of dedicated open 

space and recreational area.   

 

5.2.1-P-1  Park, trails, and backup landscaping will be designed to 

enhance the Vanden Meadows development area using drought 

tolerate plants in conformance with the City of Vacaville landscape 

ordinance.  The park, trails and back-up landscaping will be dedicated 

to the City of Vacaville as public amenities with maintenance paid for 

by the residents of Vanden Meadows through the use of a LLD.  Park 

construction may be eligible for park fee credits subject to a Park Fee 

Agreement to be negotiated between the Master Developer and the 

City of Vacaville.  Trails and back-up landscaping shall not be subject 

to fee credits.  
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6.0 PUBLIC FACILITIES 

 

6.1 INTRODUCTION 

This section of the Specific Plan provides both general and specific guidelines 

for the development of future infrastructure facilities necessary to serve the 

Vanden Meadows development area.  The infrastructure facilities covered in 

this section include water distribution (potable and non-potable), sanitary 

sewer collection, storm drainage and detention, gas, electric, telephone, and 

cable TV. 

 

¢Ƙƛǎ ǎŜŎǘƛƻƴΩǎ ǎǇŜŎƛŦƛŎ ǇǳǊǇƻǎŜ ƛǎ ǘƻΥ 

1. Ensure that the project incorporates adequate water and sewer 

facilities to meet the needs of the Vanden Meadows area. 

2. Use non-potable water in Vanden Meadows to reduce demand for 

potable water. 

3. Utilize the Southtown detention basin to mitigate for increased run-

off due to development. 

4.  Present preliminary sizes of utility components.  Final pipe sizes will 

be based on computer modeling using the City wide models 

maintained by the Utilities Department and funded by the developers 

and will be subject to the approval by the Director of Utilities prior to 

design approval.  On-site piping and utility facilities shall be sized to 

accommodate only the development in the Specific Plan area. 

5. Identify off-site improvements which are necessary to serve the 

project. 

 

Goal: Ensure that project design incorporates adequate infrastructure 

facilities to meet City design standards. 

 

Goal: To the extent required by law, use non-potable water and water 

conservation practices in the Vanden Meadows area to reduce demand 

for potable water. 

 

6.2 WATER SUPPLY 

Goal: Provide an adequate and reliable source of potable and non 

potable water for the Vanden Meadows Specific Plan area. 
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6.2.1 Potable Water Supply 

Figure 6.1.1 shows the Proposed Water Distribution System with existing and 

proposed water line sizes.  Lƴ ƎŜƴŜǊŀƭΣ [ŜƛǎǳǊŜ ¢ƻǿƴ wƻŀŘ ǿƛƭƭ ƘŀǾŜ ŀƴ муέ 

water transmission Ƴŀƛƴ ǿƛǘƘ мнέ ǿŀǘŜǊ Ƴŀƛƴǎ ƛƴ ŀƭƭ ŀǊǘŜǊƛŀƭǎ ŀƴŘ ŎƻƭƭŜŎǘƻǊǎΦ  

Lƴ ŀŘŘƛǘƛƻƴΣ мнέ ǿŀǘŜǊ Ƴŀƛƴǎ ǿƛƭƭ ōŜ ŀŘƧŀŎŜƴǘ ǘƻ ŀƴŘ ǘƘǊƻǳƎƘ ƘƛƎƘŜǊ ŘŜƴǎƛǘȅ 

areas to ensure adequate fire flow.  !ƭƭ ƻǘƘŜǊ ǎǘǊŜŜǘǎ ǿƛƭƭ Ŏƻƴǘŀƛƴ ŀƴ уέ ƻǊ мнέ 

water line with domestic services and fire hydrants as required serving the 

development.  It should be noted that in order to serve the water demands 

of the Specific Plan area, the eȄǇŀƴǎƛƻƴ ƻŦ ǘƘŜ /ƛǘȅΩǎ ǿŀǘŜǊ ǎȅǎǘŜƳ ǿƛƭƭ ōŜ 

required.  This expansion will be accomplished through payment of Water 

Impact Fees and the installation of water facilities as outlined in this Specific 

Plan. 

 

6.2-P-1 Each developer will be responsible for construction of 

their portion of the water lines shown on the Proposed Water 

Distribution System.  Each developer will be required to demonstrate 

that the proposed phasing of each water line installation, including 

buildout will provide for adequate redundancy (looping) and flow to 

the satisfaction of the Director of Utilities.  

 

6.2-P-2 Developers will comply with the City of Vacaville water 

conservation ordinance (such as low-flow shower heads and toilets) in 

the construction of the homes. 

 

6.2-P-3 Developers will use low-flow irrigation systems and 

drought resistant plant materials to the reasonable extent feasible. 

 

DIF 88 ς ¢ƘŜ муέ ǿŀǘŜǊ transmission main in Leisure Town Road has been 

identified as a capitol improvement project (DIF 88) within the City of 

Vacaville Development Impact Fee Ordinance and is subject to partial 

reimbursement to the developer who installs any portion of this line as 

outlined within said ordinance. 

 

6.2.2 Non Potable Water Supply 
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Figure 6.1.2 shows the Proposed Non Potable Water Distribution System 

Plan with existing and proposed water line sizes.  In general, 8έ ǿŀǘŜǊ Ƴŀƛƴǎ 

are to be located in all arterials and within Vanden Road creating a non-

potable looped system with the South Vanden non-ǇƻǘŀōƭŜ ǎȅǎǘŜƳΦ  сέ-уέ 

lines are to be located internally as necessary to serve their respective 

developments. 

 

Final design shall conform to SID Specifications and City Master Planning.  

The City shall work with the master developer and SID to ensure that the 

non-potable system complies with the 1995 Master Water Agreement 

between the City and SID.   

 

6.2.3 Abandon Existing Wells 

Any existing wells on the property shall be abandoned per the Solano County 

Health Code.  
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