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Conceptual Plant Palette for Sign Type C Landscape
A. Columnar Tree (Backdrop)

- Species: Quercus macrocarpa ‘Urban 
Pinnacle’ (Columnar Bur Oak)
- Size: 24” box
- Spacing: 8’-10’ o.c.

B. Corner Planting- Succulents, typ.
- Low accent color massings with evergreen 
succulents
- Yucca filamentosa ‘Color Guard’ 
(Color Guard Yucca)
- Agave ‘Blue Glow’ (Blue Glow Agave)
- Succulent Size: 5 gallon
- Maximum Height: 3’

C. Corner Planting- Perennials, typ.
- Low accent color massings with grass-like 
perennials
- Lomandra longifolia ‘Breeze’ 
(Breeze Dwarf Mat Rush)
- Ornamental Grass Size: 1 gallon
- Maximum Height: 3’

D. Property Line
E. Private Landscaping
F. Crosswalk, typ.
G. Sign Type C

- Height: 9’
- Wall Length: 46’
-Materials and Design per Figure 5.13	

H. Decorative Accent Rock, typ.
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Figure 5.14, Conceptual Design for Project Entries with Sign Type C
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5 . 5  E N T R Y  D E S I G N / T Y P I C A L 
L A N D S C A P E  I N T E R S E C T I O N S
Reinforcing the intersection hierarchy, landscape 
intersections will receive a similar landscape 
treatment  to the Type B and C Entry Design 
intersections without the sign and wall element 
and at a smaller scale. They are enhanced with 
accent planting and columnar trees as background. 
The design concept is illustrated in Figure 5.16 and 
5.17.
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- Agave ‘Blue Glow’ (Blue Glow Agave)
- Succulent Size: 5 gallon
- Maximum Height: 3’

C. Corner Planting- Perennials, typ.
- Low accent color massings with grass-like 
perennials
- Lomandra longifolia ‘Breeze’ 
(Breeze Dwarf Mat Rush)
- Ornamental Grass Size: 1 gallon
- Maximum Height: 3’

D. Property Line
E. Private Landscaping
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Figure 5.16, Conceptual Design for Typical Intersections

Conceptual Plant Palette for Typical Intersection 
Landscape	  
A. Columnar Tree (Backdrop)

- Species: Quercus macrocarpa ‘Urban 
Pinnacle’ (Columnar Bur Oak)
- Size: 24” box
- Spacing: 8’-10’ o.c.

B. Corner Planting- Succulents, typ.
- Low accent color massings with evergreen 
succulents
- Yucca filamentosa ‘Color Guard’ 
(Color Guard Yucca)
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- Agave ‘Blue Glow’ (Blue Glow Agave)
- Succulent Size: 5 gallon
- Maximum Height: 3’

C. Corner Planting- Perennials, typ.
- Low accent color massings with grass-like 
perennials
- Lomandra longifolia ‘Breeze’ 
(Breeze Dwarf Mat Rush)
- Ornamental Grass Size: 1 gallon
- Maximum Height: 3’

D. Property Line
E. Private Landscaping
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Figure 5.17, Conceptual Design for Typical Intersections

Conceptual Plant Palette for Typical Intersection 
Landscape		   
A. Columnar Tree (Backdrop)

- Species: Quercus macrocarpa ‘Urban 
Pinnacle’ (Columnar Bur Oak)
- Size: 24” box
- Spacing: 8’-10’ o.c.

B. Corner Planting- Succulents, typ.
- Low accent color massings with evergreen 
succulents
- Yucca filamentosa ‘Color Guard’ 
(Color Guard Yucca)
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6 . 2  S T R E E T  N E T W O R K
The main highway access to the Project Area are 
Interstate 205 to the north and Interstate 580 to 
the south.  The existing street network consists of 
International Parkway, providing access between 
the two interstate freeways; Schulte Road at the 
mid-portion of the Project Area boundary; and 
Pavilion Parkway at the western boundary of the 
project, and Promontory Parkway at the northern 
boundary of the Project. 
 
Development of the Project Area will require 
improvements to the existing road network to 
include the extension of Pavilion and Promontory 
Parkway and improvements to existing Schulte 
Road.  Promontory Parkway and Schulte Road 
both extend west and connect at International 
Parkway to provide access to the freeways. 

6 . 1  I N T R O D U C T I O N
Chapter 6 presents the major roadway and utility 
infrastructure and phasing required to support the 
development of the Project. It also describes certain 
“shared” improvements that will benefit the entire 
Project Area and will be funded and maintained by 
property owners. It also provides information for 
construction and financing of major infrastructure 
improvements. Development of the Project Area 
will require the construction and installation of new 
infrastructure and public road improvements with 
the extension of existing roadways. The Project 
has been designed to implement and conform and 
extend the same level of quality development and 
standards established by the Cordes Ranch Specific 
Plan within the City of Tracy and adjacent to the 
project site.
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The Project will also include improvement to Schulte 
Road east from Pavilion Parkway, the improvement 
of the half street section of Pavilion Parkway, and 
the extension and improvement of the half street 
section of Promontory Parkway along the northern 
Project boundary.  

This system and extension of roadways will 
provide efficient movement of traffic within the 
Project Area.    The street network is designed 
and intended to minimize Vehicle Miles Traveled 
(VMT). The number, type, location, and design of 
local roadways, including intersection spacing, 
geometrics and other design elements described 
in this Specific Plan are conceptual . The County 
may require additional design improvements and 
requirements based on the analysis of the traffic 
study which may include additional right-turn 
lanes, acceleration, and deceleration lanes, and 
extended left-turn pockets, among other items.  
 
The network of roads will provide for multiple 
users including pedestrians, bicycles, vehicles, 
trucks, and public transportation.  Pedestrian 
improvements include sidewalks on both sides of 
all streets, and accessible pedestrian crossing at 
signals. Class 1 bicycle paths have been included 
on all major circulation streets within  the Project 
Area to encourage and allow for alternatives to 
motor vehicles and to connect with the Phase 1 
of International Park of Commerce existing bicycle 
path network.  The Project Area roadway system 
will also facilitate use of public transportation 
facilities by providing bus pull outs and shelters for 
passengers offering shade and protection during 
winter weather.  Such improvements shall be 
implemented through the Site Approval process 
required for each phase.
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6 . 3  P A V I L I O N  P A R K W A Y –  4 
L A N E  M A J O R  A R T E R I A L
Pavilion Parkway is classified as Major Arterial 
and will include 4 lanes of which this Project 
will construct only the half street section from 
Promontory Parkway to Schulte Road along the 
western Project boundary, see Figure 6.2. A 5’ 
sidewalk will be included on the east side of the 
street to provide for pedestrian access to the 

surrounding development. 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 enhancing the street 
experience.  See Figure 6.3. The Major Arterial is 
designed to Surface Transportation Assistance Act 
(STAA) standards  to allow for the safe movement 
of truck traffic.

Figure 6.2, Conceptual 4-Lane Parkway Locations

Cordes Ranch (IPC Phase 1)
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6 . 4   P R O M O N T O R Y 
P A R K W A Y –  6  L A N E  M A J O R 
A R T E R I A L 
Promontory Parkway is classified as a Major Arterial 
with 6 lanes of which this Project will construct 
only the half street section from Pavilion Parkway 
along the northern Project boundary, see Figure 
6.4.  This arterial street provides truck access to the 
northern portion of the project.  A 5’ sidewalk will 

be included on the south side of the street to 
provide for pedestrian access to the surrounding 
development. A 25’ landscape setback is included 
on the south side of the street adjacent to the 
project.  These landscaped corridors will include 
a double row of trees to enhance the street 
experience. See Figure 6.5.  Promontory Parkway 
will be designed to STAA standards to allow for 
truck traffic.

Figure 6.4, Conceptual 6-Lane Parkway Locations

Cordes Ranch (IPC Phase 1)
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Conceptual 6 - Lane Promontory Parkway 
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street corridor to include a double row of trees to 
enhance the street experience.  See Figures 6.7 
and 6.8. Schulte Road will be designed to STAA 
standards to allow for truck traffic.
 

6 . 5  S C H U L T E  R O A D –  4  L A N E 
P A R K W A Y 
Schulte Road is classified as a Parkway and will 
be improved to include 4 lanes with median 
separation along the Project frontage, see figure 
6.6.  Schulte will serve as the main truck route for 
the Project with trucks coming off the interstates 
to access the Project Site. A 12’ Class I bicycle path 
will be included the north side of Schulte Road.  A 
30’ landscape setback will be included on Schulte 
Road to provide for an enhanced landscaped 

Cordes Ranch (IPC Phase 1)
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parking areas and loading docks to each building, 
see Figure 6.10. The conceptual access driveways 
and internal driveways will be designed to STAA 
standards to allow for safe on-site circulation of 
trucks and vehicles.

Cordes Ranch (IPC Phase 1)

Legend 

IPCSP2 Boundary

40’ Private Driveway

Tracy City Limits

Promontory Parkway

Schulte Road 

Ju
da

h 
W

ayHood Way 

H
an

se
n 

Ro
ad

 

Captial Parks Drive 

Promontory Parkway

Bu
d 

Ly
on

s
W

ay
 

Hopkins Road 

DD

Schulte Road 

Pa
vi

lio
n 

Pa
rk

w
ay

DD

D
D

205

6 . 6  O N - S I T E  C I R C U L A T I O N
A conceptual network of internal driveways will 
provide access to the buildings within the Project, 
see Figure 6.9. Driveways access at Promontory 
Parkway, Pavilion Parkway, and Schulte Road are 
conceptual and depict a 40’ internal driveway 
will allow for both vehicle and truck access to the 

Figure 6.9, Internal Private Road Locations
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6 . 7   T R U C K  R O U T E S
Trucks will access the Project Area from both 
Interstate 580 and I-205 at International Parkway.  
International Parkway, Promontory Parkway, and 
Schulte Road will function as the main truck routes 
to access the Project and subsequent warehouse 
and industrial facilities. Figure 6.11 depicts 
the planned truck routes, and the intersection 
configurations with STAA turning movements.   
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tenant requirements and may occur for a single 
user that occupies multiple buildings. The sidewalks 
will be shaded by large canopy trees within the 
streetscape. Pedestrians will also have joint use of 
the Class I bike paths constructed within the region 
as a component of the pedestrian network.

6 . 8   P E D E S T R I A N  N E T W O R K
The Project will extend the public pedestrian 
network of sidewalks from the International Park of 
Commerce along the project frontages, see Figure 
6.12.  In addition, pedestrian connections will be 
extended from on-site at the office/administrative 
functions of the buildings to connect to the 
public pedestrian network. Connections between 
individual buildings will be evaluated based on 
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6 . 9  B I C Y C L E  N E T W O R K
Class I and II pathways have been extended from the 
International Park of Commerce and 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 6.13.
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Public transportation will be extended to the 
Project Area based on demand generated by actual 
development in the Project Area.  Bus routes may 
be modified and expanded as necessary and when 
feasible to efficiently accommodate demand. The 
final bus stop locations may require additional 
future right-of-way to accommodate bus stops, 
which shall be dedicated through the final mapping 
process.  

6 . 1 1  G R A D I N G
The grading concept for the site will be based 
on determining the finish grade elevations for 
the wastewater treatment and stormwater 
detention facilities.  These utilities are envisioned 
as gravity flow systems that will provide sewer 
and stormwater utility services for the north and 
south development parcels.  The establishment of 
the finish grades for these utilities will then define 
the finish floor grades for each individual building 
pad.  The grading for each individual building 
and associated parking, circulation, and site 
improvements will be coordinated from site to site 
to ensure that the grading and design of the overall 
project utilize the development areas efficiently.   
Berming and slope banks from the streets and 
adjacent development will be designed based on 
individual building requirements as each project is 
approved through the County’s Improvement Plan 
entitlement process.

6 . 1 0  E X I S T I N G  P U B L I C 
T R A N S P O R T A T I O N
The County public transit system includes the 
following public transportation network.
  
a.  Regional Intercity Fixed-Route Bus Service
The San Joaquin Regional Transit District (SJRTD) 
operates one fixed-route bus line (currently 
designated Route 20) that serves the City of Tracy. 
This bus line connects the county and 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 Street.

b.  SJRTD Flexible Fixed-Route Service
SJRTD 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 Valley Mall, the Naglee Park & 
Ride Facility, and the Prime Outlets on Pescadero 
Avenue. 
 
c.  SJRTD Commuter Bus Service
The SJRTD operates several 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. 
 
d.  Passenger Rail System
Altamont Commuter Express (ACE) is a passenger 
rail service connecting Stockton to San Jose. The 
ACE station for Tracy is located on Tracy Boulevard 
at Linne Road. There are currently three ACE trains 
per day. 
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separated as much as possible to insure reliability 
with the groundwater table. Both wells will pump 
water to the central location for treatment and 
then be distributed to the proposed buildings 
within the project. Similar to the recycled water 
system the central location of the water treatment 
system minimizes the pumping requirements and 
reduces costs for the water facilities due to shorter 
pipe runs and less head loss. The treatment system 
may produce a brine that will need to put into an 
evaporation holding tank.

b. Fire water system
The fire well is planned to be located at the water 
treatment site with an associated storage tank to 
provide for the necessary firefighting requirements. 
Locating the fire system centralizes all the 
systems and reduces the pumping and energy 
requirements, similar to the water and recycled 
water systems. The fire system will be independent 
from the potable water system.  The fire system will 
be designed to meet the requirements of the local 
fire district.  The fire well and storage tank will be 
constructed with the first building.  The fire water 
distribution system will then be expanded as each 
new building comes online.

An above ground storage tank will provide for 
the necessary capacity for fire protection for the 
project, see Figure 6.14.    A looped pipe system and 
fire hydrant system will provide for the required 
fire safety requirements for the project.  Booster 
pumps will be required at each building to provide 
for the required pressure for the interior fire 
sprinkler systems. The fire well, fire storage tank, 
and fire system pump station are all anticipated to 
be located at the potable water treatment site. 

6 . 1 2  U T I L I T I E S
The following utility infrastructure requirements 
are intended to implement the necessary 
improvements required for the development of the 
Project.  The central location of the public water, 
sewer, and fire utilities was chosen to provide 
screening for both the fire and the recycled water 
tanks. By locating these facilities behind buildings 
and utilizing generous landscape screening will 
assist to reduce the visual impacts of these tank and 
other improvements. Centralizing the water and 
wastewater facilities also provides for additional 
security where facilities on the edge of the project 
make them potentially more exposed to vandalism. 
The centralized location also provides for multiple 
pipe corridors to access the water, sewer, and fire 
services. By having multiple connections to these 
facilities limits the potential impacts of a pipe break 
which may potentially affect all buildings rather 
than a single building.

 a. Potable Water
The project will be served by a public water system 
(classified as a non-transient, non-community 
water system).  The project is preparing an 
application to the State Water Resources Control 
Board for a permit to create a new Transient, Non-
Community Water System.  Once the application 
has been approved then the project will work 
with San Joaquin County’s Environmental Health 
Department to construct the water related 
facilities. The water system wells, and the water 
treatment system will be constructed with the 
initial building.  The potable distribution system 
will then be expanded to serve each building as it 
develops.

Two potable water wells will provide the necessary 
water required for the project and will pump to 
the water treatment facility adjacent to Schulte 
Road at the eastern project boundary, see Figure 
6-14.  One potable well will be located at the water 
treatment plant site and the other will be located 
within the development area. The wells need to be 
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The wastewater treatment site will also house the 
recycled water facilities, which include a pump 
station and above ground storage tank.  The 
location of the wastewater treatment site is shown 
on Figure 6.15. With the well head treatment 
anticipated and discussed above, the solids from 
the wastewater system are minimal and can be 
recycled and used as fertilizer for the landscaping 
within the development. 

d. Recycled water
The treated wastewater generated by the Project 
will be treated to the necessary requirements to be 
used for the landscape irrigation of the site.   The 
project is preparing an application to the regional 
water board for the disposal of wastewater 
generated by the project.  Once the permit is 
approved by the regional board then the project 
will work with San Joaquin County environmental 
health department to construct the recycled water 
distribution system which will be used to irrigate 
all of the landscaping throughout the project area.  
The recycled water system will have a storage tank 
to help equalize the flows between the generation 
rate of the wastewater treatment system and the 
irrigation demands.  The recycled water system 
will be fed by the wastewater effluent storage 
tank.  The recycled water distribution system will 
be expanded as the project’s landscaped areas are 
added.

An on-site “purple pipe” system will be designed 
and installed to provide the irrigation for the 
project, see Figure 6.14.  The treated wastewater 
will be stored in an above ground recycled water 
storage tanks and pumped to irrigate the landscape.  
The recycled water tank and pump station will be 
located at the wastewater treatment plant site.

c. Wastewater system 
The wastewater treatment facility has been located 
at the lowest elevation within the project. This would 
allow for a majority of the proposed development 
to gravity feed to the wastewater treatment facility. 
The only potential development that will have to 
pump sewer by force main is the development 
located north of BBID Irrigation canal. The treated 
wastewater will be stored in an above ground tank 
(approximately 2.0 million gallons) and will be the 
water source for the recycled water landscape 
irrigation. The centralized location minimizes the 
pumping requirements for wastewater disposal 
due to the pipe lengths and reduced head loss 
which will also reduce energy costs. The central 
location may also minimize any potential odor 
issues associated with the wastewater treatment 
with neighboring properties to the east. 

Wastewater will be treated and disposed of on-site 
and will consist of a wastewater treatment facility, 
and sludge drying ponds.  The project is preparing 
an application to the regional water board for the 
treatment of wastewater generated by the project.  
Once the permit is approved by the regional 
board then the project will work with County 
environmental health department to construct 
the package treatment facility.  The treatment 
system is a Membrane Bioreactor (MBR) treatment 
plant.   The treatment system will produce Title 22 
compliant effluent, recycled water.  

The wastewater treatment system and effluent 
storage tank will be constructed with the first 
building.  The wastewater collection system will 
then be expanded to subsequent buildings as they 
are constructed.
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e. Storm Drainage
Detention basins are proposed to serve new 
development in this specific plan. Though there are 
several important goals and benefits associated 
with the incorporation of detention basins as a 
storm drainage facility component, the primary 
driving factors that warrant detention basins are 
limitations in downstream outfalls and discharge 
capacities and the need to provide significant 
storm water quality enhancement. New detention 
basins will provide a significant amount of storage 
capacity and will provide significant attenuation 
of peak flows to meter downstream releases of 
stormwater to reduced rates that are considered 
to be reasonable, acceptable, and environmentally 
sound. All proposed detention basins have been 
sized to accommodate the 100-year 24-hour storm 
under build-out conditions, considering outflow 
discharge rates.

The surface areas of the proposed detention 
basins, including access roadways and appurtenant 
features, range from 1 acre to 2.5 acres. Detention 
basin depths have been typically assumed to be 
eight feet as a general template for most proposed 
detention basins, including one foot of freeboard 
above the 100-year water surface elevation. An 
additional 20% has been added to the surface area 

of assumed excavation for the detention basins to 
account for setbacks and provision for vehicular 
access around them and to the lower areas to 
facilitate maintenance.  A detention basin typical 
cross-section is shown below.  Sizing will be based 
on Detention Basin section 3-4.05 of the San 
Joaquin County Improvement Standards published 
on November 2014, see Figure 6.16.

Storm drainage for the project will consist of 
a system of inlets, piping, and bio-treatment 
and detention ponds that will provide for storm 
water conveyance and treatment.  As discussed 
above, two bio-treatment basins will be located 
on the northern portion of the project and will 
provide the treatment of storm water.  A system 
of inlets and piping will discharge into the basin 
for treatment.   A system of pipes will extend to 
the north and discharge the treated storm water 
to the detention basins located on the northwest 
portion of the project, see Figure 6.17.  Due to 
the soil characteristics and percolations rates, 
the stormwater discharged to these basins will 
percolate into the ground.  In large storm events, 
an agreement with BBID will allow for the metered 
discharge of the storm water from the detention 
basins to the existing canal bisecting the site.  

Figure 6.16, Detention Basin Detail
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Source Control BMPs
•	 Biofiltration planters and Biofiltration swales 

for treatment of impervious areas and roof 
areas.

•	 Efficient irrigation to minimize runoff of excess 
irrigation water.

•	 Storm Drain Stenciling.
•	 Outdoor Material BMP’s.
•	 Covered Trash Enclosures.
•	 Fueling Area BMP’s.
 
Detention basins will be planted with hydroseeded 
grasses,enhanced with drought tolerant shrubs, and 
trees planted along the perimeter, see Figure 6.18. 
Typically the detention basins will be located at the 
perimeter of the project and have the benefit of 
adding to the landscape setback while functioning 
as storm water detention and treatment.  

The storm water system will be designed to meet 
the following goals.
   
•	 Assist new development in reducing urban 

runoff pollution to prevent or minimize water 
quality impacts.

 
•	 Provide standards for developers, design 

engineers, agency engineers, and planners to 
use in the selection, design, and implementation 
of General Site Design Control Measures for 
Low Impact Design (LID) and appropriate 
site-specific source and treatment control 
measures.

 
•	 Provide maintenance procedures to ensure 

that the selected control measures will be 
maintained to provide effective, long-term 
pollution control.

Best Management Practices (BMPs) in the Storm 
Water Quality Control (SWQC) Manual will be 
implemented in the design of the Project, as 
appropriate, to reduce the directly 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:

Figure 6.18, Detention Basin Landscape Concept
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Uses in the Project Area will be required to 
incorporate the following sustainability measures 
for solid waste:
 
•	 Reuse and recycle construction and demolition 

waste (including, but not limited to, soil, 
vegetation, concrete, lumber, metal, and 
cardboard). 

 
•	 Provide interior storage areas for recyclables 

and green waste and adequate recycling 
containers located in public areas.

6 . 1 4  C O N S T R U C T I O N 
P H A S I N G 
Construction within the Project Area is expected 
to occur in phases. Phase 1 area development is 
expected to occur within five years, while full build 
out of the Project Area is expected to be completed 
within 10 years, depending on market conditions, 
demand, and other relevant factors. Actual 
development of the Phase 1 area will be according 
to approved applications for tentative subdivision 
maps and individual, site-specific development 
projects.  

To facilitate and implement development of 
the Project Area consistent with the County’s 
goals and policies, the County will establish as 
part of the subdivision mapping process, timing 
requirements for certain components of Specific 
Plan Improvements.  Except as otherwise set forth 
in this Specific Plan, implementation and timing of 
infrastructure improvements will be determined 
through the County’s processing and approval 
of development agreements, tentative parcel, or 
subdivision map applications, and/or development 
review permit processes for individual, site-specific 
development projects.  

Dry Utilities
Electrical, gas, telephone, and cable service to the 
Project Area will be supplied by Pacific Gas and 
Electric Co. (PG&E).  Public electric transmission, 
gas, and distribution utilities on and in proximity 
to the Project Area are owned and maintained 
by PG&E. A potential electrical substation may 
be necessary to provide electrical services to 
this project as well as surrounding development. 
Two locations are shown on the southern 
portion of this development, see Figure 6.19.  
The substation would be included as part of the 
CEQA review and analysis and the entitlement 
for IPCSP2 and the appropriate approval 
process would be determined by the County.

A variety of cable services providers exist in the 
surrounding developments.  A proposed joint 
trench system would include telephone, cable TV, 
possible ancillary fiber system conduits (dark fiber), 
and conduits and conductors for street lighting 
and traffic signals.  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 in lieu of 
subsurface installation where possible to avoid 
corrosion and to facilitate safer and less expensive 
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 County. 

6 . 1 3  S O L I D  W A S T E  D I S P O S A L 
The proposed land uses in the Project Area will 
generate additional solid waste. Tracy Delta Solid 
Waste Management Inc currently provides services 
to the southeastern portion of San Joaquin County 
for the collection, transportation and disposal of 
refuse and garbage, including the collection of 
recyclable material.
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Once the County has accepted public street 
improvements, the County will maintain all 
improvements within the street Right of Way.  
The property owners will be responsible for 
all landscaping behind back of walk and within 
proposed landscape setbacks.  Utilities will be 
maintained by the appropriate service providers.  
Drainage basins, inlets and detention structures 
will be maintained by the property owners.  

 6 . 1 7  I M P L E M E N T A T I O N
Conditions of approval relating to Specific Plan 
Improvements will be imposed on Development 
Review and subdivision map applications for the 
Specific Plan Area property. 
 
 

In conjunction with the County’s processing 
of such applications, the County will consider 
proposals to construct interim infrastructure 
improvements in appropriate circumstances, and 
which interim infrastructure improvements will 
ultimately be replaced by the ultimate Specific Plan 
Improvements.  The timing of all infrastructure 
construction is and shall be established to best 
promote and facilitate the County’s goals and 
objectives for development of the Specific Plan 
Area.

6 . 1 5  F U N D I N G
Improvements for the construction of the 
infrastructure must be installed to develop the 
Project Area.  The infrastructure includes without 
limitation, the roadways network (streetlights, 
traffic signals, medians and joint trench within roads 
designated as curb to curb only), water system and 
infrastructure, sewer treatment and infrastructure, 
and fire protection and infrastructure.  All 
utility Improvements as described above will be 
constructed and funded or financed by property 
owners.
 
Improvements to be constructed by property 
owners, may require appropriate security by the 
County. For any shared improvements that will 
be constructed in the future, the applicants will 
be required to provide an appropriate security 
acceptable to County, in the amount of the 
applicants’ pro-rata fair share of the cost of said 
improvements based on acreage. 
 
6 . 1 6  M A I N T E N A N C E 
The maintenance of the roads, landscaping, and 
other public utilities, detailed in the Specific Plan 
will be funded by the special district as required by 
the county.  The special district will hire the required 
operators necessary for each utility system.  The 
special district will also establish user rates to 
be collected monthly by each tenant to fund the 
ongoing maintenance, repair and replacement of 
the facilities serving the development.
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7 . 1  I N T R O D U C T I O N
This chapter provides a framework that supports 
sustainable design practices for development 
within the Project Area.  Included are strategies that 
promote energy conservation, alternative modes 
of transportation, solid waste reduction through 
recycling and reuse, water conservation through 
landscape and irrigation design, open space and 
resource preservation and increased public health 
through pedestrian and bicycle connectivity to 
adjacent parks and outdoor amenities.
 
7 . 2   S U S T A I N A B I L I T Y 
G U I D E L I N E S
Promoting alternative means of transportation and 
minimizing vehicle miles traveled is a major goal of 
the Project.  The Project will include opportunities 
to increase sustainability, minimize greenhouse gas 
emissions, reduce water and energy consumption, 
as well as decrease the impacts of construction 
activities and waste generation. Presented below 
is a list of sustainability measures that will be 
incorporated into the project that will support the 
Project goals. 
 
a. Energy
•	 The Master Owners Association will provide 

education about:
1.	 PG&E’s energy efficiency programs
2.	 San Joaquin Regional Transit District transit 

service 
3.	 Recycling

Information regarding these programs shall 
be made readily available to employees and 
clients.
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•	 The site has been designed to reduce mass 
grading to the extent feasible and to decrease 
the use of earth moving equipment needed to 
grade the site. 

•	 Large warehouse and logistic buildings will 
utilize sloped floors that  will better conform 
to the existing topography.  The reduction 
in grading and earth movement will assist 
in decreasing the total emissions from 
construction equipment.

•	 Energy efficient lighting and control systems 
will be utilized as an integral part of lighting 
systems in all buildings.

•	 Architectural guidelines in Chapter 4 encourage 
the use of daylight or clerestory windows as a 
means of providing natural light and reducing 
the need for lighting during day light hours. 

•	 Light colored “cool” roofs will be required for 
all new buildings. 

•	 Tree species will be chosen based on their large 
canopy characteristics at maturity and will 
be strategically placed on the west and east 
portions of the site to shade paving areas and 
building elevations to minimize heat gain.

•	 Canopies, awnings, and architectural shade 
structures are encouraged as part of the design 
guidelines.  These design elements will be 
strategically sized to shade paving areas and 
building elevations and minimize heat gain.

•	 Locally sourced, salvaged, and recycled 
materials will be considered for use throughout 
the landscape and hardscape design. 

•	 High efficiency lighting, such as LED, will be 
utilized for traffic, street, and other outdoor 
lighting. 

•	 Lighting levels for outdoor illumination must 
meet the minimum standards required for 
safety. All exterior lighting will be required to 
be controlled by timers, and unless otherwise 
enforced, only lighting required for parking lot 
security and safety will be provided at night. 

Utilize Canopies and Awnings to Minimize Heat Gain

Clerestory Windows
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•	 Building construction within the project shall 
meet applicable standards for energy efficiency 
such as:
1.	 Energy efficient heating and cooling 

systems;
2.	 Energy efficient appliances, equipment, 

and HVAC control systems

b. Transportation & Land Use
As part of the application process for individual, 
site specific development projects that have
50 or more employees (equivalent to a 40,000 
square foot warehouse building), an employee 
commute trip reduction program (CTR) shall be 
established, in conformance with the San Joaquin 
Valley Unified Air Pollution Control District Rule 
9410 .  Under Rule 9410, the program will include 
incentives for commuters to use alternative modes 
of transportation.  For example, such incentives 
may include:
 
1.	 Ride-matching assistance (e.g., subsidized 	

public transit passes)
2.	 Preferential carpool parking
3.	 Flexible work schedules for carpools
4.	 Vanpool assistance or employer-provided 

vanpool/shuttle
5.	 Telecommute and/or flexible work hour 

programs
6.	 Car-sharing program (e.g., Zipcar)
7.	 Bicycle end-trip facilities, including bike parking, 

showers, and lockers

As part of the application process for Site Approval, 
preferential parking space locations shall be 
provided for electric and other clean air vehicles in 
all parking lots. In addition, individual developments 
projects with over 200 spaces shall designate a 
minimum of two percent of total parking spaces for 
carpool and/or ridesharing vehicles. The location 
of these reserved parking spaces shall be identified 
on the site plan. Preferential parking spaces shall be 

Provide Lighting to Meet Minimum Standards for Safety

Provide Bus Stops as Required



MARCH 24, 2023

7-4
CHAPTER 7  ﻿

DRAFT INTERNATIONAL PARK OF COMMERCE SPECIFIC PLAN - PHASE 2

Reclaimed Water System

shown on striping plans submitted to the County.  

In addition, for development projects located along 
existing and planned transit routes, coordination 
shall occur with the San Joaquin Regional Transit 
District or other agencies to ensure that bus pads 
and shelters are incorporated, as necessary.
 
c. Solid Waste
•	 Individual developers of projects will be 

encouraged to reuse and recycle construction 
and demolition waste, including soil, vegetation 
(green waste), concrete, lumber, metal, and 
cardboard, to the extent feasible. 

•	 Individual developers of projects will be 
encouraged to locate interior and exterior 
storage bins for recyclables and green waste 
and adequate recycling containers in public 
areas.

d. Water
•	 Landscaping will consist of plant species 

selected for water-efficient and high salt 
tolerance characteristics and will include 
drought tolerant planting materials common to 
the region.

•	 Turf will be discouraged and minimized 
throughout the project.

•	 Irrigation systems and devices will be water 
efficient and will include satellite soil moisture-
based irrigation controls and systems.

•	 The landscape design will meet requirements 
of the State Water Conservation in Landscaping 
Act (G.C. Section 65591 et. seq.) by complying 
with the State’s model water efficient 
landscape ordinance, or equivalent, adopted 
by the County.  A purple pipe system will be 
constructed as part of the infrastructure for 
the project.  Reclaimed water will be utilized 
for landscape irrigation of public and private 
landscaped areas.

•	 Watering of non-vegetated surfaces and 
practices for cleaning outdoor surfaces and 
vehicles will be discouraged. 

Provide Bike Racks to Encourage Bicycle Commuting
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•	 Low-impact development practices will be 
implemented to the extent feasible, to maintain 
the existing hydrologic character of the drainage 
and manage and treat storm water to protect 
the environment. 

•	 Buildings will be designed to be water-efficient 
and will include water-efficient fixtures and 
appliances.

f. Biological Resources 
•	 The landscape palette includes many climate-

adapted species to optimize biodiversity, 
sequester carbon, create habitat to minimize 
resource use (water, fertilizers, and pesticides/
herbicides). 

•	 Invasive species listed on the California Invasive 
Plant Council (CAL-IPC) list have not been 
included in the planting palette .

•	 Storm water best management practices 
(BMPs) including vegetated bioswales, 
vegetated detention basins and permeable 
paving will be encouraged and incorporated to 
the extent feasible into individual development 
sites and along streets.

g. Public Health 
•	 Open space as well as passive and active 

recreational opportunities exist in proximity 
to the Specific Plan Area.  As such, pedestrian 
and bicycle connections will be extended to 
the Project and will consist of Class 1 bike /
pedestrian sidewalk to promote connectivity.

•	 Sidewalks have been included on both sides of all 
public streets.  These proposed improvements 
will make the project walkable and will provide 
connections to adjacent development.

  

Native/Climate Adapted Plants in Simple Designs

Bioswale
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7 . 3   G R E E N  B U I L D I N G
The purpose of the California Green Building “Code” 
is to improve public health, safety, and general 
welfare by enhancing the design and construction 
of buildings through the use of building concepts 
having a positive environmental impact and 
encouraging sustainable construction practices in 
the following categories:
1. Planning and design
2. Energy efficiency
3. Water efficiency and conservation
4. Material conservation and resource efficiency
5. Environmental quality

•	 The Code establishes minimum green 
building standards for most projects. The 
Code is composed of several parts with the 
requirements of:

•	 Reducing water consumption by 20 percent.
•	 Diverting 50 percent of construction waste 

from landfills.
•	 Installation of low pollutant-emitting materials.
•	 Installation of separate water meters for 

nonresidential buildings’ indoor and outdoor 
water use.

•	 Moisture-sensing irrigation systems for larger 
landscape projects.

•	 Mandatory inspections of energy systems (e.g., 
heat furnace, air conditioner and mechanical 
equipment) for nonresidential buildings over 
10,000 square feet to ensure that all are working 
at their maximum capacity and according 
to their design efficiencies. The project will 
comply with the applicable requirements in the 
Green Building Code.

OIILGreen 
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7 . 4   L E E D
Leadership in Energy Efficient Design (LEED) 
and sustainable development is a standard 
field of expertise and focus. The United States 
Green Building Council (USGBC) LEED system 
of environmental standards is currently the 
most recognized system of rating projects and 
construction.  The Specific Plan implements energy 
efficient design and water conservation, and 
strongly encourages those individual developers 
consider the merits of LEED certification not only to 
conserve energy but also to promote stewardship 
of the environment and green business practices. 
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Scope of Amendment
The Director of Planning shall make the 
determination whether the revision is either 
a Major Amendment requiring both Planning 
Commission and Board of Supervisors approval 
and adoption, or an Administrative Amendment 
modification subject to the review and approval 
of the Director of Planning. Applicants may appeal 
determinations and actions of an administrative 
modification to the Board of Supervisors.
	
Administrative Amendment
The purpose of the Administrative Amendment is 
to facilitate the efficient processing necessary to 
develop the project that is consistent and meets the 
intent set forth in this Specific Plan.  If the Director 
of Planning determines that the modifications meet 
the criteria for an Administrative Amendment, the 
applicant shall submit application materials which 
contain the necessary information as determined 
by the County to assist in making the findings 
required to support approval of the amendment.   
An Administrative Amendment may be processed 
if determined by the Director of Planning to be in 
substantial conformance with the following:
•	 The overall intent of the Specific Plan
•	 The San Joaquin County General Plan
•	 The Specific Plan  Environmental Impact Report 

(EIR)  

Examples of Administrative Amendments include, 
but are not limited to:
•	 The addition of new or updated information 

that does not substantively change the Specific 
Plan or the finding of the EIR.

•	 Minor adjustments to land use boundaries and 
street alignments that maintain the general 
land use and circulation pattern. 

8 . 1   S P E C I F I C  P L A N 
A D M I N I S T R A T I O N  
The Specific Plan establishes a set of regulations, 
development standards, guidelines, and processes 
for development of the project, and shall constitute 
the General Plan and Zoning and standards for 
development for the Project Area.  The Specific 
Plan is incorporated into the County’s General 
Plan and serves as the principal regulations for all 
properties within the Project Area.  In  addition 
to the regulations contained in this Specific Plan, 
properties within the Project Area are subject to 
applicable regulations of the County Municipal 
Code.  To the extent any regulation in this Specific 
Plan conflicts with the County Municipal Code, the 
regulations set forth herein shall prevail.  The review 
process for each type of development application 
shall be as specified in the County Municipal Code, 
except as modified herein. 

Interpretations of the Specific Plan may be 
necessary to provide clarification to a proposed 
use, a design standard, or design guideline. The 
Director of Planning shall make the determination 
of substantial conformance with this Specific Plan 
plan even when it does not conform precisely, 
provided the County determines that the project 
meets the overall Specific Plan vision. 

Amendment Procedures
The Specific Plan allows for flexibility to respond 
to both the current and future real estate market 
and development standards.  During project build 
out amendments may be necessary to respond 
to changing circumstances, including building 
footprint size, revisions to the design guidelines, 
and revisions to the development standards, or to 
allow for uses or conditional uses not contemplated 
at the time of adoption.  An amendment to the 
Specific Plan will be typically at the request of the 
property owners. 
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Sign approval review required for development 
of individual buildings. Each of these application 
processes are discussed below.

8 . 2  S U B D I V I S I O N S
The site will be subdivided via Tentative and final 
maps.  These documents will be prepared soon 
after the rezoning and entitlement of the property 
to reflect parcelization generally as contemplated 
in the concept presented in this Specific Plan. 
Minor Subdivision applications are reviewed using 
the Staff Review with Notice Procedure
(Development Title Chapter 9-215). Major 
Subdivision applications are reviewed using the 
Public Hearing Review Procedure (Development 
Title Chapter 9-220). 

Given the fluid and market-based nature of the 
project, parcels may need to be further perfected 
from time to time by subsequent actions (replats, 
lot line adjustments, lot splits or consolidations) 
to accommodate evolving project or user/tenant 
requirements.   Approval of such maps shall 
be governed by the Subdivision Map Act, the 
County’s Subdivision Ordinance and Section 8.2 
of the IPCSP2.  All streets, sidewalks, landscape 
areas and other public property infrastructure and 
other improvements shown on the subdivision 
application shall be in substantial conformance with 
the regulations, guidelines, and street network of 
this Specific Plan. No lot shall be created with size 
or dimensions rendering it incapable of meeting 
the land use, public utilities, or development 
standards of this Specific Plan.  In connection with a 
subdivision application, the applicant shall provide 
to the County all information required under the 
Subdivision Map Act and the County’s Subdivision 
Ordinance and shall submit the applicable 
processing fee.  

•	 Variation in permitted use types and 
development standards if such variations do 
not substantively change the character of the 
Specific Plan, does not increase demand for 
water, sewer or other resources, or increase 
traffic demand above that evaluated in the 
Project EIR, or are otherwise consistent with 
the current applicable County standards.

•	 Changes to infrastructure and facilities that do 
not affect the level of service provided or affect 
to increase the level of development capacity.

•	 Changes to, phasing boundaries or sequencing 
that do not affect infrastructure sizing, financing 
districts or the provision of adequate services 
to associated development.

 
Major Amendment
If the Director of Planning determines that a 
proposed amendment does not meet the criteria 
of an Administrative Amendment, a Specific Plan 
Amendment shall be required.  An Amendment is 
required when one of the following criteria is met:

•	 Increase in building square footage above what 
is approved in the Specific Plan, or evaluated in 
the EIR. 

•	 Any change proposed to the Plan that the 
Director of Planning determines could 
significantly increase environmental impacts 
and would or cause other significant 
development impacts not studied in the EIR.

•	 A Specific Plan Amendment shall be processed 
and reviewed in the same manner as the 
initial adoption and will require both Planning 
Commission and Board of Supervisor approvals.

Processing of Applications
Discretionary permitting steps must occur to 
implement the Project, including the approval 
of tentative and final subdivision maps or parcel 
maps, conditional use permits, Site Approval, and 
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of Planning. If the Director of Planning determines 
that a proposed CUP administrative review is not 
appropriate, the CUP can be elevated for approval 
by the Planning Commission.   A CUP may be 
processed concurrently with any other necessary 
development application(s) for the land that is the 
subject of the requested CUP.

8 . 3  C O N D I T I O N A L  U S E 
P E R M I T
If an applicant seeks to develop a conditionally 
permitted use (as defined in Table 3.1 of this 
Specific Plan), the applicant shall apply for a 
Conditional Use Permit (CUP) to the County 
containing the data and information set forth in the 
County’s application regulations and shall submit 
the applicable processing fee.  Consideration 
of the CUP application shall be reviewed at an 
administrative level with approval by the Director 

APPLICANT
SUBMITTAL

PRE-APPLICATION 
MEETING

PLANNING 
DIRECTOR 
DECISION

STAFF 
REVIEW/RECOMMENDATION

PREPARATION OF 
CONDITIONS OF 

APPROVAL

PROJECT DEEMED 
COMPLETE

PROJECT 
APPROVAL

STAFF  REVIEW/
RECOMMENDATION

ADMINISTRATIVE
SITE APROVAL PROCESS

APPLICATION &
SUBMITTAL MATERIALS

STAFF REVIEW
30-DAY APPLICATION

COMPLETENESS
DETERMINATION

APPLICATION DEEMED 
INCOMPLETE

PROJECT REVISIONS

PROJECT 
RESUBMITTAL

PLANNING 
DIRECTOR

DETERMINATION

ADMINISTRATIVE
CONDITIONAL USE  PROCESS

CONDITIONAL USE
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PLANNING COMMISSION

PRE-APPLICATION 
MEETING

CEQA REVIEW
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Figure 8.1, Administrative Permit Process
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8 . 4   I M P R O V E M E N T  P L A N 
R E V I E W 
The site plan depicted in this Specific Plan is not 
intended to be the final design solution for the 
site. It is anticipated that the site plan will change 
based on market demand and individual tenant 
requirements. Applicants seeking to develop any 
portion of the Project Area shall prepare a design 
submittal package for a County Improvement Plan 
Review which contains all the information set forth 
in the County Municipal Code and shall submit 
the applicable processing fee. Consideration 
of the Improvement Plan application shall be 
reviewed utilizing the Specific Plan document to 
ensure compliance at an administrative level with 
approval by the Director of Planning Community 
Development. A Improvement Plan Review 
application may be processed concurrently with 
any other necessary development application(s) 
for the land that is the subject of the requested Site 
Approval.

8 . 5   S I G N S
All signs shall be constructed in accordance with 
the requirements set forth in the County Municipal 
Code except to the extent that this Specific Plan 
provides for different or additional requirements, 
in which case the requirements in the Specific Plan 
shall govern. 
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