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6.1 INTRODUCTION cific Plan is designed to implement and conform with

Chapter 6 presents the major roadway and utility these citywide Master Plans.

infrastructure required to support the development
of the Project Area, as well as certain “shared” im-
provements that will benefit the entire Project Area
and will be funded and maintained by property own-
ers in the Project Area. It also provides information
for construction and financing of major infrastructure
improvements.

The Master Plan infrastructure required to serve the
Project Area is listed in the applicable citywide Mas-
ter Plans as set forth therein, and depicted in Figures
6.2, 6.31, 6.33, 6.35 and 6.37." These Master Plan
improvements are referred to in this Specific Plan as
“Master Plan Infrastructure.” Fees for Master Plan
Infrastructure shall be collected through the City’s

Development of the Project Area will require the con- development impact fee program.

struction and installation of new infrastructure and
public improvements, and the extension of existing
roadways and utility infrastructure. The City of Tracy
has citywide infrastructure Master Plans for road-
ways, water, sewer, storm drainage, parks, public
facilities, and public safety. The Cordes Ranch Spe-

The Project Area will also be served by certain, major
infrastructure and improvements that are not in-
cluded in the citywide Master Plans. These additional
infrastructure facilities and improvements, referred
to herein as the “Specific Plan Improvements,” are

* All descriptions, figures and graphics in this Specific Plan that describe or show future infrastructure, facilities and improvements to be
developed in the Specific Plan Area are conceptual in nature and provided herein to explain and to illustrate the City’s vision and intent for
development in the Specific Plan Area. Actual infrastructure, facilities and improvements may be subject to modifications as development
occurs to address unanticipated conditions and to ensure consistency with the City’s vision and intent for development in the Specific Plan
Area., as well as applicable City of Tracy standards as set forth in, among other things, the citywide Master Plans and the City of Tracy
Municipal Code.
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improvements that serve or provide benefits to the
entire Specific Plan Area, or to multiple properties in
the Specific Plan Area. Specific Plan Improvements
are of two types: (1) improvements that will be con-
structed by Project developers and then offered for
dedication to the City (“Specific Plan Public Infrastruc-
ture”), and (2) infrastructure improvements that will
be constructed by Project developers but will not be
offered for dedication to the City, and thus remain in
private ownership (“Specific Plan Private Infrastruc-
ture”).

The Specific Plan Public Infrastructure required to
serve the Project Area is listed in Table 6.1 and de-
picted in Figures 6.2, 6.31, 6.33, 6.35 and 6.37. The
Specific Plan Private Infrastructure required to serve
the Project Area is listed in Table 6.2 and depicted in
Figures 6.40 and 6.41.

All Master Plan Infrastructure and Specific Plan Im-
provements constructed by Project Area developers
will be subject to adequate security requirements,
such as bonds, letters of credit, or other forms of
security, as deemed reasonably necessary by the City
to ensure the satisfactory construction of said infra-
structure and performance of any associated obliga-
tions, including applicable warranty and maintenance
obligations. To the extent that a property owner is
required to pay for or construct improvements which
benefit other properties, such property owner may
be eligible for reimbursement under the City’s appli-
cable reimbursement programs and in accordance
with applicable laws and regulations.

6.2 STREET NETWORK

The main access points to the Project Area are Inter-
state 205 to the north and Interstate 580 to the
south. The existing street network consists of Moun-
tain House Parkway, a 2-lane north/south road pro-
viding access to the two interstate freeways; Old
Schulte Road at the southern Project Area boundary;
and Hansen Road, a 2-lane north/south road extend-
ing through the site. See Figure 6.1.

Development of the Project Area will require im-
provements to the existing road network as well as
construction of new roads. The Citywide Roadway &
Transportation Master Plan (RTMP) depicts six major
roadways in the Project Area: Mountain House Park-
way, Old Schulte Road, Hansen Road, Capital Parks
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Drive, and Pavilion Parkway (Note: These roadway
names may change as development occurs). Figure 6.2
depicts the major roadway improvements necessary to
accommodate the Project. Construction of additional
Specific Plan roads will be required to be constructed
through and within the Project Area during the devel-
opment review and/or subdivision process or to accom-
modate individual development projects within a grid
pattern network.

Three of these major roadways will extend from the
east and terminate at Mountain House Parkway: the
extension of Capital Parks Drive from the east Project
Area boundary as a 4-lane arterial; the extension of
New Schulte Road from the east boundary as a 6-lane
arterial; and extending and adding two lanes to Old
Schulte from the east boundary to create a 4-lane arte-
rial.

The existing north/south roadways, Mountain House
Parkway and Hansen Road, will also be reconfigured to
add lanes as follows:

e Mountain House Parkway will be constructed as an 8-
lane expressway from 1-205 to Road “C”, a 6-lane
parkway from Road “C” to New Schulte Road, and a
4-lane parkway from New Schulte Road to Old
Schulte Road;

e Hansen Road will be constructed as a 4-lane arterial
from Old Schulte Road north to Capital Parks Drive.

e Pavilion Parkway will be constructed as a 4-lane arte-
rial near the eastern project boundary, extending
from Old Schulte Road north to Capital Parks Drive.

This system of roadways will provide for a more effi-
cient movement of traffic within the Project Area. The
complete street network will eventually be comprised
of both Master Plan roadways and Specific Plan road-
ways designed to serve the Project Area. The street
network is designed and intended to minimize Vehicle
Miles Traveled (VMT) and to meet the Level of Service
requirements as recommended in the City of Tracy Sus-
tainability Action Plan and the Transportation Master
Plan. The number, type, location and design of local
roadways, including intersection spacing, geometrics
and other design elements described in this Specific
Plan and the City of Tracy Master Plans are conceptual.
Any variations from figures must be consistent with the
other applicable provisions of the Specific Plan and
other applicable city standards and policies, including
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TABLE 6.1 SPECIFIC PLAN PUBLIC INFRASTUCTURE

House(Between Capital Parks/ 1-205)

I Obligation Depiction
[Roadways

1 |Road A (East of Mountain House) Shown on Exhibit 6.2
2 |Road A {(West of Mountain House) Shown on Exhibit 6.2
3 |Road B (North Of Capital Parks) Shown on Exhibit 6.2
4 |Road B (South Of Capital Parks) Shown on Exhibit 6.2
5 |JRoad C Shown on Exhibit 6.2
6 |Road D Shown on Exhibit 6.2
7 |Road E {North Of Capital Parks) Shown on Exhibit 6.2
8 |Road E (South Of Capital Parks) Shown on Exhibit 6.2
9 |Road F (North of Capital Parks) Shown on Exhibit 6.2
10 |Road F (South of Capital Parks) Shown on Exhibit 6.2
11 |Road G Shown on Exhibit 6.2
12 |Road H Shown on Exhibit 6.2
13 |Road | Shown on Exhibit 6.2
14 |Frontage Improvements Mountain

Shown on Exhibit 6.2

Juny
(6]

Frontage Improvements Mountain
House(Between Capital Parks/ Delta Mendota)

Shown on Exhibit 6.2

16

Frontage Improvements Mountain
House(Between Delta/Qld Shulte)

Shown on Exhibit 6.2

17

Frontage Improvements Capital Parks

Shown on Exhibit 6.2

18

Frontage Improvements New Shulte (East of
Mountain House)

Shown on Exhibit 6.2

19

Frontage Improvements Hanson (Between
Capital Parks/ Delta Mendota)

Shown on Exhibit 6.2

20

Frontage Improvements Hanson (Between
Capital Parks/Old Schulte)

Shown on Exhibit 6.2

21

Frontage Improvements Hanson Road
(Between Capital Parks/ 1-205)

Shown on Exhibit 6.2

22

Northern Frontage Improvements Old
Schulte(East of Mountain House)

Shown on Exhibit 6.2

Utilities

1

Potable Water Pipelines

Shown on Exhibit 6.31

2

Recycled Water Pipelines

Shown on Exhibit 6.33

3

Sanitary Sewer Pipelines

Shown on Exhibit 6.35

4

Storm Drain and Basins (Landscaping/Bike
trails Only)

Shown on Exhibit 6.37

5

Storm Drains Within Roads

Specific Plan Roads Only( Exhibit 6.2)

6

Joint Trench( electric, telecommunications,
gas)

Specific Plan Roads and Program Roads

(Exhibit 6.2)

* Road Improvements Include Required Intersections.
*¥ foint Trench in curb to curb program Roads to accommaodate lighting and traffic Signals are
considered proaram improvements
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required level-of-service and VMT standards. The
City may require additional design improvements and
requirements, such as additional right-turn lanes,
acceleration and deceleration lanes, and extended
left-turn pockets, among other things. Any such
variations must be approved by the City.

The roadway system for the Project Area has been
designed to enable safe, attractive and convenient
access and use by a variety of users including pedes-
trians, bicycles, vehicles, trucks and public transporta-
tion. Pedestrian improvements include sidewalks on
both sides of all streets, easily accessible walking
trails within the park and open space areas, and ac-
cessible pedestrian signals. Class 1 bicycle paths have
been included on all major circulation streets within
the Project Area to encourage and allow for alterna-
tives to motor vehicles and to connect with the City’s
existing bicycle path network. The Project Area road-
way system will also facilitate use of public transpor-
tation facilities by providing bus pull outs and shelters
for shade and protection during winter

weather. Such improvements shall be implemented
through the development process.

TABLE 6.2 SPECIFIC PLAN PRIVATE INFRASTRUCTURE
Obligation Description
1 |City Gateway Sighage Section 5.3
2 |Entryway Signage Section 5.4
3 |Major Intersections Section 5.5
4 |Minor Intersections Section 5.6
5 |Central Green Bicycle Trails and Passive Park Section 5.7
6 |Eastside Park Section 5.8
7 |Street Frontage Landscape Behind Walks Section 5.9
& |Drainage Easement Landscaping and Trails Section 5.10
9 |I-205 Frontage Landscaping Section 5.11
* See Detailed Exhibits with Chapter 5
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6.3 MOUNTAIN HOUSE PARKWAY
AND OLD SCHULTE ROAD- 4 LANE
PARKWAY(MASTER PLAN RD)-
SECTION A-A

Mountain House Parkway from New Schulte Road
south, and Old Schulte Road, are classified as park-
ways and will be 4 lanes with median separation, see
figure 6.3. These two parkways will serve as main
truck routes for the Project with trucks coming off the
interstates to access the Business Park Industrial
uses. A 12’ Class | bicycle path will be included on
the east side of Mountain House Parkway and the
north side of Old Schulte Road to provide for a sepa-
rated bicycle path from the travel lanes, with a side-
walk on the south side. A 30’ landscape setback will
be included on only the eastern side of Mountain
House Parkway south of the Delta-Mendota Canal
and the northern side of Old Schulte Road when
fronting existing development. From the Delta Men-

n House Parkway > v
Hansen Road
Pavilion Parkway

Old Schulte Road

dota Canal north, Mountain House Parkway will include
a 30’ setback on both sides of the street to provide for a
landscaped corridor to include a double row of trees to
assist in screening buildings and parking areas. See
Figure 6.4. Both Mountain House Parkway and Old
Schulte Road will be designed to STAA standards to al-
low for truck traffic.

Street Legend

P mmmm  Parkway
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Road E

Road |

\(Mountai
I
1

Figure 6.3, Conceptual 4-Lane Parkway Locations
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6.4 MOUNTAIN HOUSE PARKWAY -6
LANE PARKWAY(MASTER PLAN ROAD)-
SECTION B-B

Mountain House Parkway between Capital Parks
Drive and New Schulte Road will be 6 lanes with me-
dian separation to provide for additional lanes to ac-
commodate increased traffic volumes in the central
portion of the Project Area, see Figure 6.5. A 12’
Class | bicycle path will be included on the east side of
the street to provide for a separated bicycle path
from the travel lanes, with a sidewalk on the west
side. A 30’ landscape setback will be included on
both sides of the street to provide for a landscaped
corridor to include a double row of trees to assist in
screening the buildings and parking areas. See Figure
6.6. Mountain House Parkway will be designed to
STAA standards to allow for truck traffic.

Street Legend

e Parkway

ﬁ

J Paviliqn Parkway

ountain House Parkway
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Figure 6.5, Conceptual 6-Lane Parkway Location
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6.5 MOUNTAIN HOUSE PARKWAY, 8-
LANE PARKWAY(MASTER PLAN ROAD)-
SECTION K-K

Mountain House Parkway between I-205 and Capital
Parks Drive will be 8 lanes with median separation to
provide for additional lanes to accommodate in-
creased traffic volumes and turning movements, see
Figure 6.7. A 12’ Class | bicycle path would be in-
cluded on the east side of the street to provide for a
separated bicycle path from the travel lanes, with a
sidewalk on the west side. A 30’ landscape setback
will be included on both sides of the street to provide
for a landscaped corridor to include a double row of
trees enhance the entry to the Project and to assist in
screening the buildings and parking areas. See Figure
6.8. Mountain House Parkway will be designed to
STAA standards to allow for truck traffic.

Street Legend
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Figure 6.7, Conceptual 8-Lane Parkway Location
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6.6 CAPITAL PARKS DRIVE, HANSEN
ROAD AND PAVILION PARKWAY- 4
LANE MAJOR (MASTER PLAN ROAD)-
ARTERIAL-SECTION C-C

Capital Parks Drive, Hansen Road and Pavilion Park-
way are classified as Major Arterials and will include 4
lanes and median separation, see Figure 6.9. A 12’
Class | bicycle path will be included on the south side
of Capital Parks Drive, the west side of Hansen Road,
and the east side of Pavilion Parkway to provide for a
separated bicycle path from the travel lanes, with a
sidewalk on the east side. A 25’ landscape setback
will be included on both sides of the street to provide
for a landscaped corridor to include a double row of
trees to assist in screening buildings and parking ar-
eas. See Figure 6.6. Capital Parks Drive, Hansen Road,
and Pavilion Parkway will provide an important link-
age and corridor for bicyclists and pedestrians to ac-
cess the Central Green and Eastside Park. The Major
Arterial is designed to STAA standards to allow for
truck traffic.

( LT . Street Legend
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> Rog - Major Arterial
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Figure 6.9, Conceptual 4-Lane Major Arterial Location
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6.7 NEW SCHULTE ROAD - 6 LANE
MAJOR ARTERIAL(MASTER PLAN
ROAD)--SECTION D-D

New Schulte is classified as a Major Arterial with 6
lanes and median separation from Mountain House
Parkway to the eastern Project Area boundary, see
Figure 6.11. New Schulte provides additional truck
access to the central portion of the project. A 12’
Class | bicycle path will be included on the north side
of the street to provide for a separated bicycle path
from the travel lanes, with a sidewalk on the south
side. A 30’ landscape setback will be included on
north side of the street and a 25’ landscape setback is
included on the south side of the street. These land-
scaped corridors will include a double row of trees to
assist in screening buildings and parking areas. See
Figure 6.12. New Schulte provides an important link-
age and corridor for bicyclists and pedestrians to ac-
cess the Central Green and the Eastside Park. New
Schulte will be designed to STAA standards to allow
for truck traffic.
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Figure 6.11, Conceptual 6-Lane Major Arterial Location
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6.8 MAJOR ARTERIAL WITH TWO-WAY
LEFT TURN LANE-COMMERCIAL
FRONTAGE STREET (SPECIFIC PLAN
RD)-

SECTION E-E

The Commercial Frontage Street includes 4 lanes with
a separated median to provide access to the commer-
cial retail uses fronting along I-205, see Figure 6.13. A
12’ Class | bicycle path will be included on the north
side of the street adjacent to the commercial uses to
provide a separated Class | bicycle path from the
travel lanes, with a 5’sidewalk on the south side. A
25’ landscape setback will be included on the north
side of the street for a landscaped corridor to assist in
screening buildings and parking areas. The south side
of the street will have a 15’ landscape setback. See
Figure 6.14. The Commercial Frontage Street will be
designed to STAA standards to allow for truck traffic.

ountain House Parkway

Street Legend

Major Arterial

Pavilion Parkwa

=

y

e

Figure 6.13, Conceptual 4-Lane Commercial Frontage Street Location
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6.9 INDUSTRIAL STREET-SECTION
(SPECIFIC PLAN RD) F-F

The industrial streets will function to efficiently pro-
vide truck circulation to the Business Park Industrial
uses, see Figure 6.15. Industrial streets include 2
lanes with shoulders on each side to provide for
emergency parking. Sidewalks are provided on both
sides to encourage pedestrian circulation. A 15’
landscape setback will be included on both sides of
the street to provide for a landscaped corridor to
assist in screening buildings and truck parking areas..
See Figure 6.16. Industrial streets will be designed to
STAA standards to accommodate truck traffic.

\ &e |

N

-
/ \_—\__ o

L Capital Parks Drive |

A
A

—
-

Street Legend

s [ndustrial Street

N

o

B C @ ——

3 -

N8 s e F
M \ { & (8 &2

| \= it

\ —— /\\ _ New Schulte Road| |

— =
. ——
\
- /
g v/

> £ E‘
g 3 g ‘
L S e
& = =
o H
S L Road E £
g, — 7 —————
= l‘ =
©
: 3
g -4

/2 e .. OldSchuteRosd J | |

. — 7_W ’ . — - L B mm_ e —

Figure 6.15, Conceptual Industrial Street Location
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6.10 INDUSTRIAL STREETS WITH FREE
TURNING LANE (SPECIFIC PLAN RD)-
SECTION G-G

The industrial street includes 2 lanes with a 14’ free
turning median lane, see Figure 6.17. Industrial
streets include a sidewalk on both sides to encourage
pedestrian circulation, with a 15’ landscape setback
included on both sides, which allows for a double row
of trees to assist in screening buildings and parking
areas. See Figure 6.18. These industrial streets will
be designed to STAA standards to allow for truck traf-
fic.
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Figure 6.17, Conceptual Industrial Street With Free Turning Lane Locations
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6.11 INDUSTRIAL STREETS(SPECIFIC
PLAN RD)-SECTION I-I

The industrial streets will function to efficiently pro-
vide truck circulation to the Business Park Industrial
uses, see Figure 6.19. Industrial streets include 2
lanes with a free turning median lane. Sidewalks are
provided on both sides to encourage pedestrian cir-
culation. A 15’ landscape setback would be included
on both sides of the street to provide for a land-
scaped corridor to assist in screening buildings and
truck parking areas.. See Figure 6.20. Industrial
streets will be designed to STAA standards to allow
for truck traffic.
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Figure 6.19, Conceptual Industrial Street Locations
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6.12 GENERAL OFFICE STREET
(SPECIFIC PLAN RD)-SECTION J-J

The General Office Streets include portions of Roads
B, E and F and is centered on the Central Green. The
streets include 2 lanes with diagonal parking on each
side, and wide 15’ sidewalks on each side to create a
more pedestrian scale and orientation, see Figure
6.21. Planting landscape islands will be included
within the diagonal parking to create a double row of
trees to frame the street. See Figure 6.22.
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Figure 6.21, Conceptual General Office Street Locations
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6.13 MOUNTAIN HOUSE PARKWAY
WIDENING- 4 LANE PARKWAY
(MASTER PLAN RD) -

SECTION A1-A1l

Mountain House Parkway from the Delta Mendota
Canal south to Old Schulte Road will include street
widening of the Project frontage improvements along
the east side of the street only. The widening will
include 2 lanes with median separation, see figure
6.23. Mountain House Parkway will serve as the
main truck route to the Project for trucks coming off
Interstate 580. A 12’ Class | bicycle path will be in-
cluded on the east side of Mountain House Parkway.
Mountain House Parkway will include a 30’ setback to
provide for a landscaped corridor to allow for a dou-
ble row of trees to assist in screening buildings and
parking areas.. See Figure 6.24. Mountain House has
been designed to STAA standards to allow for truck
traffic..
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Figure 6.23, Mountain House Parkway Widening Location
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6.14 OLD SCHULTE WIDENING- 4
LANE PARKWAY(MASTER PLAN RD) -
SECTION A2-A2

Old Schulte from Mountain House Parkway east to
the Delta Mendota Canal will include street widening
of the Project frontage improvements along the
north side of the street only. The widening will in-
clude shoulder and landscaping improvements, see
figure 6.25. Old Schulte Road will serve as the main
access route to the southern portion of the Project. A
12’ Class | bicycle path will be included on the north
side of Old Schulte Road and will include a 30’ set-
back to provide for a landscaped corridor to allow for
a double row of trees to assist in screening buildings
and parking areas. See Figure 6.26. Old Schulte Road
has been designed to STAA standards to allow for
truck traffic.
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Figure 6.25, Old Schulte Widening Location
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6.15 TRUCK ROUTES

Trucks will access the Project Area from both Inter-
state 580 and 205 at Mountain House Parkway.
Mountain House Parkway, New Schulte Road, Old
Schulte Road, Capital Parks Drive, Hansen Road and
Pavilion Parkway will function as the main truck
routes to access Business Park Industrial facilities
with additional truck routes providing access to inte-
rior development. Figure 6.27 depicts the planned
truck routes, and the intersection configurations with
STAA turning movements.
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Figure 6.27, Truck Routes
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6.16 PEDESTRIAN NETWORK

The streets have been designed on a grid system to
encourage connections between uses. Major circula-
tion streets will include a separated 5’ sidewalk on one
side, and a 12’ Class | bike path on the opposite side to
provide for pedestrian and bicycle safety, see Figure
6.28. Sidewalks will be shaded by large canopy trees
within the streetscape. Pedestrians will also have joint
use of the Class | bike paths as a component of the pe-
destrian network.

The PG & E transmission easement and the West Side
Irrigation District easement may be used in the current
location or re-aligned to better accommodate adjacent
development. This may include a 12’ Class | pathway to
provide linkages between the parks, open spaces, and
the Class | bike paths that are a part of Capital Parks
Drive and New Schulte Road.
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Figure 6.28, Pedestrian Network
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6.17 BICYCLE NETWORK

The project has been designed to comply with the
citywide RTMP. Class | and Il pathways have been
incorporated into the streets to allow for increased
linkages between uses and to provide additional
safety for bicyclists by separating them from truck
traffic, see Figure 6.29.

Bikeways may also be incorporated within the PG & E
easements, along the landscaped open space/linear
corridor and along the irrigation easements to allow
additional points of access. Where feasible, they will
be shaded with large canopy trees.

6.18 EXISTING PUBLIC TRANSPORTA-

TION

The City of Tracy public transit system includes both
bus and rail passenger systems. These transit sys-
tems provide for both local as well as regional con-
nectivity for residents of Tracy and the surrounding
region.

The passenger bus systems operating within the City
of Tracy include the following services:
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Figure 6.29, Bicycle Network
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e Local fixed-route bus service operated by the City
of Tracy (Tracer)

e Paratransit bus and taxi service to qualifying indi-
viduals operated by the City of Tracy.

e Regional intercity fixed-route bus service operated
by the San Joaquin Regional Transit District (SJRTD).

e Flexible fixed-route service operated by SJIRTD.

e Commuter express bus service operated by SJRTD.

a. Local Fixed-Route Bus Service

The City of Tracy operates a fixed-route bus system
within the City called Tracer. It follows two opposing
routes that run in loop fashion using Grant Line Road,
Tracy Boulevard, West Eleventh Street and Schulte
Road. The endpoints for the route include City Hall and
the West Valley Mall.

b. Regional Intercity Fixed-Route Bus Service

The SIRTD operates one fixed-route bus line (currently
designated Route 20) that serves the City of Tracy. This
bus line connects the City of Tracy to Stockton and
Lathrop along Interstate 5. Within the City of Tracy, this
line extends along Grant Line Road and East Eleventh

Legend
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Street.

c. SIRTD Flexible Fixed-Route Service

SIRTD also operates a flexible fixed-route line within the
City of Tracy. This route extends along Grant Line Road
with stops at major locations such Wal-Mart, West Val-
ley Mall, the Naglee Park & Ride Facility, and the Prime
Outlets on Pescadero Avenue.

d. SJIRTD Commuter Bus Service

The SJRTD operates a number of commuter bus lines
that connect cities in San Joaquin County with major
employment locations in the San Francisco Bay Area
including Pleasanton, Dublin, Livermore, Mountain
View, Palo Alto and Sunnyvale. These various routes
pick up and drop off passengers at the Tracy Park-And-
Ride facility.

e. Passenger Rail System

Altamont Commuter Express (ACE) is a passenger rail
service connecting Stockton to San Jose. The ACE sta-
tion for Tracy is located on Tracy Boulevard at Linne
Road. There are currently three ACE trains per day.

Public transportation will be extended to the Project
Area in phases, as determined by the City, based on
demand generated by actual development in the Pro-
ject Area. Bus routes may be modified and expanded as
necessary and when feasible to efficiently accommo-
date demand. The final bus stop locations may require
additional right-of-way to accommodate bus stops,
which shall be dedicated through the final mapping
process.

6.19 UTILITIES

The following utility infrastructure requirements are
intended to implement the City’s Master Plans in the
Project Area.

6.20 POTABLE WATER

The City’s potable water distribution system is divided
into three pressure zones. The Project Area lies within
the City’s pressure zones 2 and 3.

Existing potable water distribution facilities for zone 2
are in Old Schulte Road (on the south side of the Project
Area) and near the intersection of 11th Street and Lam-
mers Road (to the northeast of the Project Area). The
24" diameter zone 2 pipeline in Old Schulte Road may
be used as the initial water supply facility for the Pro-
ject Area until a 20” water line identified in the Water

CORDES RANCH SPECIFIC PLAN: TRACY, CALIFORNIA

System Master Plan is constructed to serve additional
development in the Project Area. Also located on Old
Schulte Road is a zone 3 pump station near the Delta
Mendota Canal (DMC) crossing. This pump station
lifts the water from zone 2 into zone 3 to serve the
Patterson Pass Business Park area. This pump station
and the associated zone 3 pipelines in Old Schulte
Road near I-580 and in Mountain House Parkway will
be expanded to serve zone 3 within the Project Area,
in accordance with the City’s Water System Master
Plan.

a. Potable Water Facilities Proposed for Phase |
Area

The Phase 1 area extends to both potable water pres-
sure zones 2 and 3, with the majority of the Phase 1
area located in zone 3. The expected approximate
potable water demand for the Phase 1 area is 783 ac-
ft per year, although this amount may vary depending
on the actual uses developed in the Phase 1 area.

New zone 3 facilities will include the Cordes Ranch
storage tank and the associated booster pump sta-
tion described in the Citywide Water System Master
Plan. These facilities will be constructed to serve the
Phase 1 area as the Phase 1 area properties develop.
The final location of the storage tank may be moved
further east along the DMC, subject to City approval.
The Water System Master Plan establishes which
water line improvements are considered Master Plan
Infrastructure within the Project Area.

Initially, the Phase 1 area within zone 2 may be
served through connections to the 24” zone 2 pipe-
line in Old Schulte Road, which currently serves Pat-
terson Pass Business Park, subject to the installation
of required pressure reducing valves (PRV’s), a
booster station and a 1.5 million gallon water tank, as
described in the Water System Master Plan. The Pro-
ject Area may be served by the existing Patterson
Pass 24” water line as capacity in this line remains
available, however, it is anticipated that improve-
ments may require the construction of a new 20”
water transmission line from John Jones Water Treat-
ment Plant. The timing of construction for the water
system improvements shown in the Water System
Master Plan will be determined based on the timing
of development in the Project Area, in accordance
with the City of Tracy standards and as required by
the City. See Figure 6.30.
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b. Potable Water Facilities Needed for Complete
Project Area Build-Out

Major on-site facilities will be constructed in the
Phase 1 area during the early stages of development,
consistent with the parcel-specific development ap-
plications. As set forth in the Water System Master
Plan, additional water infrastructure improvements
and pipelines will be constructed throughout the rest
of the Project Area as new streets are constructed or
as looping of the water distribution system is re-
quired. New pipe sizes will vary as required to meet
the Water System Master Plan and City of Tracy de-
velopment standards. No pipe will be less than 8” in
diameter. The ultimate sizing will be determined in
accordance with applicable requirements and stan-
dards of the City and as required by the City. Master

Plan Infrastructure is shown on Figures 6.30 and 6.31.

6.21 RECYCLED WATER DISTRIBUTION
SYSTEM

Recycled water will be made available to meet the
Project Area’s non-potable water demands when
recycled water supplies become available, consistent
with the Water System Master Plan. To serve recy-
cled water to uses in the Project Area, recycled water
pipelines will be installed in all Project Area streets.
See Figure 6.33. Additional recycled water facilities,
such as the 30” distribution line, tank and storage
facilities and pump stations described in the Water
System Master Plan, will be installed as needed dur-
ing development of the Project Area. The recycled
water infrastructure that is considered Master Plan
Infrastructure is described in the Water System Mas-
ter Plan and Figure 6.32 and Figure 6.33.

As described in the Water System Master Plan, recy-
cled water supplies may not be available to serve
early development in the Project Area. For Project
Area uses that are developed prior to the availability
of recycled water supplies from the City, non-potable
demands will be served by potable water supplies
conveyed through interconnections between the
recycled water pipeline system and the potable wa-
ter pipeline system. The use of such interconnec-
tions will be discontinued, and the interconnection
facilities will be removed, when sufficient recycled
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water supplies are available from the City to meet appli-
cable pressure and flow requirements.

6.22 WASTEWATER

Wastewater generation has been calculated for both
Average Dry Weather Flow (ADWF) and Peak Wet
Weather Flow (PWWF) for the Project Area in accor-
dance with the citywide Tracy Wastewater Master Plan.
Wastewater flows were calculated for both the Phase 1
area and the entire Project Area.

Based on generation rates set forth in the Wastewater
Master Plan, the estimated ADWF for the Phase 1 area
is 0.688 million gallons per day (“mgd”), and the esti-
mated ADWF for the entire Project Area is 1.716 mgd at
full build-out, based on 2013 development projections.
The estimated PWWF for the Phase 1 area is approxi-
mately 2.328 mgd and estimated PWWF for the entire
Project Area is approximately 5.843 mgd at build-out,
based on 2013 projections. Wastewater generated in
the Project Area will be treated at the City’s existing
wastewater treatment plant (WWTP). The plant’s cur-
rent treatment capacity is 10.8 mgd. The City will re-
place the existing discharge pipe with a new discharge
pipe that will accommodate up to 16 mgd by the end of
2014, which will increase the operational capacity of
the plant to its current treatment capacity of 10.8 mgd.
Additional phased expansions of the plant, as contem-
plated in the Wastewater Master Plan, will increase
plant operational capacity to 21.1 mgd, in multiple
phases, which will be sufficient to provide service to the
City and its current Sphere of Influence, including the
Project Area. The City will complete these treatment
plant capacity expansions as necessary and as funds
become available to meet General Plan area wastewa-
ter generation rates in accordance with the Citywide
Wastewater Master Plan. Users in the Project Area will
contribute to these plant expansions either through the
payment of development impact fees, or through alter-
native methods approved by the City to ensure the
timely collection of sufficient funds to complete any
phase or phases of expansion of the existing WWTP.

The proposed wastewater collection system will follow
existing Project Area topography. Existing topographic
information shows the terrain slopes from the south-
west corner of the Project Area to the northeast corner.
The approximate slope of the existing terrain across the
Project Area is 2%.
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The existing conveyance of wastewater flows from the
Project Area to the WWTP is through the 21” Hansen
Sewer that was constructed for the Patterson Pass Busi-
ness Park. The Hansen Sewer runs through the Project
Area in Hansen Road from Old Schulte Road north.
Early development in the Project Area will utilize avail-
able capacity in the existing Hansen Sewer until new
conveyance facilities are constructed for the Project
Area. See Figure 6.34 and 6.35 for Phase 1 and Build-
Out of Specific Plan Wastewater Systems. A majority of
the Project Area wastewater will ultimately be con-
veyed to Lammers Road, where it will connect to the
Westside conveyance facilities flowing to the City’s
Wastewater Treatment Plant. Some improvements, as
described in the City’s Wastewater Master Plan, will be
required to the Westside conveyance facilities to ac-
commodate ultimate Project flows.

The length of time that Project Area development can
use the existing 21" Hansen Sewer will depend upon
available capacity in the Hansen Sewer, actual user gen-
eration rates, and the timing of both Project Area devel-
opment and the development of other projects using
the same facilities. To accommodate Project Area
flows, modifications to the existing 21” Hansen Sewer
and the Hansen Road Lift station may need to be con-
structed.

Phase 1 area collection systems will gravity flow to the
Hansen Sewer. Conveyance facilities constructed to
serve the Phase 1 area will be modified by Project Area
users when new conveyance facilities are extended
from Lammers Road through the Tracy Gateway area,
as described in the Wastewater Master Plan.

6.23 STORM DRAINAGE

All developments within the Project Area will be served
from storm drainage infrastructure listed in the City-
wide Storm Drainage Master Plan. This infrastructure
will be constructed on an as-needed basis during devel-
opment of the Project Area. Some portions of this in-
frastructure will be constructed from Master Plan fees
and some portions will be constructed by developers as
a condition of approval of parcel-specific development
projects. Some of the salient features of the existing
conditions and proposed storm infrastructure are de-
scribed below.

The Project Area slopes from the southwest to the
northeast with an approximate slope ranging from

CORDES RANCH SPECIFIC PLAN: TRACY, CALIFORNIA

1%-2%. The Project Area lies within portions of two
different drainage watersheds, the Lammers Water-
shed and the Mountain House Watershed, that have
been delineated by the Citywide Storm Drainage
Master Plan.

a. Existing Lammers Watershed.

The Lammers Watershed is roughly bounded by
Mountain House Parkway on the west, I-580 to the
south (plus offsite watersheds extending upstream to
the southwest of 1-580), Lammers Road to the east
and I-205 and Grant Line Road to the north.

b. Existing Mountain House Watershed

The Mountain House Watershed includes areas
within the City’s Sphere of Influence that are west of
Mountain House Parkway. It is traversed by a gener-
ally well-defined channel/corridor known as the Pat-
terson Run that conveys offsite runoff generated by
the upstream Lammers Watershed, described above.
North of I-205, Patterson Run flows enter facilities
operated by the Mountain House Community Ser-
vices District. The northeastern portion of the Moun-
tain House Watershed (located between the Delta
Mendota Canal and 1-205) consists of the northwest-
ern most portion of the Project Area.

c. Storm Drain Conveyance

There will be significant storage, attenuation and
treatment of storm water provided by proposed on-
site detention basins and low impact development
(LID) measures, in accordance with applicable City
standards. Schematic representations of some of the
proposed storm drainage facilities are provided on
Figure 6.36, for the Phase 1 area, and on Figure 6.37,
for the entire Project Area.

The Project Area’s drainage plan for the portions of
the Project Area east of Mountain House Parkway
(within the Lammers Watershed) includes, among
other things, the following components:

Installation of onsite source and treatment control
measures will be required as prescribed by the City’s
Manual of Stormwater Quality Control Standards for
New Development and Redevelopment (SWQC Man-
ual).
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Onsite permanent storm water detention basins to
store and attenuate storm runoff generated by new
development within the Project Area may be con-
structed. Where feasible, detention basins will incor-
porate features that encourage percolation of storm
water. Also, detention basins will incorporate active
and/or passive recreation or aesthetic elements as a
joint-use where feasible. Basins will be used to treat
runoff from public streets.

All attenuated runoff from new development within
this portion of the Project Area will be discharged to
the Central Drainage Shed and new storm drainage
system as proposed in the Citywide Storm Drainage
Master Plan, eliminating certain specified existing
condition onsite flow discharges to an existing small
culvert crossing of 1-205 west of Hansen Road.

The Central Drainage Shed will be retained as a pri-
marily open space corridor having adequate capacity
to convey storm discharge generated from offsite
flows, although certain portions of this corridor will
likely be crossed with roads, culverts and pipes, as
otherwise permitted by the appropriate regulatory
agencies.

Temporary retention basins will be constructed in
conformance with City standards to store runoff from
new development within this portion of the Project
Area on an interim basis until permanent downstream
facilities having capacity to convey discharges in ac-
cordance with the Master Plan and other applicable
City Standards are constructed.

There is an existing drainage easement that extends
through the central portion of the Project Area, which
provides adequate capacity to convey the full, unat-
tenuated 100-year 24-hour storm discharge generated
by specified portions of Sub-basin OFF-2 plus applica-
ble onsite flows and discharges from existing develop-
ment south of Schulte Road. North of Capital Parks
Drive, all new buildings on the west side of Hansen
Road and east of Road “F” must have finished floors
that are elevated a minimum of 1 foot above the adja-
cent 100-year 24-hour storm water surface elevation.

Buildings in new development areas in the southeast
corner of the Project Area that are adjacent to poten-
tial sheet flow induced by runoff generated by speci-
fied portions of Sub-basin OFF3 must have finished
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floors that are elevated a minimum of 1 foot above the
adjacent 100-year 24-hour storm water surface eleva-
tion.

The drainage plan for the portions of the Project Area
west of Mountain House Parkway within the Mountain
House Watershed include some of the following major
elements:

Installation of onsite source and treatment control
measures as prescribed and required per the City’s Man-
ual of Stormwater Quality Control Standards for New
Development and Redevelopment (SWQC Manual).

Onsite permanent storm water detention basins to store
and attenuate storm runoff generated by new develop-
ment within the Project Area. Where practical and feasi-
ble, detention basins will incorporate features that en-
courage percolation of storm water. Also, detention
basins will incorporate active and/or passive recreation
or aesthetic elements as a joint-use where practical and
feasible. Basins will be used to treat runoff from public
streets.

All attenuated runoff from new development within this
portion of the Project Area will be discharged to Patter-
son Run, eliminating certain specified existing condition
onsite flow discharges to an existing small culvert cross-
ing of 1-205 west of Hansen Road.

Temporary retention basins will also be used until per-
manent downstream facilities having capacity to convey
discharges in accordance with applicable City standards.
Property owners in zone 2 will be required to ensure
that their runoff can be legally and safely accommodated
in the downstream facilities north of 1-205, through miti-
gation measures and coordination with relevant Moun-
tain House and San Joaquin County authorities.

d. Drainage Facilities for Phase 1 Area

The ultimate storm drainage detention basins will be
constructed on an as needed basis to serve identified
uses and specific subdivision map applications for devel-
opment within the Project Area. Until such time as the
permanent detention basins are constructed, temporary
retention basins as approved by the City may be con-
structed in lieu of ultimate improvements. See Figure
6.36.
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Early development in the Project Area, which is ex-
pected to occur in the Phase 1 area, will continue to use
the historical release points for both watersheds, for
Lammers Watershed and the Mountain House Water-
shed under 1-205 west of Mountain House Parkway and
1-205 interchange.

It is anticipated that many of the permanent drainage
facilities will be constructed and maintained by a prop-
erty owners’ association formed by the Project Area
property owners. All piping systems draining to pro-
posed detention basins within the Project Area are con-
sidered Master Plan Infrastructure if they are located
within a Master Plan street as noted within the City’s
RTMP. All other piping systems to basins would be con-
sidered Specific Plan Improvements. All outlet piping
and all detention basins except those basins along the I-
205 frontage between Mountain House and Hansen
Road are considered Master Plan Infrastructure as de-
noted in the Citywide Storm Drain Master Plan.

6.24 STORM WATER QUALITY

The City of Tracy adopted a Manual of Stormwater
Quality Control Standards for New Development and
Redevelopment (SWQC Manual) in August 2008. The
SWQC Manual has the following goals:

e Assist new development in reducing urban runoff
pollution to prevent or minimize water quality im-
pacts.

e Provide standards for developers, design engineers,
agency engineers, and planners to use in the selec-
tion, design, and implementation of General Site
Design Control Measures for Low Impact Design
(LID) and appropriate site-specific source and treat-
ment control measures.

e Provide maintenance procedures to ensure that
the selected control measures will be maintained
to provide effective, long-term pollution control.

LID is an approach to managing storm water runoff that
mimics the natural pre-development hydrology of a
development site by using design techniques that infil-
trate, filter, store, treat, evaporate, and detain storm-
water runoff close to the source. AlImost all areas of site
design can incorporate LID measures, including open
space, streetscapes, parking lots, sidewalks, and medi-
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ans. LID can be used in combination with traditional
storm drain systems to infiltrate the smaller, more
frequent storms, while allowing the larger storms to
flow to pipes and basins for flood control (possibly
with lower off-site costs than traditional non-LID sys-
tems). LID techniques offer great benefits for storm-
water quality, especially for the smaller return inter-
val storm events. LID will help reduce the amount of
runoff entering the City’s system and will aid in re-
charging ground water.

Development in the Project Area shall implement the
applicable development guidelines for storm water
management in the SWQC Manual.

Best Management Practices (BMPs) in the SWQC
Manual will be implemented in the design of the Pro-
ject, as appropriate, in an effort to reduce the di-
rectly-connected impervious area and to promote a
higher level of storm water quality. Below is a list of
BMPs that shall be utilized in the Project Area:

Source Control BMPs

e Biofiltration planters and Biofiltration swales for
treatment of impervious areas and roof areas.

e Efficient irrigation to minimize runoff of excess
irrigation water.

e  Storm Drain Stenciling.

e  Outdoor Material BMP’s.

e Covered Trash Enclosures.

e Fueling Area BMP’s.

Treatment Control BMPs
e Vegetated swales and planters within parking
lots

e Vegetated Planters at Roof Drains.

e  Bioretention Basins.

e  Media Filters.

e Draininserts.

e Permeable Pavers.

e  Filter Strips.

e Infiltration Areas.

e Detention Basins for Public Street only

Flow Control BMPs
e Detention Basins.
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6.25 DRY UTILITY SYSTEMS

Electrical, gas, telephone, and cable service to the Pro-
ject Area will be supplied by Pacific Gas and Electric Co.
(PG&E), AT&T, and the cable provider for the City of
Tracy. Public electric transmission, gas and distribution
utilities on and in proximity to the Project Area are
owned and maintained by PG&E.

As an element of the proposed electric distribution sys-
tem within and around the Project Area (as described
below), a proposed joint trench system would include
gas, telephone, cable TV, possible ancillary fiber system
conduits (dark fiber) and conduits and conductors for
street lighting and traffic signals.

Existing electric utility facilities in the Project Area con-
sist of PG&E overhead 230 and 115 kV transmission
voltage facilities, and overhead and underground 12 kV
and lower distribution voltage facilities. The existing
transmission facilities traverse the Project Area in a
northeasterly direction crossing Mountain House Park-
way at the Delta Mendota Canal (these lines are the
Bellota — Tesla 230 kV Lines No. 1 & 2, and the two
Tesla-Tracy 115 kV lines) then continue in a northeast-
erly direction crossing Hansen Road just north of the
proposed New Capital Park Road. These facilities shall
remain in place.

Any use of lands within the existing transmission line
rights of way must be approved by PG&E and must
meet PG&E land department requirements. PG&E’s
consent to any proposed common use of such rights of
way will be secured by the parcel-specific developers as
a part of Project Area development. All existing trans-
mission and distribution line rights of way and required
setbacks and clearances shall be maintained by Project
Area property owners.

As development occurs, existing gas pipelines and oil
lines may require upgrades to meet federal standards
for pressure, operation and other pipe standards, which
upgrades are expected to be constructed and paid for
by PG&E and other applicable agencies.

Proposed Dry Utility Facilities

New distribution conduits and conductors will be
placed underground in a joint or common trench.
Vaults and boxes placed in the roads or public utility
easements, and other equipment, will be pad mounted

CORDES RANCH SPECIFIC PLAN: TRACY, CALIFORNIA

in lieu of subsurface installation where possible to
avoid corrosion and to facilitate safer and less expen-
sive maintenance and operations.

The joint or common trench will include gas, phone,
fiber optic and cable TV facilities, and such other
equipment and facilities as determined by the City.

6.26 SOLID WASTE DISPOSAL

The proposed land uses in the Project Area will gen-
erate additional solid waste. However, as described in
the City of Tracy General Plan EIR, capacity at the
Foothill Sanitary Landfill that serves the City is cur-
rently sufficient to accommodate the Project Area
through the life of the Project. Tracy Delta Solid
Waste Management Inc. is currently the City’s service
provider for the collection, transportation and dis-
posal of refuse and garbage, including the collection
of recyclable material.

Uses in the Project Area will be required to incorpo-
rate the following sustainability measures for solid
waste:

Reuse and recycle construction and demolition waste
(including, but not limited to, soil, vegetation, con-
crete, lumber, metal, and cardboard).

Provide interior storage areas for recyclables and
green waste and adequate recycling containers lo-
cated in public areas; there shall be no exterior stor-
age permitted in the Project Area.

6.27 CONSTRUCTION PHASING

Construction within the Project Area is expected to
occur in phases. Figure 6.38 depicts those portions of
the Project Area that are expected to develop first,
and are referred to herein as Phase 1. Phase 1 com-
prises approximately 600 acres, including approxi-
mately 580 net acres of Business Park Industrial (BPI),
approximately 11 acres of which are within the 1-205
overlay area, and approximately 25 net acres of Gen-
eral Commercial (GC). Most of the Phase 1 area de-
velopment is expected to occur within 10-15 years,
while full build out of the Project Area is expected to
be completed within 20-30 years, depending on mar-
ket conditions, demand and other relevant factors.
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The anticipated Phase 1 area development is described
in the following sections and is based on 2013 Project
assumptions. Actual development of the Phase 1 area
will be according to approved applications for tentative
subdivision maps and individual, site-specific develop-
ment projects.

In order to facilitate and implement development of
the Project Area consistent with the City’s goals and
policies, the City has established, or will establish as
part of the subdivision mapping process, timing re-
quirements for certain components of Master Plan
Infrastructure and certain Specific Plan Improvements.
With respect to the Master Plan Infrastructure facili-
ties, the anticipated timing is set forth in the various
City wide Master Improvements Plans and the Project
Finance and Implementation Plan which will be pre-
pared by the City.

With respect to the Specific Plan Private Improvements,
this Specific Plan establishes triggers for construction
based on the location of each component of Specific
Plan Private Improvements. To establish these con-
struction triggers, the Project Area is divided into five
Improvement Zones. See Figure 6.39 and 6.40. The
trigger for construction of each Specific Plan Private

Improvement is shown on Table 6.3 in this Specific Plan.

Except as otherwise set forth in this Specific Plan, im-
plementation and timing of infrastructure improve-
ments will be determined through the City’s processing
and approval of development agreements, tentative
parcel or subdivision map applications, and/or develop-
ment review permit processes for individual, site-
specific development projects. In conjunction with the
City’s processing of such applications, the City will con-
sider proposals to construct interim infrastructure im-
provements in appropriate circumstances, which in-
terim infrastructure improvements will ultimately be
replaced by complete Master Plan and Specific Plan
Improvements.

The timing of all infrastructure construction is and shall
be established to best promote and facilitate the City’s
goals and objectives for development of the Specific
Plan Area.

CORDES RANCH SPECIFIC PLAN: TRACY, CALIFORNIA

6.28 FUNDING

As indicated above, certain components of Master
Plan Infrastructure must be constructed, expanded or
upgraded to develop the Project Area. This Master
Plan Infrastructure includes without limitation, the
Master Plan roadways network (street lights, traffic
signals, medians and also joint trench within roads
designated as curb-curb only) and Master Plan utility
infrastructure. This Master Plan Infrastructure is
listed in the applicable citywide Master Plans as set
forth therein and depicted in Figures 6.2, 6.31, 6.33,
6.35 and 6.37. All Master Plan Infrastructure will be
funded through the collection of Master Plan Devel-
opment Impact Fees, subject to available fee credits
as determined and approved by City. Property own-
ers may be permitted, with the City’s approval, to
finance certain planned utilities (e.g., water, sanitary
sewer upgrades) via a community facilities district or
similar financing mechanism.

In addition, certain Specific Plan Improvements, will
be constructed to serve the entire Project Area, the
costs of which will be borne by the Specific Plan Area
property owners. As explained above, some of these
Specific Plan Improvements will be dedicated to the
City (the Specific Plan Public Improvements) and
some of these improvements will remain in private
ownership (the Specific Plan Private Improvements).
The Specific Plan Public Improvements are listed in
Table 6.1 and depicted in 6.2, 6.31, 6.33, 6.35 and
6.37. The Private Specific Plan Improvements are
listed in Table 6.2, described in Chapter 5 and de-
picted in Figures 6.39 and 6.40.

All Specific Plan Improvements, both Public and Pri-
vate, will be constructed or funded by property own-
ers in the Specific Plan Area. To the extent that a
property owner is required to construct ‘oversized’
Specific Plan Public Infrastructure, or is allowed to
defer the construction of necessary Specific Plan Pub-
lic Infrastructure, funds must be collected by the City
to ensure that reimbursements can be made to eligi-
ble property owners. Such funds will be collected
through the establishment by City, pursuant to the
applicable provisions of the Subdivision Map Act and
the Tracy Municipal Code, of a benefit district or fee
program to ensure that sufficient funds are available
to provide reimbursement to each eligible property
owner. Such benefit district or fee program (or alter-
natively, a development agreement or other enforce-
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able agreement as provided below) shall be established
prior to the issuance of the first building permit for con-
struction in the Specific Plan Area. The costs of estab-
lishing such benefit district or fee program shall be
borne solely and entirely by Specific Plan Area property
owners.

Alternatively, and notwithstanding the foregoing, the
City may, in its discretion, permit any Specific Plan Area
property owner to fund or construct Specific Plan Im-
provements on all or any portion of the Specific Plan
Area pursuant to a development agreement or other
enforceable agreement, provided that such agreement
ensures that City shall not be responsible for funding
any portion of the Specific Plan Improvement that is the
subject of such agreement.

For all Master Plan Infrastructure and Specific Plan Im-
provements to be constructed by property owners, City
shall require appropriate security in a form reasonable
acceptable to City. For any shared improvements
within the relevant improvement Zones as described in
Table 6.3 and shown in Figures 6.41-6.48. that will be
constructed in the future, the applicant will be required
to provide an appropriate security, in a form reasonably
acceptable to City, in the amount of the applicant’s pro-
rata fair share of the cost of said improvements based
on acreage within the relevant improvement zone.

6.29 MAINTENANCE

The maintenance of the roads, landscaping, parks, de-
tention basins, bike trails and other public amenities,
detailed in the Cordes Ranch Specific Plan will be
funded through a combination of any and all of the fol-
lowing:

Standard City maintenance responsibility (as noted in
Figure 6.47).

Assessments from property owners (either individually
or through property owners’ associations).

A Community Services District, Community Facility Dis-
trict, or other appropriate funding mechanism.
Payment by users of Project Area for City water and
wastewater conveyance user fees.

Other utilities (such as electricity, natural gas and tele-
phone) and services (such as solid waste collection) will
be maintained through fees and charges of the appro-
priate services providers.

CORDES RANCH SPECIFIC PLAN: TRACY, CALIFORNIA

City-operated Lighting and Landscaping District or
Landscape Maintenance District.

Once the City has accepted street improvements, the
City will maintain all improvements within the street
Right of Way between back of walks and the property
owners will be responsible for maintaining all land-
scaping behind back of walk and within proposed
landscape setbacks. Utilities will be maintained by
the appropriate service providers. Drainage basins,
inlets and outfall structures will be maintained by the
City, except those within the 1-205 Landscape Corri-
dor, and the costs of such City-maintained mainte-
nance shall be funded by a City Maintenance District
for Storm Drainage Improvements. The park land-
scaping within the basins shall be maintained through
either the City Maintenance District or property own-
ers as determined at the time of construction of said
basins.

The 1-205 Corridor improvements, the proposed park
landscaping with drainage basins, bike trails outside
of street right of ways, and visual icons and signage
that are integral components of the Project Area will
be maintained by property owners, subject to a City-
approved Maintenance Plan for all Landscaping
within the Project Area. Property owners will also be
responsible for:

e Native Preserve.
e Any additional Special landscape feature areas.
e Trail system.

e  Public Art.
e Signage elements in the public right-of-way (see
Figure 6.39).

e  Street Furniture.

The City-approved Maintenance Plan will include a
comprehensive identification of long-term replace-
ment costs, escalation factors, and ultimate build-out
of the total landscape system in determining the as-
sessment fee by the property owner’s association, to
ensure that appropriate maintenance levels are pre-
served as required by existing City of Tracy Park
Maintenance and Road Landscaping Standards. See
Figure 6-48.
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6.30 IMPLEMENTATION

Final implementation of the Master Plan Infrastructure
within the Specific Plan Area will require the prepara-
tion and adoption of a Finance Implementation Plan
(FIP). The costs of preparing the FIP shall be borne by
the property owners prior to commencing any develop-
ment within the Specific Plan Area.

Conditions of approval relating to Specific Plan Im-
provements will be imposed on Development Review
and subdivision map applications for Specific Plan Area
property.
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