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CHAPTER 1.0 - INTRODUCTION 
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1.0 INTRODUCTION  

 

1.1 SUMMARY 

 

The design challenge in North Village was to overcome the regulatory and physical constraints present on 

the site, while creating a Community Plan which integrates housing, educational, employment and 

commercial opportunities into a quality living environment. 

 

The site consists of 881 acres, in a relatively undeveloped area, bordered by Interstate 505, some business 

park, scattered residences and agricultural uses.  (See Vicinity, Map 1) Two parallel, east-west, Pacific Gas 

and Electric transmission corridors and the Gibson Canyon Creek bifurcate the Specific Plan at 

approximately the center of the site.  The flight path of the Nut Tree Airport enters the Specific Plan 

boundaries from the south.  The flight path severely limits the land uses within its borders, both within the 

C-zone which is in the flight path, and the adjacent noise sensitive corridors within the E and F zones. 

 

Environmentally sensitive vernal pool areas, and wetlands are located in the site and provide both a 

challenge and an opportunity to incorporate natural open space, parks and recreational trails into the land 

plan. 

 

The Specific Plan follows a traditional design concept by providing a variety of uses within a village-like 

environment.  In the design, activity is concentrated in a southern node which is comprised of a Higher 

Education Center, commercial, business park, higher density residential and neighborhood park. 

 

The North Village Planning Areas are integrated through a series of pedestrian trails and curvilinear street 

system.  The Educational, Commercial, Business Park and Open Space uses within the Plan are accessible 

to one another and the neighborhoods through this combined circulation system. 

 

The northern portion of the Plan blends a variety of housing types, a neighborhood park, dog park, 

elementary school and the enhanced Gibson Canyon Creek corridor. 

 

The community will draw from Vacavilleôs diverse architectural and rural history by using a contemporary 

blending of traditional and contemporary styles to create an architectural and landscape theme.  Entry 

monumentation, architectural treatments, a comprehensive landscaping program, enhanced paving, 

signage, walls and fencing will be used to integrate the various land uses into a consistent community design 

theme. 

 

[This North Village Specific Plan Amendment #1 is an update to the original Specific Plan approved by 

the City in 1995.  North Village is a master-planned mixed-use development as described in this 

document.  For purpose of this Specific Plan Amendment #1, North Village is generally divided into the 

south half (referred to as Area Plan 1 or AP1) and the north half (referred to as AP2).  This Specific Plan 

Amendment #1 is focused on AP2 as AP1 is mostly built out.] 

 

1.2 PURPOSE AND INTENT 

 

The Specific Plan provides both general guidelines and specific standards for the development of North 

Village and sets the arrangement for a variety of land uses.  As an implementation tool of the General Plan, 

the purpose of the Specific Plan is to provide a set of plans, policies, regulations and implementation 

programs for guiding and ensuring the orderly, future development in accordance with the adopted Land 

Use Plan. 
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The Specific Plan guarantees quality development standards through the Community Design Standards and 

Guidelines (Chapter 6.0) and ensures orderly development through public infrastructure improvements, 

phasing and implementation strategies.  The role of the Specific Plan is to designate land uses, to analyze 

the present and future infrastructure demands, to establish development standards, and to minimize the 

effect of future impacts through phasing and implementation of the Plan policies and standards, and 

mitigation monitoring. 

 

The Specific Plan will be regulatory in nature and will establish zoning type regulations, as well as the 

development process for each Planning Area.  In some instances, the Specific Plan will replace the zoning 

ordinance.  Where an issue is not addressed, the Municipal Code of the City of Vacaville will be the 

regulatory document. 

 

The Specific Plan and Community Design Standards and Guidelines are intended to assist public officials 

and public agency staff in project review.  For designs which vary from the Standards and Guidelines, the 

City will have the discretion to approve variations from the Guidelines, provided the City finds the project 

design equal to, or better than, that which would be achieved through the application of the development 

controls.  All such project designs are to receive fair consideration. 

 

In addition to decision makers and public agency staff, the Specific Plan and Community Standards and 

Guidelines are intended to guide developers, builders, planners, architects, landscape architects, civil 

engineers and property owners in project design. 

 

1.3 LEGAL AUTHORITY 

 

The Specific Plan has been prepared in accordance with the California Government Code Section 65450 et 

al and applicable ordinances of the City of Vacaville.  The Specific Plan will constitute the land use, 

circulation, zoning, and development standards for the site.  The Plan, which is a part of the Development 

Agreement, will also set the phasing schedule to be followed in the development of North Village. 

 

All proposed development plans, tentative maps, parcel maps and other development approvals must be 

consistent with the Plan.  Projects found consistent with the Plan are deemed consistent with the Cityôs 

General Plan. 

 

The Vacaville General Plan requires that a Policy or Specific Plan be prepared for this area prior to 

development.  In accordance with the General Plan, the Policy or Specific Plan is to define permitted and 

conditionally permitted uses, major public facilities (including roads, water, sewer and drainage facilities, 

schools and parks), phasing, infrastructure, financing mechanisms and any other elements that may be 

needed to ensure an orderly development process with minimal adverse impacts. 

 

Because of the size and complexity of this project site, the City has chosen to call the Plan a Specific Plan 

rather than a Policy Plan.  The Specific Plan is the equivalent of the Policy Plan in terms of requirements 

and elements, but the term is more descriptive of the complex interrelationship of land uses and the required 

infrastructure. 

 

1.4 DEVELOPMENT AGREEMENT 

 

The North Village Specific Plan is incorporated into a Development Agreement with the City of Vacaville.  

The Development Agreement vests the development rights, specifies the rate of development, delineates 

the extent of public facility improvements, identifies land dedication requirements, specifies development 

impact fee requirements, specifies existing ordinances and land use regulations, identifies appropriate 

assessment districts, and stipulates developer financing and reimbursement arrangements. 
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All future developments must be consistent with the terms contained in both the Development Agreement 

and the Specific Plan.  In case of conflict between the Specific Plan and the Development Agreement, the 

Development Agreement will prevail. Significant provisions of the Development Agreement are 

summarized in the Specific Plan. 

 

1.5 CALIFORNIA ENVIRONMENTAL QUALITY ACT  

 

Adoption of a specific plan is a project which is subject the California Environment Quality Act (CEQA) 

and the CEQA Guidelines.  Environmental Impact Reports (EIR) are prepared for specific plans due to the 

detailed development patterns and potential effects associated with such plans.  A program EIR has been 

prepared for the North Village Plan.  A program EIR is prepared for a series of related actions that are 

characterized as a single project or program.  Program EIRs are well suited for use with a specific plan.  

When a specific plan is adopted and the program EIR is certified, permit processing is expedited through 

subsequent use of the program EIR. 

 

The mitigation measures which are contained in the North Village Specific Plan EIR have been incorporated 

into the Specific Plan mitigation monitoring program.  The Mitigation Monitoring Program is bound into 

the Specific Plan as Appendix 8.3.  The Specific Plan EIR is Appendix 8.7 (Separate Cover). 

 

1.6 RELATIONSHIP TO THE 2015 GENERAL PLAN 

 

A specific plan functions as an implementation tool of the General Plan in three ways:  (1) by acting as a 

statement of planning policy that refines the General Plan policies applicable to a specific area, (2) by 

directly regulating land use, and (3) by bringing together detailed policies and regulations into a focused 

development program.  This Specific Plan Amendment #1 has been prepared in conjunction with a General 

Plan Amendment, to implement the Updated General Plan (2015 General Plan). 

 

The Specific Plan incorporates a series of goals and policies which are specific to the planning and 

development of the site.  Both the General Plan goals and policies and the North Village Specific Plan goals 

and policies are contained in Appendices 8.1 and 8.2 of this document.  The goals and policies of the 

Specific Plan provide the rationale for the design solutions and development regulations found in the Plan. 

 

1.7 SITE OWNERSHIP 

 

The 881-acre Specific Plan area is divided into two areas, Area Plan 1 and Area Plan 2. 

 

Area Plan 1, which is located south of the Gibson Canyon Creek Corridor, is largely built-out, and has 

multiple property owners, including individual homeowners, Solano Community College District and 

City of Vacaville. 

 

Area Plan 2, which is located north of the Gibson Canyon Creek Corridor, is largely undeveloped, and 

owned in majority by North Village Development, Inc., a California Corporation. 

 

1.8 HOW THE DOCUMENT IS ORGANIZED 

 

The Specific Plan provides both the conceptual presentation of, and the specific framework for the 

development of North Village.  Chapter 1.0 summarizes the purpose of the document, legal authority, 

controlling regulations and the relationship to the Vacaville General Plan. 
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Chapter 2.0, Specific Plan Land Use Descriptions, describes the various land uses with the Plan, and 

provides a conceptual picture of North Village. 

 

Chapter 3.0 details the Project Development Standards which are to be followed in the precise development 

of the Specific Plan.  Each requirement is separated and discussed, beginning with Project wide standards 

which apply to all land use designations.  Following the Project wide standards, the standards are 

individualized for each land use.  The specific development standards for roadways, landscaping, thematic 

elements, parks, trails, open space and mitigation areas are found in Chapter 3.  Project wide requirements 

for infrastructure which will be necessary to service the Specific Plan are also listed and must be provided 

with the development of the Plan. 

 

Section 3.8, Resource Management, describes the biologically sensitive areas of the Plan and contains the 

mitigation program which must be followed in the development of the Specific Plan.  Planning Areas which 

are located adjacent to mitigation areas will be required to construct fencing consistent with the Specific 

Plan fencing plan and to respect the required open space buffers.  The preservation of mature trees located 

on the site are also included in the Resource Management Section. 

 

The Specific Plan is divided into Planning Areas.  Chapter 4.0, Planning Area Development Standards, 

describes in detail the contents of each Planning Area, the density and intensity of uses, and the regulations 

to be followed in the development of the Planning Areas. 

 

Chapter 5.0, Specific Plan Zoning Regulations, provides a precise set of requirements for the physical 

development of the Specific Plan by Zoning District.  In some instances, the Specific Plan replaces the 

zoning code.  Where an issue is not addressed, the Municipal Code of the City of Vacaville will be the 

regulatory document. 

 

Chapter 6.0, Community Design Standards and Guidelines, suggests interpretations of the thematic 

elements of the Specific Plan.  Chapter 6 is to be used, as necessary, in determining the proper design for 

consistency with the intent of the Plan.  Variations from the Standards and Guidelines can occur in the 

development of the Planning Areas so long as the product is consistent with the intent of the Specific Plan. 

 

Chapter 7.0, Implementation, establishes the process to be followed in the development of the Plan, the 

procedures for amending the Specific Plan, the procedure for amending the Development Agreement, the 

development review process, the requirements for environmental review, project phasing and the funding 

mechanisms for the development and maintenance of the Specific Plan. 

 

It will be necessary for the users of this document to familiarize themselves with the regulatory 

authority and procedural requirements of the Specific Plan. 

 

a) To prepare Development applications for all Planning Areas and improvements. 

 

b) To be consistent with the Land Use designations. 

 

c) To provide the necessary infrastructure to service the Planning Area, and, when required, enter into 

maintenance and assessment districts to fund the construction and maintenance of infrastructure 

improvements. 

 

d) To provide landscape elements consistent with the Specific Plan. 

 

e) To provide trails, open space, and recreational uses, when applicable, consistent with the Specific 

Plan. 
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f) To be consistent with the Planning Area Development Standards. 

 

g) To be consistent with the requirements of the Specific Plan Zoning Regulations and the Vacaville 

Municipal Code. 

 

h) To incorporate a design theme which follows the imagery shown in the Community Design 

Standards and Guidelines. 
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2.0 SPECIFIC PLAN LAND USE DESCRIPTIONS 

 

2.1 COMPREHENSIVE LAND USE PLAN 

 

The objective of the urban design process is to provide a community which merges the practical and the 

aesthetic into a cohesive living environment.  Through a variety of land uses and circulation linkages, the 

North Village Specific Plan establishes the basis for an integrated community. 

 

2.1.1 Approach 

 

There are a total of 30 planning areas within North Village, which are comprised of 17 single and multi-

family neighborhoods, community commercial, business park, neighborhood parks, natural and enhanced 

open space, an elementary school site and a Higher Education Facility. 

 

2.1.2 Land Uses (Refer to Maps 2, 3 and 4; Tables 2 and 3) 

 

2.1.2.1 Residential 

 

A variety of residential areas are proposed throughout North Village which contain Low, Low/Medium, 

Medium and High Density General Plan land use designations.  The residential neighborhoods range in size 

from 10 to 74 acres.  (Refer to Tables 1, 2 and 3, Residential Mix, Land Use Summary, and Planning Areas 

and Map 3) 

 

Lower density neighborhoods are predominately located on the eastern boundary of the Plan, adjacent to 

the existing development.  Within the Specific Plan, and adjacent to Leisure Town Road, the homes will 

either back or side onto Leisure Town.  These lots will meet the RL-8 lot width and depth requirements.  

The planning goal is to provide a softer transition from the existing neighborhood to the more intense land 

uses within the Village.  The lower density residential neighborhoods are located in Planning Areas 3, 4, 

20 and 22.  (See Map 3). 

 

The Low/Medium neighborhoods are located in the northern, southern and western portions of the Specific 

Plan.  The neighborhoods are surrounded by natural open space, improved parks, trails and landscaped 

buffers.  The planning goal is to permit these smaller lot neighborhoods to borrow from a variety of open 

space and recreational opportunities.  the Low/Medium neighborhoods will be located within Planning 

Areas 5, 6, 7, 8, 17, 18, 19, 25 and 28. 

 

The Medium density neighborhood is Planning Area 29, in the northern portion of the Specific Plan.  This 

neighborhood is bordered by Midway Road and I-505, and is within close proximity to the elementary 

school, neighborhood park, open space and the trail system. The homes have an opportunity to benefit from 

the natural and improved recreational amenities. 

 

High density neighborhoods are located in both the northern and southern sections of the Plan.  In the north, 

the attached homes are in close proximity to open space, the dog park, neighborhood park, elementary 

school, and improved trails. 

 

In the south, the High-density neighborhood is located adjacent to the north-south arterial, the Higher 

Education site, Commercial Center and the Business Park uses.  In this location, the units are targeted for 

Business Park employees, as well as faculty and students of the college.  The high-density residential units 

will be located in Planning Areas 10, and 27. 
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Table 1 Residential Mix 

 

 

 

LAND USE 

 

ACRES 

 

UNITS 

NET AVE.  

DU/AC. 

 

% 

LOW  146.7 668 4.6 26% 

LOW  (SCHOOL) 13.1 64 4.9 3% 

LOW/MEDIUM  185.4 1181 6.4 46% 

     

MEDIUM  20.3 173 8.5 7% 

HIGH  22.3 472 21.2 18% 

TOTAL  387.8 2558 6.7 100% 

 

 

Table 2 Land Use Summary 

 

 

 ACRES % 

RESIDENTIAL LOW 146.7 17% 

RESIDENTIAL LOW (SCHOOL) 13.1 1% 

RESIDENTIAL LOW/MEDIUM 185.4 21% 

   

RESIDENTIAL MEDIUM 20.3 2% 

RESIDENTIAL HIGH 22.3 3% 

COMMERCIAL * 10.9 1% 

BUSINESS PARK 69.8 8% 

COMMUNITY COLLEGE 57.4 7% 

PARKS, OPEN SPACE, SOUND BERM & 

DETENTION BASINS 

311.3 35% 

MAJOR ROADS 44.1 5% 

TOTAL 881.3 100 
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Table 3 Planning Areas 

 

              

NO. LAND USE ACRES UNITS 

 

1/2 DETENTION 7.4 

3 RES. ï LOW 37.6 162 

4 RES. ï LOW 19.6 72 

5 RES. ï LOW/MED. 31.7 187 

6 RES. - LOW/MED. 10.4 80 

7 RES. ï LOW/MED. 10.8 64 

8 RES. ï LOW/MED. 11.0 82 

9 PARK 7.2 

10 RES. ï HIGH 10.4 228 

11 COMMUNITY COLLEGE 57.4 

12 BUS. PARK 4.9 

13 BUS. PARK 9.4 

14 COMMERCIAL 10.9 

15 BUS. PARK 36.2 

16 BUS. PARK 19.3 

17 RES. ï LOW/MED. 9.7 63 

18 RES. ï LOW/MED. 19.5 115 

19 RES. ï LOW/MED. 21.6 127 

20 RES. ï LOW 33.6 168 

 

22 RES. ï LOW 55.9 266 

24 RES. ï LOW (RESERVED FOR SCHOOL) 13.1 64 

25 RES. ï LOW/MED. 34.1 227 

26 PARK (LOTS C AND D) 10.5 

 OPEN SPACE (LOT B) 13.0 

27 RES. ï HIGH 11.9 244 

28 RES. ï LOW/MED. 36.6 236 

29 RES. ï MED. 20.3 173 

31 SOUND BERM 4.6 

32 GIB. CYN CREEK CORR. 208.5 

35 CENTRAL OPEN SPACE 60.1 

      

 

 TOTAL  837.2 2558 
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The Low-Density neighborhoods will provide traditional, single-family detached homes on larger lots, with a 

density range of 3.1 ï 5.0 units per acre. 

 

The Low/Medium Density neighborhoods will provide a mix of traditional and small-lot single-family detached homes 

with a density range of 5.1 ï 8.0 units per acre.   

 

The Medium Density neighborhood will provide small-lot attached and detached homes with a density of 8.1 ï 14 

units per acre.  

 

The High-Density neighborhoods will provide attached housing with a density of 20.1 ï 24 units per acre. 

 

2.1.2.2 Commercial 

 

A Community Commercial site is incorporated into the Specific Plan and is located near the southern node 

adjacent to Vaca Valley Parkway in Planning Area 14.  The site will provide for the needs of the North 

Village Specific Plan Area and the northeast quadrant, possibly anchored by a grocery store. The site can 

include food and drug stores, apparel and accessory stores, business services, restaurants, finance, insurance 

and real estate services, health services, and variety stores.  In addition to these services, the 10.9-acre site 

can accommodate radio and television repairs, nursery and garden supply and other homeowner related 

services. 

 

2.1.2.3 Business Park 

 

Business Park uses totaling 69.8 acres are concentrated in the southern portion of the Specific Plan in 

Planning Areas 12, 13, 15, and 16.  Areas 12 and 13 front on and have access from Vaca Valley Parkway.  

Area 15 fronts on Vaca Valley Parkway with access from North Village Parkway and Crescent Drive.  

Areas 15 and 16 have exposure to North Village Parkway and gain access primarily from Crescent Drive.  

Direct or short distance access to I-80 and I-505 via Vaca Valley Parkway minimizes the intrusion of truck 

traffic and noise into the neighborhoods and provides for the greatest exposure along Vaca Valley Parkway.  

This area provides sites for business offices, warehousing/distributing, manufacturing uses and incidental 

commercial uses and services. 

 

 

2.1.2.4 Community Facilities 

 

An elementary school site will be located in the northern area. This site, located adjacent to an 8.1-acre 

(net) neighborhood park, will be dedicated to the Vacaville Unified School District.  

 

The Higher Education Center has been located in the South for efficient access to and from I-505 via Vaca 

Valley Parkway, and will serve both regional and local needs.  Library facilities, sports fields and a wide 

variety of classes will enhance the life-style opportunities for each North Village resident, business park 

user, and the City of Vacaville.  The Higher Education Site will be dedicated to the Solano Community 

College District. 

 

Fire and Police protection will be provided by facilities located outside the North Village Specific Plan 

area. 
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2.1.2.5 Open Space, Parks and Recreation 

 

The North Village Specific Plan devotes thirty-five percent of its land area, 311.3 acres, to various forms 

of natural and improved open space.  These open spaces are in addition to the landscaped roadway edges 

described in Chapter 6, and do not include the normal required setbacks, private open space or buffers. 

 

A. Natural and Enhanced Open Space 

 

Natural and enhanced open space areas consist of the Gibson Canyon Creek Corridor, I-505 sound buffer 

and the central open space. 

 

Gibson Canyon Creek is designated in the Vacaville General Plan as a Riparian Preserve, intended for 

natural habitat preservation and low impact trail systems.  Due to off-site drainage demands and flood safety 

considerations, the creek will accommodate anticipated 100-year storm flows (See Figure 38 in Section 

3.3).  The corridor will be re-vegetated with native plant material and will incorporate a 10-foot 

pedestrian/bicycle path. 

 

Vernal pool mitigation areas are located in open space areas on the land use map.  The vernal pool mitigation 

areas will present interpretive gardens along the open space trail system. 

 

A linear landscaped corridor extends along the entire western frontage adjacent to the I-505.  Within the 

corridor, a landscaped berm with low walls contains trails meanders around orchard rows and will serve as 

the required noise mitigation barrier for the community, while providing a critical link in the internal trail 

system (see Section 3.3.2.6).  Introducing North Villageôs landscape theme along I-505, this extensive open 

space feature will become a landmark for North Village. 

 

Along the extreme eastern edges of the Specific Plan, a 500-foot wide area of the Gibson Canyon Creek 

corridor and wetland area will buffer existing agriculture. 

 

Natural and improved open spaces which are public, will be dedicated to the City. 

 

B. Neighborhood Parks 

 

A 6.1-acre park adjacent to the elementary school will be dedicated to the City. The programming for  

this park can be found in the Parks Master Plan. Across the street from the 6.1-acre park is a 2-acre dog 

park for large and small dogs.  A 7.2-acre park and three private parks have been built in the southern area.  

The parks have been located to serve the residential units within a one-half mile radius.  The two park sites 

will be dedicated to the City. 

 

C. Expanded Landscape Edges 

 

In addition to the landscaped edges within the road rights-of-way at Midway, Vaca Valley Parkway and 

Leisure Town Road, expanded landscaped setbacks will be provided along Midway and Vaca Valley 

Parkway and Leisure Town Road.  In some sections, these setbacks will include pedestrian and bicycle 

paths. Please see Chapter 3 for detailed street sections.   

 

D. Neighborhood Features 

 

The criteria for pedestrian/bicycle paths, project entry/focal open spaces and land use transition buffers are 

discussed in Section 3.3, Landscape Plan, of the Specific Plan.  These neighborhood features will be 

provided by the individual builder/developer of each residential area and represent critical links to the total 
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open space network.  Pedestrian/bicycle corridors are a minimum of 30 feet wide (10 foot path, 20 feet of 

landscaping). 

 

2.1.2.6 Circulation 

 

To provide a variety of transit alternatives, the Specific Plan will incorporate a circulation hierarchy, which 

includes a primary north-south arterial, collectors, local roads, bicycle and pedestrian trail network. 

 

A. Roads 

 

Precise road standards are described in Section 3.2.  The entry design theme monumentation at Vaca Valley 

Parkway and Midway Road presents enriched landscaping and garden walls.  From the primary entries, the 

North Village Parkway moves through the Specific Plan and introduces the variety of land uses through 

secondary entry statements.  Bicycle and pedestrian paths are on each side of the roadway are separated 

from traffic with landscape plantings.  A landscaped 16-foot median further complements the thematic 

monumentation and extends its entire length. 

 

As North Village Parkway moves from the formality of the Midway ï Vaca Valley entries, into the central 

open space, a low split rail fence with periodic orchard-like tree plantings define the road edge. 

 

Collectors join the Planning Areas.  Access is provided into the neighborhoods via the residential collectors 

and a meandering street pattern which discourages through traffic in Residential Areas. 

 

B. Pedestrian and Bicycle Paths 

 

In addition to the sidewalks and bicycle paths contained in the arterial and collector roads, 10-foot asphalt 

paths for pedestrian, jogging and bicycle uses are integrated into the Planning Area. 

 

C. Transit 

 

To reduce traffic and encourage the use of mass transit, bus loading and unloading turnout pockets will be 

provided along North Village Parkway at key locations (i.e. college, commercial center, apartments and 

school). 

 

Traffic impacts on city streets can be reduced through Transportation System Management (TSM) measures 

which encourage employees to rideshare and to travel at times outside the normal peak travel periods.  The 

citywide traffic model incorporates and depends upon a 30 percent peak hour trip reduction factor to meet 

proposed level of service (LOS) standards.  Projects in the Specific Plan area will need to provide trip 

reduction levels consistent with the estimates in order to be consistent with the General Plan. 

 

The City of Vacaville adopted an employer-based trip reduction ordinance implementing TSM in July of 

1992.  The ordinance requires employers to take various actions to reduce the number of home to work trips 

be a variety of programs.  The predominate program is private ridesharing.  All project with the North 

Village Specific Plan Area are required to comply with provisions of the Cityôs Trip Reduction Ordinance 

and any future amendments thereto. 
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3.0 SPECIFIC PLAN PROJECT WIDE DEVELOPMENT STANDARDS  

 

3.1 PROJECT WIDE DEVELOPMENT STANDARDS 

 

The Development Standards, as shown in this Chapter, are to be followed for each Land Use and within 

each Planning Area.  The development standards apply to both public and private development areas within 

the Specific Plan. 

 

3.1.1 General 

 

A. All development within the Specific Plan shall be in conformance with Chapter 5.0, Specific Plan 

Zoning Regulations, the design standards contained in Chapter 6.0, Community Design Standards 

and Guidelines, and the Vacaville Municipal Code. 

 

B. The development of the Specific Plan will be in accordance with all applicable State laws, Vacaville 

City Regulations, and the adopted North Village Development Agreement. 

 

C. Any lots created within the Specific Plan will be in accordance with State law, and the development 

standards of the Specific Plan Zoning Regulations. 

 

D. Development applications will be required to follow the procedures as described in Section 7.0, 

Implementation. 

 

E. Applications for any tentative map, parcel map or development plan for any parcel adjacent to 

designated open space mitigation areas shall be required to be consistent with Resource 

Management Plan, Section 3.7 Resource Management. 

 

F. NOT USED 

 

G. Standards relating to signage, and landscaping will conform to the requirements of the Specific 

Plan, detailed in Chapter 3.0, Specific Plan Project Wide Development Standards, and Chapter 6.0, 

Community Design Standards and Guidelines. 

 

H. Design treatments are to be consistent with Chapter 6.0, Community Design Standards and 

Guidelines. 

 

I. Lighting and Landscaping Maintenance Districts will be formed to finance the maintenance of 

roadway medians, street trees, street lights, parks, detention basins, landscaping improvements, the 

I-505 south buffers, recreational trails, monumentation, natural open space and open space 

mitigation areas. 

 

J. Development applications for Planning Areas adjacent to biologically sensitive areas, or containing 

mature trees, will be required to be consistent with Section 3.7, Resource Management. 

 

K. Planning Areas which are subject to overflight zones from Nut Tree Airport will be required to 

designate overflight easements with the filing of the tentative map. 

 

L. Planning Areas which are subject to setbacks from P.G. & E. transmission lines will be required to 

designate setback easements with the filing of the tentative map. 
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M. A disclosure statement informing property owners of easements and covenants including those 

pertaining to odor and overflight, notification about adjacent land uses (e.g. agricultural processing 

facilities and operations, high density housing) and assessments and their annual costs which may 

be imposed on the property will be submitted to the Community Development Director for 

approval.  The developer will provide the disclosure to each new property owner for signature and 

file it with the title report at the County Recorderôs Office. 

 

N. Pursuant to the Development Agreement, North Village is permitted development rights prior to 

the construction of the Leisure Town overcrossing improvements.  When 1,500 dwelling units have 

been approved and overcrossing ramps fall below LOS D, development will stop or gap funding 

provisions to reconstruct the overcrossing will be implemented.  The specific details are contained 

in Paragraph 2.H (page 11) of the Development Agreement. 

 

O. Pursuant to the Development Agreement, multi-ownerôs assessment district for roadwork, gap 

funding for reconstruction of the Leisure Town overcrossing, water and sewer improvements will 

be formed.  The specific details are contained in Paragraph 2.1 (page 11) and 4.B (page 14) of the 

Development Agreement. 

 

P. The permitted uses as shown on Map 4, will include Residential, Commercial, Business Park, a 

Higher Education center, an Elementary School, Parks, and Open Space.  The land uses which are 

permitted in each Planning Area are discussed in Chapter 4.0, Planning Area Development 

Standards.  Zoning Districts are shown on Map 22.  Development applications are to be consistent 

with the zoning regulations for each district as discussed in Chapter 5.0, Specific Plan Zoning 

Regulations, and the Vacaville Municipal Code. 

 

3.1.2 Residential 

 

A. The maximum number of dwelling units will be 2,558on 387.8 acres, as shown on the Land Use 

Plan, Map 4.  (Consult the Development Agreement, Paragraph 5.N, for provision which allow the 

developer to seek a Specific Plan amendment to allow for an additional 100 units.) 

 

B. The Specific Plan is permitted to develop at the rate of 300 dwelling units per year.  In the event 

300 units are not requested, one hundred fifty permits can be carried over into the successive year.  

The maximum number of units which can be carried over per year is 150. 

 

C. Dwelling units may be transferred among the Planning Areas.  The process for the transfer of 

dwelling units is outlined in Section 7.3.3.2, Transfer of Dwelling Units. 

 

D. The maximum allowable number of dwelling units assigned to each Planning Area as discussed in 

Chapter 4.0, Planning Area Development Standards, may change in the Design Review process as 

a result of adjustments to site acreage, site area lotting standards, required setbacks, final Corps of 

Engineers wetland delineation or other factors.  The loss of acreage shall cause a proportional 

reduction in the number of dwelling units allowed within the affected planning area.  A reduction 

of dwelling units from a single Planning Area may be accommodated through an increase in density 

within the subject area or through transfer to another area subject to procedures described in Section 

7.3.3.2, Chapter 7, Implementation. 

 

E. Where appropriate, residential Planning Areas will contain an entry feature consistent with Figure 

5. 
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F. As identified in Chapter 4, Planning Area Development Standards, higher density residential 

Planning Areas will contain private recreational areas. 

 

G. As identified in Chapter 4, Planning Area Development Standards, residential Planning Areas will 

be required to provide walls and fences consistent with Figure 42, Walls and Fence Details. 

 

H. Where Planning Areas abut the I-505, development plans will require a sound berm and buffer as 

shown on Figure 40. 

 

I. Where Planning Areas abut open space areas, development plans will require fencing and buffering 

consistent with Figures 41 and 42. 

 

J. Lots adjacent to Leisure Town Road will be consistent with the Standards in Sections 4.3, 4.4, 4.23 

and 4.25. 

 

K. Residential and Business Park setbacks will be required to be consistent with Figure 47, Business 

Park/Residential Setbacks. 

 

L. Development applications will be required to vary product design types and setbacks as detailed in 

Chapter 4, Planning Area Development Standards and Chapter 5, Specific Plan Zoning 

Regulations. 

 

M. All development which is in the ñCò, ñEò, or ñFò zones of the Nut Tree Airport are required to 

develop in accordance with the Land Use Compatibility Zone standards contained in the Vacaville 

Municipal Code. 

 

3.1.3 Business Park 

 

A. All development which is in the ñCò, ñEò, or ñFò zones of the Nut Tree Airport are required to 

develop in accordance with the Land Use Compatibility Zone standards contained in the Vacaville 

Municipal Code. 

 

B. Business Park and Residential setbacks will be required to be consistent with Figure 47, Business 

Park/Residential Setbacks. 

 

C. Where Planning Areas abut open space areas, development plans will require fencing and buffering 

consistent with Figures 41 and 42. 

 

3.1.4 Commercial 

 

A. All development which is in the ñCò, ñEò, or ñFò zones of the Nut Tree Airport are required to 

develop in accordance with the Land Use Compatibility Zone standards contained in the Vacaville 

Municipal Code. 

 

B. The commercial site should be anchored by a supermarket unless a competing market has been 

developed within one mile. 
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3.2 CIRCULATION PLAN 

 

Maps 5, 8 and 9 illustrate the vehicular and pedestrian/bicycle and circulation systems of the North Village 

Specific Plan.  A hierarchy of movement networks has been established which minimizes conflicts between 

vehicles and other modes of movement.  The system provides direct and convenient access to Residential, 

Commercial, Business Park, Higher Education Center and Recreational Planning Areas through a safe and 

efficient network which includes: Arterials, Collectors, Residential Collectors and Local Roadways.  

Roadway plans and cross-sections are shown on Figures 6 through 33 in Section 3.3.2.2. 

 

3.2.1 Circulation Development Standards 

 

A. Roads shall be sized in accordance with City of Vacaville standard and the Cityôs current traffic 

model as specified in this Specific Plan. 

 

B. All public circulation improvements will be dedicated to the City and will be constructed to City 

standards, and this Specific Plan. 

 

C. Circulation improvements will be constructed as development occurs. 

 

D. Off-site roads and over crossings will be paid for by Traffic Impact Fees and other funding sources.  

(See Implementation Chapter 7.0) 

 

E. All Planning Areas shall include provisions for bicycle and pedestrian circulation consistent with 

the overall Circulation Plan and the Landscape Plan. 

 

F. Through-traffic should be discouraged within residential neighborhoods.  Arterials and collectors 

should be implemented as limited access roadways.  Residential neighborhoods should be served 

by local roads and residential collectors. 

 

G. No direct access for individual dwelling units will be provided onto the ñAò, ñBò, and ñCò arterials 

or the ñEò collectors. 

 

H. Arterial roadways will be developed as community theme streets featuring coordinated streetscape 

and parkway landscaping themes (Refer to Streetscapes Section 3.3.2.2). 

 

I. Noise studies will be required and mitigation measures implemented in the form of berms and walls 

for all Planning Areas adjoining I-505, arterials and the ñEò collectors. 

 

J. Final determination of lane widths at intersections of arterials and collectors, and signal demands 

will be made to time of submittal of Area Plans. 

 

3.2.2 Arterials 

 

In general, arterials establish the communityôs backbone movement system and create the landscape theme.  

Three arterial roadways service the North Village Specific Plan areas, Vaca Valley Parkway on the south, 

Midway on the north, and North Village Parkway from north to south.  (Designated as A, B and C on Map 

8) 

 

A. Vaca Valley Parkway (ñAò on Map 8, and Figures 8 and 9) 
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With an eventual six lane section and a 124-foot right-of-way, this Arterial serves not only as the main 

southern access route to North Village, but also will serve Business Park and Medical Center land uses to 

the south.  The roadway dimensions and landscape design for the median and right-of-way edges have been 

established by the previous Business Park approvals.  The edge adjacent to North Village will provide an 

additional 25-foot public utility easement containing a 10-foot pedestrian/bike path and landscaping from 

the I-505 on ramp to the I-80 west bound off ramp. 

 

B. Midway Road (ñB-1ò and ñB-2ò on Map 8, and Figures 6 and 7A and 7B) 

 

Midway Road will ultimately be improved with 64 feet of paving for travel lanes and shoulders, with curb 

and gutter on both sides.  The North Village edge will have a 20-foot S.I.D. easement containing a 10-foot 

wide pedestrian/bike trail. Adjacent to the S.I.D. easement is a 10-foot wide landscape strip.  

 

 

C. North Village Parkway (ñC-1ò through ñC-9ò on Map 8, Figures 10 through 27) 

 

North Village Parkway has two distinctive road sections which reflect the traffic volumes and site 

conditions of the Specific Plan.  In the north from Midway Road to the Gibson Canyon Creek Bridge the 

right-of-way is 138 feet; and in the south from the P.G. and E. right-of-way line, to Vaca Valley Parkway, 

the right-of-way 130 feet wide. 

 

Four lanes are divided by a 16-foot median.  One edge has an 18-foot theme planting area, a 10-foot bicycle 

path and an 8-foot landscape strip bordering Planning Area walls, fences or additional landscaped 

easements.  The opposite side contains an 8-foot landscape strip, a 6-foot sidewalk and an 8-foot landscape 

strip, or adjacent business part and commercial landscape setback. 

 

The second right-of-way section of North Village Parkway is the central 2400-foot portion of the road as it 

passes through the Central Open Space areas of the Specific Plan.  Between the Gibson Canyon Creek 

Bridge and the northern corner of Planning Area 4, it consists of four lanes, 122-foot right-of-way, with a 

36-foot-wide, landscaped strip containing the 10-foot pedestrian/bicycle path.  The other edge will have 6 

feet of landscaping and a rail fence to define the transition into open space areas.  An additional 8-foot 

landscape easement is required on the western edge of North Village Parkway in the northern development 

area of North Village. 

 

The crossing of North Village Parkway with ñE-1ò Collector in the south is treated as a Theme Intersection.  

This intersection, along with the community entrances at Midway Road and Vaca Valley Parkway are 

further described in Section 3.3.2.1 and shown on Figure 2. 

 

3.2.3 Leisure Town Road (ñD-1ò, ñD-2ò, and ñD-3ò on Map 8, Figures 28, 29A and 29B) 

 

Leisure Town Road will be split into a north and south section by abandoning the portion between Gibson 

Canyon Creek and the southern P.G. and E. right-of-way line.  These two sections will serve only the local 

residential properties east of the Specific Plan area.  Connections to local roads within Planning Areas 4 

and 25 will provide secondary outlets for Leisure Town Road traffic.  The existing right-of-way which 

currently contains 40 feet of paving and drainage swales on both sides will be reconstructed to City 

Standards within the right-of-way.  In the southern section a 60-foot right-of-way will contain a 32-foot 

road with curb and gutter each side.  The western edge along the North Village development will have an 

8-foot landscape strip, a 10-foot path and an additional 8 feet of landscaping to Planning Area fencing.  The 

eastern edge will not have sidewalk or landscaping. 
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The northern section will provide a 68-foot right-of-way with 40 feet of paving with a 10-foot landscape 

strip and a 8-foot path on the west side. 

 

3.2.4 Residential Collectors (ñE-1ò on Map 8, Figure 32A) 

 

Residential collectors are 60 feet rights of way containing 40 feet of paving and 4.5-foot monolithic 

sidewalks.  These roadways loop through, or connect, all Planning Areas with North Village Parkway, ñCò 

and ñE-1ò Collector.  The residential collectors as shown on the Specific Plan Map are illustrative.  The 

exact location and design will be set in the tentative map and design review process. 

 

3.2.5 Residential Loop Collectors (ñE-2ò through ñE-4ò on Map 8, Figures 32B, 32C and 32D) 

 

Residential loop collector right of way widths vary from 75 to 90 feet, and paving widths vary from 38 to 

40 feet. All loop collector roads include a 10-foot multi-use path with 10 feet of landscaping on each side 

and a detached or attached sidewalk on the other side.  These roadways loop through, or connect, all 

Planning Areas in Area Plan 2 with North Village Parkway, the elementary school, park, Gibson Canyon 

Creek Corridor and the I-505 Buffer.   

 

The residential loop collectors as shown on the Specific Plan Map are illustrative.  The exact location and 

design will be set in the tentative map and design review process. 

 

3.2.6 Collectors (ñE-5ò and ñE-6ò on Map 8, Figures 30-31) 

 

ñEò Roadways are 98-foot right-of-way collectors which connect to North Village Parkway and provide 

access to the Residential, Business Park, Educational and Recreational uses in the southern Planning Areas 

of the Specific Plan.  As shown in Figures 30 and 31, the right-of-way has a 40-foot travel way, an 18-foot 

landscaped area, a 10-foot pedestrian/bicycle trail and an 8-foot landscape strip on one side.  The opposite 

side has a 6-foot monolithic sidewalk and a 14-foot landscaped area. 

 

3.2.7 Local Street (ñF-1ò and ñF-2ò on Map 8, Figures 33A and 33B) 

 

Local streets will meet City standards and will be minimum of 50 feet of right-of-way with 36 feet of 

pavement and 4.5-foot monolithic sidewalks. 

 

Local streets will be modified to a 43-foot wide right of way along the Gibson Canyon Creek Corridor and 

parkway paths, as the two 10-foot landscape strips and a 10-foot trail will  be within the creek corridor parcel 

or on a separate lot. Please see ñF-2ò on Map 5A, Figure 33B.  

 

Local street as shown on the Specific Plan Map are illustrative.  The exact location and design will be set 

in the tentative map and design review process. 

 

3.2.8 Leisure Town road E.V.A. (ñD-4ò on Map 8) 

 

Where Leisure Town Road ends in Area Plans 1 and 2, a 20-foot wide emergency vehicle access will 

continue along the 20 feet of existing pavement.  

 

3.2.9 Private Roads and Drives 

 

Private drives will be constructed to City structural standards and will be reviewed on a case by case basis.  

Private drives may be appropriate in higher density areas and as courtyards and alleys.  Where alleys are 
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proposed they shall be 20 feet wide with a minimum additional 5 feet to all garage doors or parking stalls.  

A funding source sufficient to maintain private drives will be required. 

 

3.2.10 Bus Turnouts 

 

To reduce traffic and encourage the use of mass transit, bus loading and unloading turnout pockets will be 

provided along North Village Parkway at key locations (i.e. college, commercial center, apartments and 

school). 

 

3.3 LANDSCAPE PLAN 

 

Much of the communityôs image is perceived through the design of the streetscape system and public area 

landscaping.  Thus, in order to create a unique and special community, special attention has been given to 

these areas.  The proposed landscape system reflects the agrarian heritage of the Vacaville area and 

complements the natural features of the site.  Key concepts behind the overall Landscape Plan are shown 

on Map 6 and include: 

 

(1) A hierarchy of community entries and intersections which reinforce land use patterns. 

 

(2) A distinctive and generously landscaped streetscape system utilizing a combination of 

orchard grid planting and informal oak clusters appropriate to the country setting. 

 

(3) A streetscape which responds to the unique characteristics of the mix of land uses. 

 

(4) A comprehensive network of pedestrian and bike pathways which provide non-auto links 

between the residential areas of the community and schools, parks, and shopping 

opportunities. 

 

(5) The integration of storm drainage, open space and habitat enhancement with overall 

community design. 

 

(6) Protection and enhancement of natural site features, particularly Gibson Creek and the 

wetlands area through provision for an extensive open space system. 

 

(7) Emphasis on publicôs awareness of creek and open space areas through the layout and 

design of streetscape and path system. 

 

(8) Provision of parks which are the social and visual focus of the residential neighborhoods. 

 

(9) A thematic system of street furniture and a landscape planting palette providing visual unity 

for North Village community. 

 

(10) Transitional buffers that minimize potential conflicts between development areas, the 

freeway and open space areas. 
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3.3.1 Community Wide Landscape Standards 

 

A. All pathway and landscape features shall conform to the City of Vacaville Parks and Recreation 

Design Standards and the Comprehensive Parks, Recreation and Open Space Master Plan. 

 

B. All detailed landscaping plans for public areas and roadways will be prepared by a qualified 

landscape architect for review by City staff and decision-making agencies. 

 

C. The North Village shall be responsible for maintenance and upkeep of all common landscape areas 

until such times as these operations are the responsibility of other parties. 

 

D. Wherever possible, landscaping shall be accomplished with the use of plants native to the region 

and drought resistant plan species which are adapted to the local site conditions. 

 

E. Utilize efficient automatic, low flow irrigation systems which minimize runoff and evaporation and 

maximize the water reaching plant roots will be required.  Subsurface drip irrigation systems are 

preferred by the City. 

 

F. All intersections shall conform to sight distance requirements contained in the Cityôs Standards 

Specifications. 

 

3.3.2 Common Area Landscape 

 

The common area landscape system of the North Village (Map 7) is comprised of: 

 

Á Community Focal Elements, 

Á Streetscape System, 

Á Parks Focal Open Space and Recreation Facilities, 

Á Pedestrian/Bike Paths Networks, 

Á Open Space System, 

Á Transitional Buffers, 

Á Thematic Community Furnishings. 

 

3.3.2.1 Community Focal Element 

 

The North Village Plan uses a hierarchy of focal elements to reinforce the community structure.  These 

elements will provide the essential orientation and neighborhood identity to assist vehicular and pedestrian 

movement.  (See Map 7) 

 

There are four categories of focal elements: 

 

A. Community Entries 

B. Theme Intersection 

C. Planning Area Entries 

D. Gibson Canyon Creek Bridge 
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A. Community Entries 

 

These are the areas of first impression and as such receive special attention.  Thus, the community entries 

at Vaca Valley Parkway and Midway will have an enhanced landscape and hardscape treatment.  (Figures 

1 and 3) 

 

The major Southern Community Entry (Figure 1) character reflects its village center context.  Flanked by 

the Commercial Center and Higher Education Center, this entry is designed to be in scale with the 

prominence of these major activity-generating uses.  To achieve this effect, the design provides for: 

 

(1) A generous 150ô landscape triangle on each side of entry. 

 

(2) A central, theme element set on a diagonal to the intersection is flanked by a simple stucco 

wall.  This encloses an open lawn plane and terminates in a pedestrian portal over the path 

on the entry road. 

 

(3) The pedestrian portal design is repeated on both sides of the road and in the median. 

 

(4) Tall columnar trees planted in an orchard grid create a back drop for entry wall. 

 

(5) Windows and view portals in the entry wall allow views into the Commercial Center and 

Higher Education Center. 

 

(6) Signage and lighting are integrated into the theme/portal system. 

 

(7) A simple lawn with perennial and seasonal color highlight community entry. 

 

(8) Low hedges, perpendicular to the road, stepping down from the median portal. 

 

(9) Enhanced paving is used in crosswalks and continues through lawn to the tower element. 

 

(10) Classic, California mission style materials and colors are utilized. 

 

The secondary Southern Community Entry (Figure 2) projects a corporate image in keeping with the 

Business Park on both sides of this entry.  The use of North Village Community thematic elements such as 

orchard grid plantings and a low stucco wall provide balance to the entry. 

 

Key design elements include: 

 

(1) An 80ô landscaped setback on each side of the entry. 

 

(2) Low thematic mission style stucco wall/entry sign system. 

 

(3) Low monuments flank sidewalk and create a gallery. 

 

(4) Orchard grids of trees reflecting the heritage. 

 

(5) Small accent trees, filmy groundcover, perennials and shrubs to create a distinct landscape 

statement. 

 

(6) Special lighting to highlight planting and wall system. 
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The Northern Community Entry reflects the residential country character of the northern portion of the 

North Village community.  (Figure 3) Key design themes include: 

 

(1) A landscaped triangle on each side of the entry. 

 

(2) Use of a white, 2-rail fence. 

 

(3) A thematic mission style capped stucco wall (see Section 3.3.2.7) provides a backdrop and 

buffer for residential areas. 

 

(4) Use of tree groves, linear planting of accent shrubs and groundcover, and strategic 

placement of specimen oak trees. 

 

(5) Enhanced paving used in crosswalks, if approved by Public Works. 

 

(6) Use of community monuments on either, or both sides of North Village Parkway. 

 

 

B. Theme Intersection 

 

The theme intersection lies at the intersection of the major community arterial and collector road.  It is the 

village green: the core of the community.  The variety of land uses found in the community are represented 

at this crossroad ï public facilities, residential and employment center.  (Figure 4)  The design criteria for 

intersections includes: 

 

(1) A landscaped triangle on each corner of the intersection is provided to create a village 

green. 

 

(2) A direct pedestrian connection between adjacent land uses is required. 

 

(3) Intersection and pedestrian crosswalks are highlighted with enhanced paving. 

 

(4) Tall columnar trees in formal rights-of-way will define edges of space. 

 

(5) Sight lines are to be considered when locating planting and feature elements. 

 

(6) The green is enclosed with low thematic walls which terminate in low monuments or 

pedestrian portals. 

 

(7) Monolith in median defines entry. 

 

(8) Smooth simple planes of lawn with perennials and flower shrub accents are used. 

 

(9) Special accent/drama lighting used to distinguish area. 

 

C. Planning Area Entry 
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The Planning Area entries provide safe and identifiable access points to residential neighborhoods, business 

parks and commercial developments (Figures 5A and 5B).  While each entry shall have a distinct flavor 

which reflects the character of that special neighborhood use, the entries will conform to the following 

design criteria: 
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(1) A landscaped triangle on each side of road will be dedicated to an entry element. 

 

(2) A band of scored concrete paving will be provided across street, if approved by Public 

Works. 

 

(3) Low entry signage wall (separate from development wall) based upon 3-rail fence or 

thematic stucco wall that will identify the neighborhood center. 

 

(4) Special lighting to up light trees and wash sign walls will be provided. 

 

(5) Where possible, private common landscape areas and recreation facilities or major plazas 

should be located and designed as an integral part of neighborhood entry.  (Figures 36 and 

55) 

 

(6) Small flowering trees (24ò box) will frame all entries. 

 

(7) Flowering evergreen shrubs (5 gallon), perennials, vines and groundcovers will provide 

structure and seasonal interest.  (See Appendix 8.5, Plant Matrix.) 

 

(8) Sidewalk layout will be integrated with entry design. 

 

D. Gibson Canyon Creek Bridge (Subject to Army Corps of Engineersô Approval) 

 

Engineered to achieve transportation and flood control criteria, the bridge should be designed to present a 

rural character.  (Figures 16 and 17) 

 

(1) Concrete abutments should be minimized and screened with riparian vegetation. 

 

(2) The bridge design should consider views from the adjacent roads and trails. 

 

3.3.2.2 Streetscapes 

 

The streetscape system for North Village is integral to the overall image.  Rather than create a uniform, 

monocultural structure, the landscape response has been to complement the open space areas, to highlight 

community areas (such as the parks), and to respond to the various requirements of the different land uses 

along the roadway system.  Residential areas are to be screened, while retail areas need to be visible.  In 

the open space areas, the street trees extend beyond the rights-of-way to provide a transition and create 

natural and agrarian remnant patterns in scale with the setting.  This pattern is reinforced with the fence and 

wall design. 

 

The streetscape prototypes describe both the landscape character of the street and establish the street and 

sidewalk widths based upon the City of Vacavilleôs standards.  Development of any given street will occur 

in conformance with the design criteria and engineered dimensions established for that particular street.  

Along North Village Parkway, the right-of-way width and the landscape treatment varies to respond to the 

different types of land uses; however, consistent road width is retained.  The Streetscape Key Plan (Map 8) 

references the applicable prototype for the various street segments with the North Village community.  The 

prototype indicates street, median and sidewalk widths, landscape setbacks, plant material species and 

spacing, location of development and any special landscape treatments required by adjacent developments. 

 

Following are the streetscape prototypes addressed in these standards and are shown on Figures 6 through 

33: 
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A. Vaca Valley Parkway 

B.  Midway Road 

C-1. North Village Parkway 

1. Residential Interface 

2. Residential and Park Interface (removed, no park interface) 

3. Residential Transition to Open Space 

4. Creek Interface 

5. Open Space Interface 

6. Power line Interface 

7. Business Park to Residential Interface 

8. Business Park to Park Interface 

9. Business Park/Commercial Center to High Density Residential/Higher Education 

Center Interface 

D-1, D-2, Leisure Town Road 

D-3, D-4. Leisure Town Road 

E-1 Residential Collector 

E-2ïE-4 Residential Loop Collectors 

E-5, E-6. Crescent Drive & Quinn Road 

F-1. Local Street  

F-2. Local Street along Open Space 

 

3.3.2.2.1 Streetscape System Standards 

 

(a) The streetscape design utilizes a variety of plant materials to avoid monoculture 

horticultural issues. 

 

(b) Areas of turf are to be minimized.  Water-conserving plant materials will be emphasized. 

 

(c) All trees, shrubs and groundcover are irrigated with an automatic, centralized low flow 

water-conserving system.  Trees shall be bubbled.  Subsurface drip irrigation is preferred 

by the City. 

 

(d) Tree spacing shall be coordinated with street lights. 

 

(e) Streetscape shall be designed to provide a variety of seasonal interest. 

 

(f) The pedestrian/bike network is an integral part of the streetscape system. 

 

The streetscape is typically comprised of 3 landscaped zones: the primary parkway (which contains the 

bikeway/pedestrian path), a secondary parkway, and a landscaped median.  Within the North Village 

streetscape system, the treatment for each of these natural areas varies based on the streetôs significance 

within the overall streetscape hierarchy and the adjacent land use. 
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