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12.1 Landscape Design Principles
The landscape plan is a major component of the overall Specific Plan 
area and will guide and maintain project design themes, while 
emphasizing community continuity. The landscape plan seeks to achieve 
an interconnected system of greenways, landscapes, parks and 
recreation venues, and open spaces that are viable and sustainable and 
will support native species, maintain natural ecological processes, 
sustain air and water resources, and contribute to the overall health and 
quality of life in the Specific Plan area.

The following goals have been established as benchmarks of 
performance.  The landscape design should:

• Seek to utilize current best practices in sustainable site development 
and be adaptable to new technologies as they prove themselves 
reliable.

• Provide an interconnected hierarchy of green spaces at a variety of 
scales, including major parks, minor parks, wide corridors, narrow 
corridors, and private landscapes.

• Recognize the social and natural context of location by developing 
landscapes that embrace required drainage strategies and incorporate 
these into the public landscapes of Fairfield.

• Seek to enhance the Project’s overall quality of life by providing 
recreational opportunities that promote a healthy lifestyle, are safe, and 
complement the well-being of the FTSSP residents. 

• Improve the visual quality and amenity values of Fairfield.

12.2 Landscape Design Goals
The landscape design for the FTSSP is grounded in the following 
concepts, which are established as benchmarks of performance and 
guide the provision of landscapes throughout the project. The landscape 
design of the FTSSP should:
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• Create a strong community identity (public and private) for the 
FTSSP and enhance the community-making principles described in 
the Specific Plan.

• Be designed in a manner that integrates Fairfield into the existing 
landscape context of its setting, while creating a unique environment 
that has a strong and distinctive sense of place.

• Incorporate infrastructure elements and enhance their functionality 
throughout the Project.

• Encourage pedestrian and bicycle access throughout the FTSSP 
and into the rest of the City of Fairfield.

• Provide open space, play areas, and places that are meaningful to 
the residents.

• Include a design vocabulary that embraces the history of agriculture 
and its surrounding undulating rolling grasslands.

• Be founded on the traditions of rural patterning for farming.

• Establish a landscape that maximizes the future opportunities for 
sustainable and productive landscapes.

• Be aligned with the city’s maintenance resources.

12.2.1 Sustainable Landscape Goals
The landscape concept for the FTSSP is also based on the principles 
of sustainability and environmental stewardship.  Consequently, the 
landscape design should:

• Use sustainable materials in the construction of landscapes including 
but not limited to, recycled materials, materials able to be recycled, 
and/or certified “green” products.

• Reuse soils from the site, if appropriate, as horticultural soils.  If the 
on-site soils are deemed not suitable, natural and sustainable 
sourced ameliorants should be used.

• Follow the state model water-efficient landscape ordinance during 
the plant selection and irrigation design process.

• Evaluate site storm drainage conditions and, where consistent with 
current best practice, reduce runoff and promote reuse of storm 
water in the landscape.

• Select plant materials to provide a valuable landscape amenity that is 
both attractive and meets the sustainability goals of the Project.  
Plants should be chosen for their relative visual merits, consistency 
with the goals of the design guidelines, and their ability to thrive in 
intended locations.  Plants should be selected based upon their 
reduced demand for water, fertilizers, pesticides, and maintenance 
as well as their potential to provide habitat value.

• Encourage paving materials that reduce runoff, reflect sunlight, and 
absorb less heat and are consistent with the adjacent architectural 
design guidelines.



12.0 Landscape Plan 12-3Fairfi eld Train Station Specifi c Plan | City of Fairfi eld

• Design and construct site amenities including signage, seats and 
benches, litter receptacles, and other furniture elements to promote 
principles of sustainability.

• Promote recycling of waste and other materials throughout Fairfield 
by aligning with any existing recycling programs in the greater 
Fairfield area 

• Reduce the long-term maintenance cost.  

12.3 Landscape Themes
The concept for the landscape plan draws from the culturally rich 
landscapes of the region. Thematic elements may be drawn from the 
natural, agrarian, and urban landscapes in Fairfield and its surrounding 
environment.  Each theme guides the landscape design and plant 
selection with the goal of integrating the FTSSP into the surrounding 
landscapes in a compatible manner while creating a coherent, unique, 
and sustainable place.  

Three landscape themes constitute the landscape concept for the 
Project and are described in detail below: 1) Natural, 2) Agrarian, and 
3) Cultural. The intent is that the Natural Landscape Theme may be 
used throughout the project to provide a consistent sense of 
connection with the broader landscape of the region.  The Agrarian 
and Cultural Themes will be used to build a layered landscape design 
that is authentic, appropriate to the context of Fairfield, and innovative 
in order to best meet the demands of a growing and vibrant community.

12.3.1 Natural Landscape Theme
The Natural Landscape Theme is intended to provide guidance on the 
distribution and thematic development of native or naturalized 
vegetation across the FTSSP area.  Generally, planting of native 
species in the park system, within the public right-of-ways and the 
landscape corridors will seek to provide design elements that are 
reflective of the surrounding area and are viable forms of vegetation.  
The following landscape features have been developed and should be 
used to develop design responses for broad-scale land uses:

Rolling Grasslands

The rolling grasslands that surround the Specific Plan area serve as a 
major inspiration for the landscape design of future development.  
Successful landscape design will incorporate drought-tolerant, tall 
grasses into the plant palette.  To achieve this look, tall grasses should 
be planted in the parkways, landscape corridors, community gateways, 
medians, parks, neighborhood entries, parking lots, and the Linear 
Park Trail.  
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Wetlands

Wetlands add an important historical educational value to the 
community. The wetlands located adjacent to the Linear Park Trail 
should be sensitively enhanced to allow people to experience the 
natural flora and fauna that exist within the Fairfield community.  
Enhancements in this area should:

• Provide seating areas, shade structures, and informal trails to allow 
for interaction with the wetland area 

• Add additional wetland-oriented planting where appropriate

• Integrate interpretive signage describing the function and benefits of 
wetlands

Open Space and Rolling Grasslands

The Fairfield community enjoys abundant surrounding open space, 
including a greenbelt/recreation open space, habitat conservation area, 
mitigation bank, vernal pool conservation area, and rolling grasslands. 
Consistent with the land use plan, large expanses of open space areas 
will remain free from development ensuring the land will remain an 
amenity for the citizens of Fairfield and surrounding communities.  To 
physically protect these areas, agricultural fencing and other 
techniques should be utilized including the use of interpretive signage.  
Where appropriate, natural open space areas should be screened from 
any unsightly adjacent uses consistent with the guidelines in the 
Design Guidelines Chapter.   

12.3.2 Agrarian Landscape Theme
The Agrarian Landscape Theme is intended to provide guidance on the 
distribution and thematic development of broader scale landscapes 
across the Project.  The following broad-scale landscape types have 
been developed for the park system, within the public right-of-ways, the 
landscape corridors, and selected developed areas:

Rangeland

Much of the early agrarian history of the region is affiliated with 
grazing.  Landscapes are broad scale and delineated by agricultural 
fences, meandering creeks, and section lines.  Planting is generally 
limited to shelter planting and drifts of native oak species.  To tie into 
the rangeland theme, the landscape in the FTSSP should:

• Consider a simple and strong ground plane pattern

• Plant tall grasses in the parkways, landscape corridors, medians, 
retention basins, parks, and industrial areas

• Encourage private homeowners to consider tall grasses as a no-
mow lawn
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Farming

Farming areas exist in this region. The landscapes of these areas are 
strongly articulated rows of crops and plantings extending from the 
valley floor to the gentle sloping foothills.  Landscapes in FTSSP, 
particularly associated with office and light industrial uses, should 
consider farming as an inspirational theme.  To achieve this look, 
landscapes should:

• Consider symmetrical and geometric ground plane patterns

• Support the ground plane patterns with equally strong tree plantings 
to achieve the farming articulation 

• Frame prominent views of the site and important distant vistas

Orchards

Orchard areas have contributed significantly to the landscape of the 
Fairfield community.  They are typically located near the outskirts of 
the town and have richer soils.  Orchard landscapes are strongly 
articulated in rows with remnant orchards extending to the former 
outskirts of the towns.  To achieve the orchard-inspired look, the 
landscapes in FTSSP should: 

• Establish a strong grid pattern to recall existing orchards nearby

• Consider sparse ground planes

• Select appropriate trees to simulate the orchard concept and connect 
to the local environment

• Consider the orchard concept in the Great Park and smaller 
institutional areas

Landscapes in the FTSSP’s medians and streetscapes should 
consider orchards with strong grids of trees, clearly defined edges, and 
sparse ground planes as design cues.  In some locations along 
Vanden Road, orchards are residual landscapes that organically create 
clearings that could serve as the basis of programmatic spaces in 
parks such as the Great Park and smaller institutional areas.

12.3.3 Cultural Landscape Theme 
The Cultural Landscape Theme is intended to provide guidance on the 
distribution and thematic development of urban landscapes in the 
FTSSP such as the right-of-ways, gateways, neighborhood identity 
markers, walls and fences, exterior lighting, and signage.  The 
following landscape elements have been developed from settlement 
patterns in the region itself and may be used for both broad-scale land 
uses and individual parcel landscapes within the site:

Town Center 

The goal of the town center neighborhood landscape area is to 
produce landscapes that are civic in design and reflect a more public 
provision of open space.  The Town Center Landscape Theme should 
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be urban in intent and should be designed to accommodate higher 
levels of use by residents and visitors to the FTSSP.  This 
neighborhood should encompass areas such as the mixed-use, retail, 
high-density residential, train station, and other landscapes central to 
the Specific Plan area.

• Consider the urban park as a basis for the landscape design

• Meet demands of an urban-based environment by accommodating a 
higher level of use

• Select street trees with canopies that can be pruned to showcase 
shop windows and signs

• Select street trees that provide shade

Village Core

The goal of the village core landscape area is to produce landscapes 
that are vibrant, reflect a diversity of uses, and are cores of 
neighborhood activity. The Village Core Neighborhood Landscape 
Overlay Theme, like the Town Core area, should have a suburban 
design intent.  This area should encompass mixed-use, high-density 
residential neighborhoods and the Lake Park.  

To achieve these goals, the Village Center landscape design should:

• Be founded on small-scale urban park design

• Connect to the centerpiece of the neighborhood, the Lake Park

• Create social and recreational spaces for neighborhood residents

• Draw from traditional town park design

• Be innovative to reduce water demand

• Meet the demands of a growing population while integrating 
sustainable landscape principles and goals

Parks

The goal of the park landscape in the FTSSP is to produce landscapes 
that provide a range of recreational opportunities of a scale 
complementary to the land use areas surrounding various types of 
parks.  To achieve this goal, the landscape design should:

• Draw design inspiration from Northern California town park-making 
and the adjacent environment

• Create social and recreation spaces that best fit the land uses

• Integrate a primarily native and drought-tolerant plant palette

• Encourage innovative techniques to reduce water demand

• Meet contemporary needs for open space

• Integrate agrarian elements such as orchards, wind rows, furrows, 
and a simple groundplane treatment
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Edge 

The edge neighborhood is defined by its locations near and adjacent to 
the significant open space surrounding the project.  The goal of the 
edge neighborhood landscape area is to provide a visual and 
functional transition between the densely populated areas of the 
FTSSP and the surrounding open space buffer zones. To achieve this 
goal, the edge landscape design should:

• Be more rural in design and encompass edge neighborhoods and 
lower density neighborhoods near the perimeter of the FTSSP.

• Incorporate traditional agricultural patterns with the intention of 
creating social spaces for neighborhood residents

• Use innovative techniques in order to reduce water demand 

• Meet contemporary needs for open space while integrating 
sustainable landscape principles and goals  

12.4 Edge Conditions
Traditionally, the edges of towns are diverse landscapes reflective of 
rural land uses and the urban areas that abut them.  The FTSSP will 
have several edge conditions and each should be designed to provide 
an integrated landscape that is diverse yet consistent with the overall 
scale and land use patterns of the adjacent grasslands and agriculture 
land that surround the development. The Fairfield community includes 
six major edge conditions as described below.  The landscapes of 
these edge conditions should be consistent with the landscape themes 
described in the Specific Plan and be of a scale that reflects adjacent 
land uses.  See Figure 12-1 for location of edge conditions.

12.4.1 Greenbelt Recreation/Open Space Edge
The Greenbelt/Open Space Edge represents the northern boundary of 
the Specific Plan area and will form a valuable backdrop to large 
portions of the project.  The Greenbelt/Open Space Edge offers a 
significant opportunity to integrate an open space recreation amenity in 
the community while providing a buffer for development.  The design 
should be minimal, including a potential restoration of Union Creek and 
a pedestrian trail that will connect to the Great Park, and focus on 
preserving natural elements of the open space area.

12.4.2 Habitat Conservation Edge
The Habitat Conservation Edge, representing the northeastern 
boundary of the FTSSP, will provide visual relief within the project and 
will function as a gateway to the community. 
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Figure 12-1: Edge Condition Diagram

NORTH
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Policy 12-1

Landscapes adjacent to the Habitat Conservation Edge shall be 
designed to protect and complement the area as follows:

• Install appropriate fences and walls to control access into the   
 sensitive area along the railroad tracks, roads and industrial edge

• Incorporate interpretive signage to acknowledge the importance of  
 the sensitive areas to the community along New Canon Road, Old  
 North Gate Road and the Industrial Collector

12.4.3 Mitigation Area Edge
The Mitigation Area Edge represents a significant portion of the 
eastern boundary of the Specific Plan area and will provide vital habitat 
for the region’s flora and fauna.  This area will also provide a visual 
relief and a physical buffer between the new residential development 
and Travis AFB.  Interpretive signs along the Linear Park Trail will 
provide information on the significance of this undeveloped area. 

12.4.4 Vernal Pool Conservation Edge
The Vernal Pool Conservation Edge represents a significant portion of 
the southeastern boundary of the FTSSP and will conserve vital habitat 
for the region’s flora and fauna.  There will be no improvements in this 
area.

12.4.5 Railroad Edge
The Railroad Edge running roughly north to south forms a divide 
between a majority of the project’s development and its greenbelt open 
space buffer.  The Railroad Edge should integrate the project by linking 
landscapes from the town center to residential neighborhoods and to 
the Great Park along Vanden Road.

12.4.6 Industrial Edge
The FTSSP Industrial (Employment) Areas are located on the east side 
of Vanden Road and the Union Pacific Railroad and surrounded by the 
Habitat Conservation Area and North Gate Road.  Landscape design 
along this edge condition should draw inspiration from the adjacent 
Habitat Conservation Area and the open farmland to the east.  

Policy 12-2

The industrial edge landscape design shall:

• Incorporate agricultural patterns such as furrows, formal lines of 
trees, and a simple plant palette

• Promote tree planting to reflect the surrounding agrarian environment

• Protect surrounding land uses by storm water detention

• Screen unsightly areas and discourage trespassing with appropriate 
fencing
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Figure 12-2: Wall Industrial Edge Condition

Figure 12-3: Bermed Industrial Edge Condition
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Figure 12-4: Single Loaded Street Industrial Edge Condition
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• Install appropriate fences and walls to control access into the 
sensitive area along New Canon Road, North Gate Road and the 
Mitigation Area Edge

• Install earth berms adjacent to any solid walls to lessen the public 
visual impact of the walls along the Industrial Edge

• Integrate native/adaptive planting to enhance the development area 
and provide a seamless edge condition transition along the Habitat 
Conservation and Railroad Edges, New Canon Road and Old North 
Gate Road

• Incorporate interpretive signage on site to acknowledge the 
importance of the sensitive areas to the community 

See Figures 12-2 through 12-4 for specific condition requirements.

12.5 Streetscapes
Streets provide a valuable resource for the Specific Plan community. 
They provide circulation and a venue for people to meet and interact 
with each other.  Streets should be regarded as valuable open spaces 
with emphasis placed on provision of appropriate landscapes to 
promote social interaction, encourage activity, and reduce heat island 
impacts caused by large amounts of unshaded paved surfaces.

Street and road plantings will include a mixture of formal and informal 
plantings dependent upon their function, intensity of use, and scale 
within the Project.  Larger and busier streets should be more formal in 
their design to reflect the denser community fabric anticipated adjacent 
to these streets.  

Adjacent land uses will also impact street design, especially in areas 
like the Town Center and commercial areas, where careful placement 
of trees with open branching will provide valuable environmental 
amelioration and maintain views to shop windows and entrances.  
Similarly, residential areas may have more informal groupings of trees 
dependent upon driveway locations, park locations, and access to bike 
pathways.

The following policies have been established for the streetscape 
design of the FTSSP:

Policy 12-3

Street trees shall be selected from the planting matrices included in the 
Specific Plan (see Plant Palette in Section 12-17) and shall be chosen 
for their form, canopy, and ability to prosper in the locations proposed.  
Intersections and entries to individual development parcels may be 
planted with unique species, if desired, but shall be consistent with the 
design and context of the particular neighborhood within the FTSSP.

Policy 12-4

Street trees shall be planted on both sides of each street where 
possible at a spacing of 30 feet for commercial, 25 feet for residential 
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and 20 feet for industrial, unless an informal planting plan is approved 
by City.  Unless required by the growth characteristics of selected 
species, all street tree planting shall typically be a minimum 3-inch 
caliper and 15-feet tall and shall be irrigated by low emission bubblers.    

Policy 12-5 

Both formal and informal planting patterns shall be used to promote a 
diverse streetscape with greater formality preferred in the Town Center.  
The mature scale and growth habits of street trees shall be considered 
in determining their placement in order to maximize their value to the 
Project and provide scale and articulation of building entries.

Policy 12-6 

Landscape parkways and medians within the right-of-way for each 
street may be designed to incorporate passive storm water 
management, including low-flow storm water drainage channels, 
bioswales, bioremediation trenches, and other forms of sustainable 
storm water management, where such drainage will not undermine the 
structural integrity of the abutting street.  

Policy 12-7 

The establishment of high water-use landscapes within public rights-of-
way, such as irrigated turf, shall be limited. Turf areas shall be located 
to enhance the overall town building principles of the Specific Plan.  

Policy 12-8

Surfaces shall meet Americans with Disabilities Act (ADA) 
requirements for universal access and be designed according to the 
City’s Standard Specifications for sidewalks and recreation pathways.   

Policy 12-9

Parking lots are serviced by the street network and provide a nucleus 
of activity for commercial- and community-serving endeavors.  Parking 
lots shall be designed to promote clear access from individual parking 
stalls to the adjacent uses.  They shall be planted with a minimum of 1 
tree per 8 stalls in order to reduce reflective heat and promote a clear 
path from the vehicle to the appropriate land use.  Where possible, 
parking lots shall also include bioswales and other forms of storm water 
management and treatment consistent with the sustainability goals 
described in the Specific Plan.  

12.5.1 Vanden Road
Vanden Road is proposed as a four-lane road with a median and is one 
of two roadways connecting the city of Vacaville to the city of Fairfield, 
through the Specific Plan area. The tree planting scheme reflects the 
region’s orchards while the understory should consist of tall grassland 
communities to achieve the “rural look” and honor the grasslands that 
surround this project.  Refer to Section 10.2.1 for street section.
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12.5.2 Cement Hill Road
Cement Hill is the easterly continuation of the partially improved 
Manuel Campos Pkwy which will connect to Vanden Road at Peabody 
Road within the FTSSP Area.  Cement Hill Road should include a 
double row of formal canopy street trees on both sides of the road 
coupled with a double row of formal canopy trees in the median.  To 
complement the rural look of the surrounding grassland community, a 
simple understory treatment of the tall grasses shall be installed in the 
wide parkways, landscape setbacks and medians.  Refer to Section 
10.2.1 for street section.       

12.5.3 Peabody Road                                                                  
The landscape treatment on Peabody Road through PA1, PA2 and 
PA3 shall have a more formal planting pattern given the proposed 
urban nature of the abutting development.  A double row of street 
trees shall be planted on either side of the road to provide shade 
for pedestrians. The portion of Peabody Road from the northern 
end of PA9 to the intersection of the New Canon Road will have 
an asymmetrical street section with a 10-foot sidewalk on the east/
development side of the road.  The streetscape for this portion should 
reinforce a rural setting, with drifts of primary street trees carefully 
integrated into the parkway, sidewalks and landscape setbacks 
to provide shade and encourage pedestrian circulation.  A simple 
understory treatment of tall grassland communities in the parkways 
and landscape setback should provide a seamless transition to the 
adjacent open space.  The portion of Peabody Road north of New 
Canon Road should also reflect this rural look; however, there will be a 
10-foot wide multi-use trail in this segment to the Vacaville city limits.     

12.5.4 New Canon Road
With its new alignment, New Canon Road connects the Travis AFB 
north gate with the FTSSP and the City of Vacaville. The streetscape 
should include drifts of primary street trees carefully integrated into the 
street design with an understory of native and low water vegetation.  
The trees should be selected and placed to reduce the scale of large 
structures, provide shade, and promote pedestrian circulation.  Refer to 
Section 10.2.1 for street section.

12.5.5 Industrial Collector
The Industrial Collector is the primary circulation route through an 
industrial portion of the project.  The landscape should reflect a “rural” 
design concept utilizing a native plant palette.  Refer to Section 10.2.2 
for street section.  

12.5.6 Connector Streets
Neighborhood connector streets are the backbone of the Specific Plan 
area.  The landscape design for connector streets should include 
formal street trees planted in equal on-center spacing to provide a 
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sense of order to the streetscape.  This formal spacing should be 
interrupted when the street touches any open space of a park.  The 
park landscape design takes precedence over the streetscape to 
reinforce the importance of park and open space to the community.  
Refer to Section 10.2.3 for street section.  

12.5.7 Boulevard
The Boulevard that links the Town Center and the Village Center within 
the FTSSP will create iconic roadways through the Project that will 
include central landscape medians and potentially include 
neighborhood park amenities.  The boulevard should be designed to 
embrace the landscape themes described in the Specific Plan.  
Placement of larger trees in the landscape median and parkways 
should be carefully integrated into the Boulevard design to reduce the 
scale of large structures, provide shade, and promote pedestrian 
circulation.  Refer to Section 10.2.4 for street section.  

12.5.8 Main Street
The Main Street will be primarily a commercial street within the FTSSP 
and should be designed to reflect its role as the major civic, retail, and 
entertainment corridor of the project.  Placement of larger trees in the 
tree wells should be carefully integrated into the Main Street design to 
reduce the scale of large structures, provide shade, promote 
pedestrian circulation, and maintain views to shop windows and 
entrances.  Refer to Section 10.2.5 for street section.  

12.5.9 Icon Streets
The Icon Streets represent a network of residential scale streets that 
link parks, open spaces, schools, and other community elements.  
Double rows of street trees in the parkways and in the landscape 
corridor provide a strong sense of order, provide shade, and bring 
scale to the streetscape.  Street parking can occur on both sides of the 
street.  Refer to Section 10.2.6 for street section.    

12.5.10 Residential Streets
The Residential Streets within the FTSSP provide the day-to-day 
access to homes within the Project.  Street trees in the landscape 
parkways will be integrated into the street design to reduce the scale of 
the homes and to promote easy pedestrian circulation along sidewalks.  
Refer to Section 10.2.7 for street section.    

12.5.11 One-Way Street
The One-Way Streets may be allowed in unique locations, primarily in 
the low traffic volume, residential areas.  They have the narrowest 
right-of way but still allow for street parking on the residential side of 
the street.  Street trees should be selected to provide shade, provide a 
sense of scale, and add order to the streetscape.  Refer to Section 
10.2.8 for street section.   
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12.5.12 Alleys
The Alleys within the FTSSP provide the day-to-day vehicular access 
to homes within portions of the residential neighborhoods.  Alleys 
should be designed to minimize nonpermeable pavement and screen 
appurtenances and refuse container storage.  Smaller species of trees 
should be planted in the Alleys when possible. Refer to Section 10.2.9 
for street section.   

12.6 Community Elements
This section describes common elements that contribute to the overall 
town building principles for the FTSSP.  

12.6.1 Parks and Open Space 
The FTSSP park system is intended to provide residents and visitors a 
meaningful public space experience, be educational, and promote 
active participation and healthy lifestyles.

The FTSSP will provide a connected system of public landscapes, 
including parks and open spaces that emphasize the landscape setting 
and history of the Specific Plan area.   By providing a comprehensive 
framework and consistent design, the parks, open spaces, and 
streetscapes should link the land use components of the Project, 
creating strong visual, functional, and circulatory connections.

The parks and open spaces of FTSSP are intended to:

• Meet or exceed the general plan standards of 3.5 acres per 1,000 
people 

• Function as focal points within the Project for residents and visitors 
by offering safe opportunities for people to gather, recreate, exercise, 
rest, and play

• Create linkages between various neighborhoods and land uses 
within the FTSSP through an integrated system of convenient and 
safe pedestrian and bicycle pathways

• Create landscaped gateways and buffers at the Project’s perimeter 
that enhance the site and ensure compatibility with surrounding land 
uses and development

Additionally, the open spaces and parks of the FTSSP should be 
further enhanced through the careful articulation of the following 
elements:

• A hierarchy of interconnected streets

• An integrated system of sidewalks, and bicycle and pedestrian 
pathways

• A clear and easily navigable program of directional, safety, and 
informational signage

• Landscape buffers and screening at the Project perimeter
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Figure 12-5: Open Space Diagram

 Pocket Parks 

Neighborhood Parks

Lake Park

Great Park

Open Space Park (Linear Park)

Greenbelt Recreation/Open Space 

Habitat Conservation

Mitigation Area

Vernal Pool Conservation Area

Legend

Note:
*Park program elements are suggestions only. 
Final program elements will be determined by the City of Fair  eld.

Wetlands

Detention Basin

Cement Hill Road (Manual Campos Parkway)

NORTH

• Park and street furnishings

The Fairfield Parks and Open Space Framework may include,but is not 
limited to the following elements:

• Pocket Parks

• Neighborhood Park

• Lake Park

• Great Park (Community Park)

• Linear Park Trail

See Table 12-1 and Figure 12-5 for the Open Space elements within 
the Specific Plan area. For a detailed description of public and private 
park/open space and recreation refer to Chapter 9.0, Public Services.
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Figure 12-1 Open Space Program Elements 
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12.7 Gateways
This section describes community gateways and neighborhood entry 
hierarchy principles for the FTSSP.  

12.7.1 Peabody Road and Vanden Road
The Train Station Community Gateway at the cross streets of Peabody 
Road and Vanden Road is intended to be a hub of North East Fairfield 
activity due to its proximity to the Union Pacific railroad station.  The 
plaza at this location should provide a distinct sense of arrival and 
serve as a gateway to the new development.  The plaza should also 
provide an ease of pedestrian circulation and iconic architecture at the 
corners while maintaining the small town/village character.

Figure 12-6: Gateway at Peabody Rd. and Vanden Road 
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12.7.2 Peabody Road and New Canon Road
The Hillside Community Gateway at the cross streets of Peabody Road 
and New Canon Road is intended to mark the significant intersection to 
welcome people into the city of Fairfield.  The gateway should integrate 
local historical materials and structures to announce arrival.  Plant 
material shall be indigenous trees, shrubs, and grasses to blend into 
the rolling grasslands.

12.7.3 Vanden Road at the Great Park

The Vanden Road Community Gateway at the Great Park is intended 
to be a welcome sign into the city of Fairfield. The design of this 
Gateway shall be determined through the approval of the Great Park 
design. The landscape should be integrated into the Great Park theme 
and may include local wall materials, fences, accent lighting, signage, 
appropriate paving material, and indigenous landscape planting.

Figure 12-7: Gateway at Peabody Rd. and New Canon Rd. 
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12.7.4 Major Neighborhood Entry
Major Neighborhood Entries in Specific Plan area will serve as corner 
markers that provide a sense of arrival and provide a signature element 
within each neighborhood, and set the landscape theme for each 
neighborhood (see Figure 12-8).

12.7.5 Minor Neighborhood Entry
Minor Neighborhood Entries in the Specific Plan area are tertiary 
markers that further reinforce the respective neighborhood theme.  
These entry markers are smaller in scale than the major entry 
elements but they integrate the same construction material vocabulary 
(see Figure 12-9).

Figure 12-10 depicts the locations of community gateways, major 
neighborhood entries, and minor neighborhood entries with the 
Specific Plan area.

12.7.6 Vehicular Bridge
Vehicular bridges can be iconic elements in the community.  Their 
function is to separate and provide smooth flow without interruption.  
All bridges built into this community should adopt a consistent theme to 
complement the community gateway markers and reinforce the rural 
character surrounding the City of Fairfield. Walls, pilasters, railings, 
paving, and graphic finishes should have a similar treatment to achieve 
a consistent theme.  Not only should the bridges aesthetically relate to 
one another, but they should also visually tie into the greater 
community element design.  

12.7.7 Pedestrian/Bicycle Trail Overcrossing
 and Undercrossing
Pedestrian/bicycle trail overcrossings and undercrossings are 
proposed at select locations. Their functions are to separate the 
pedestrian and vehicular circulation systems for safety and ease of 
movement throughout the community.

Figure 12-11 depicts the locations of vehicular bridges, pedestrian 
overcrossings and undercrossings.
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Figure 12-8: Major Neighborhood Entry

Figure 12-9: Minor Neighborhood Entry
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Figure 12-10: Community Gateway and Neighborhood Entry Plan

NORTH



Figure 12-11: Vehicular Bridge, Pedestrian Overcrossing and Undercrossing Location Plan
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NORTH
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12.8 Site Furnishings   
Site furniture should be provided throughout the public realm of the 
FTSSP to provide opportunities for the residents and visitors to come 
together or take a rest. Opportunistic seating should be promoted, 
through the location of appropriately sized landscape elements such as 
rocks, play structures, walls, and other landscape elements if more 
formal seating is not readily available. 

Other site furniture should include signage, bicycle parking, litter bins, 
recycling bins, bollards, and other traffic control devices.  These should 
be selected, where necessary and desirable, to complement the 
adjacent development and the community building principles described 
in this plan.

All street furniture should be placed in safe, well-lit locations, 
minimizing risks to personal safety and vandalism of furniture.

Seating is provided in two forms: freestanding furnishing such as 
benches and chairs at high activity areas and view nodes; and informal 
seating provided by low walls and landscape features created to define 
use areas, emphasize vistas, and shape the pedestrian environment.

Other potential street furnishings include:

• Decorative, oversized planters

• Flag poles

• Trash receptacles and ash urns

• Bicycle racks

• Drinking fountains

Bicycle racks are located at easily accessible, well-lit areas of a transit 
center, as a way to promote alternative transportation. 

Policy 12-10

Seating should be:

• Skate resistant and not allow sleeping.

• Shaded by tree canopy, shade structures, or extensions of adjacent 
architecture if possible.

• Provided in high activity areas, placing seating in areas easily 
accessible to pedestrians.

• Incorporate picnic benches, game tables, or other forms of 
interactive seating in designated areas along the Lake Park.

• Safe distance from vehicular traffic.
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12.9 Bus and Transit Shelters  
Bus and transit shelters will not only provide shelter while waiting for 
transport but will also provide a valuable community building resource.  
Generally, bus and transit shelters provide opportunities for community 
notice boards and modest advertising opportunities for local 
businesses along with a valuable tool in defining the look and feel of 
the Project as a whole.

Detailed design of bus and transit shelters should be architecturally 
unique to FTSSP as a whole, yet may be modified to reflect the 
adjoining land uses and neighborhoods.

Policy 12-11

Bus and transit shelters may be provided at transit stops and 
designated intersections along planned transit routes.  When provided, 
these shelters will generally be located adjacent to major neighborhood 
gathering places such as neighborhood commercial areas, parks, 
schools, and major activity-generating land uses.

Policy 12-12

The design of the bus and transit shelters shall embrace sustainable 
principles through potential use of solar energy to provide lighting in 
evening hours as well as provide efficient shading and shielding of 
passengers from inclement weather.  

Policy 12-13

Bus and transit shelters shall be located to give clear lines of sight for 
passengers waiting for transport from both standing and seated 
positions within the shelter.  ADA principles shall be used to promote 
easy access to and from buses and to promote universal access to this 
valuable resource.

12.10  Residential Landscape Design Guidelines
The landscape within the residential neighborhoods of the FTSSP 
provides a valuable resource for the Project as a whole due to the 
City’s requirement for homebuilders to provide front yard landscaping 
and irrigation.  This creates an opportunity to incorporate an aesthetic 
theme that complements the overall agrarian and cultural landscape 
themes.   

Landscape themes for residential landscapes at the FTSSP should be 
based on examples prevalent in the region, complementing the 
architectural style of each type of residential development.  These 
residential landscapes should also provide a contemporary and more 
water-sensitive interpretation of typical domestic landscapes.

Regardless of landscape theme, plantings should be designed and 
selected to minimize the use of irrigation beyond an initial plant 
establishment period of two years.  Plant materials tolerant of growing 
conditions in the region and those that typically require less irrigation 
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than traditional ornamental landscape species should be used.  Typical 
water use budgets should be required for each lot, home style, and 
multi-family development.  

Hedges, fences, and walls often mark the development perimeters and 
assist in defining the public street edge. Behind this edge is typically a 
mix of perennials, succulents, native shrubs, and ornamental trees. 
Within the Specific Plan area, residential landscapes should seek to 
reflect this tradition yet seek to be more contemporary in their 
installation in an attempt to further implement water conservation 
measures in the landscape. 

Street Side Landscapes

The street side landscape area includes the area from the front of the 
dwelling unit, side yard, and walls to the street. The design for the 
street side landscape should relate to the landscape theme and 
architectural style of the residential development.   The street side 
landscape for each residence should be specifically designed for the 
actual configuration of the lot and should consider housing type, 
adjacent housing and other land uses, solar orientation, views, access, 
and visibility in defining plant and tree locations. 

Policy 12-14

Planting in the residential neighborhoods of the FTSSP shall utilize a 
combination of the following plantings depending on housing type and 
development:

• Screen planting

• Formal hedge planting

• Informal hedge planting

• Enhanced planting 

• Foundation planting

• Turf 

• Street tree 

Screen Planting

Screen planting shall consist of a diverse combination of large and 
medium shrubs and vines. The goal of screen planting should be to 
reduce the scale of large blank walls and façades, and to provide 
separation between adjacent land uses.

Formal Hedge Planting

Formal hedge planting should consist of a limited combination of 
medium or small shrubs capable of being trimmed to shape.  The goal 
of formal hedge planting should be to take the place of fences in 
defining boundaries or for screening of adjacent uses where lateral 
conditions are restricted.
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Informal Hedge Planting

Informal hedge planting should consist of a diverse combination of 
medium and small shrubs and may potentially be trimmed to shape. 
The goal of informal hedge planting should be to provide boundary 
definition and low-scale screening that is integrated into field planting.

Enhanced Planting

Enhanced planting should consist of a wide array of species including 
small trees, large, medium, and small shrubs and ground covers to 
provide visual and functional interest for the outdoor space.  The goal 
of enhanced planting is to provide a diverse planted landscape that 
covers large areas, reduces water demand, and provides an attractive 
and patterned landscape to the yard.  

Foundation Planting

Foundation planting shall consist of small and medium shrubs and 
ground covers.  The goal of foundation planting is to provide low-level 
screening of the foundation and ground plane of each housing type 
and provide screening of unsightly elements such as air conditioning 
units.

Turf

Turf shall consist of natural turf plantings or artificial turf, which meets 
the landscape sustainability goals.  Natural turf species should be 
drought-tolerant, low-water demand species wherever possible and 
consistent with the intended role of the turf area.

Enhanced Planting

Enhanced planting should consist of a wide variety of plant species 
planted in patterns to provide visual and functional interest to the front 
yard and to enhance the entry experience and views from the home.  
Enhanced planting follows the city-required front yard landscaping and 
irrigation code and allows homeowners to customize their landscape, 
including adding elements such as pots, small water-conserving 
features, arbors, trellises, and the like.

The juxtaposition of the above planting types should be laid out for 
each lot in a manner that reduces water demand, as described in the 
Specific Plan, and meets the functional needs of each lot.

The following policies apply to all types of residential development:

Policy 12-15

Provide street side landscaping with the combination of screen 
planting, hedges, foundation planting, enhanced planting, turf and 
street trees. 
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Policy 12-16

All landscaping shall be designed and installed in accordance with the 
City’s water efficient landscape ordinance in effect at the time of 
landscape plan approval.

Policy 12-17

At least 50 percent of the front yard landscape shall be enhanced 
planting.

The following policies apply to Single Family Detached only:

Policy 12-18

Front and street side yard landscaping shall be installed by 
homebuilders prior to occupancy of any residential housing unit for 
residential lots less than 6,000 square feet.

Policy 12-19

Residential development entries shall be emphasized through the use 
of enhanced planting, including a mix of native/adaptive planting.

The following policies apply to Townhomes/Condominiums, 
Apartments, Green Courts and Auto Courts:

Policy 12-20

Soften large vertical walls with screen planting. 

Policy 12-21

Refer to the Fairfield Municipal code regarding minimum tree density 
per square foot of the landscape area. 

Policy 12-22

In either natural turf plantings or artificial turf, soil permeability and 
storm water management concerns shall be addressed.

The following policies apply to Townhomes/Condominiums, 
Apartments, and Green Courts:

Policy 12-23

Link common areas and open spaces with clearly defined pedestrian 
circulation and reinforce with a themed landscape treatment.

Policy 12-24

Screen any utility structures, trash enclosures and/or parking lots. 

The following policies apply to Townhomes/Condominiums, 
Apartments and Auto Courts

Policy 12-25 

Use the landscape to clearly define and reinforce vehicular and 
pedestrian circulation and to avoid conflict with one another. 
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Policy 12-26

Reinforce project monumentation with hedges and enhanced planting.

The following policy applies to Single Family Detached, Townhomes/
Condominiums and Auto Courts:

Policy 12-27 

Refer to Fairfield Municipal code regarding quantity of street trees per 
street frontage.

The following policy applies to Townhomes/Condominiums and 
Apartments:

Policy 12-28 

Clearly define the main entrance experience with a themed landscape 
treatment.

The following policy applies to Townhomes/Condominiums and Green 
Courts:

Policy 12-29 

Integrate canopy trees along pedestrian circulation to provide shade 
and promote the walking experience.

The following policy applies to Townhomes/Condominiums and Auto 
Courts:

Policy 12-30

Canopy trees shall be planted along the vehicular circulation to provide 
shade and mitigate the potential of “heat island effect” from any large 
expanses of paving

12.11   Non-Residential Landscape 
Design Guidelines

The landscapes within nonresidential use areas of the FTSSP should 
provide a valuable resource for the Project as a whole and should offer 
the ability for each owner/occupant to customize their landscape area 
to maximize use, provide locations for employee and public gathering, 
and be a significant visual amenity.

Landscape themes for nonresidential landscapes at the FTSSP should 
be based on examples prevalent in the region, and should complement 
the adjoining architectural style.  These landscapes should also 
provide a more water-sensitive interpretation than typical nonresidential 
landscapes of the area. 

Regardless of the landscape theme, plantings should be designed and 
selected to minimize the use of irrigation beyond a plant establishment 
period of 2 years and should focus on the use of plant materials 
tolerant of growing conditions in the region and that typically require 
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less irrigation than traditional ornamental landscape species.  Typical 
water use budgets should be required. 

Regionally, the landscapes associated with nonresidential uses should 
be eclectic with a mix of mature landscapes incorporating perennials, 
succulents, shrubs, shade, and ornamental trees.  Periodically, 
hedges, fences, and walls should be used to define perimeters.  At the 
FTSSP, the nonresidential landscapes should seek to improve upon 
this tradition, be more contemporary in their installation, and provide a 
more Project-oriented landscape that promotes a sense of gathering 
and comfort in both public and private landscape spaces.  Wherever 
possible, water conservation techniques should be integrated into the 
landscape design, including rain gardens, storm water management 
features, and low water demand landscapes.

This section illustrates key elements and design strategies for 
nonresidential uses in the FTSSP.  The guidelines recognize that each 
owner or tenant may desire to customize their landscape surroundings 
and, as such, describe a minimum level of landscape.  

12.11.1  Town Center
Landscapes in the Town Center should be designed to accommodate a 
diverse range of activities and events from strolling and sunbathing to 
parades, community festivals, farmers markets, and other special 
events that help build a sense of community.  Consequently, the Town 
Center should include a range of landscape spaces that offer both 
formal and informal gathering locations in both hard and soft form.  
Wherever possible, sidewalks should offer a clear line of sight to 
commercial premises, be protected from the elements by either shade 
trees or awnings, and incorporate a consistent design for street 
furniture, signage, and landscape elements.  Gathering spaces and 
communal areas should include seating opportunities, both formal and 
opportunistic, such as low walls and landscape berms.  Consideration 
of special event signage should be included in the form of changeable 
event signs on lamp posts and other vertical elements in the 
landscape.

Landscapes within the Town Center should seek to maximize display 
windows for retail establishments wherever possible.  Formal dining 
and seating opportunities should be encouraged adjacent to dining 
establishments and these areas should be landscaped with shade 
structures and separators such as modest walls, fences, and changes 
in grade.

12.11.2  Lake District
Landscapes in the Lake District should be designed to accommodate a 
diverse range of activities and events from jogging and sunbathing to 
concerts, holiday picnics, community festivals, and other special 
events that help build a sense of community.  Therefore, the Lake 
District should be designed to include a variety of landscape spaces 
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that encourage formal and informal gatherings in both soft and 
hardscape.  Wherever possible, trails should offer clear lines of sight to 
the lake, include tree shaded sections, and incorporate a consistent 
design for site furniture, signage, and landscape elements.  Gathering 
spaces and communal areas should include seating opportunities, both 
formal and opportunistic, such as low walls, boulders, and landscape 
berms.  Consideration of special event signage should be included in 
the form of changeable event signs on lamp posts and other vertical 
elements in the landscape.

Landscape shall be used to separate the Lake Park from the rear yards 
and patios of the directly adjacent homes.  A landscape transition zone 
shall be created that inhibits the public from crossing out of the park 
onto private land through intense groundcover and shrub landscape.  
Development pads shall be elevated at least three feet above the park 
land to further insure privacy.

12.11.3  Commercial
Landscapes in the commercial areas within the FTSSP should be 
designed to accommodate a range of activities and events that support 
the adjacent enterprise and develop a design that is consistent with the 
adjoining architectural style.  The commercial areas should include a 
range of spaces that offer both formal and informal gathering locations 
including formal and opportunistic seating opportunities.

12.11.4  Institutional
Landscapes in the institutional areas within the FTSSP, which include 
schools, community centers, and other public facilities, should be 
designed to accommodate the anticipated users of each facility.  They 
should be scaled and organized in a clear plan reinforced by plant 
materials with the goal of articulating clear access and connections to 
the greater Fairfield community.

12.11.5  Industrial
Landscape in an industrial parcel is of extreme importance to promote 
the establishment of compatible land uses; lessen the visual bulk from 
a public vantage point of large manufacturing/distribution structures; 
maintain a consistent streetscape; screen items such as off-street 
parking, outdoor storage and large expanses of undifferentiated wall 
surfaces, and reuse/utility facilities; provide shade; and increase the 
overall aesthetic appeal of the area.  Landscape should enhance the 
appearance of desirable visual elements as well as screen undesirable 
views and enhance the outdoor environments for users of new 
development as it occurs in the Specific Plan area.  
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12.11.6  Landscape Criteria (Nonresidential)
This section describes minimum standard landscape requirements for 
building setbacks in non-residential areas of the FTSSP.

Policy 12-31

Planting shall be used to direct and protect pedestrians walking 
through large parking areas. 

Policy 12-32

Native and adaptive (low water demand) shrubs and groundcovers 
shall be installed in the common and street side landscape areas.

Policy 12-33

A simple and bold landscape treatment shall be implemented to 
minimize maintenance costs. 

Policy 12-34

A mixed palette of succulents and perennials shall be introduced in the 
common areas, entry courts, plazas and project signage for an accent 
treatment.

Policy 12-35

Provide screen planting and/or opaque walls and fences in industrial 
parcels to screen exterior storage, machinery and equipment.  

Policy 12-36

Turf in the uncovered landscape area shall be minimized, including 
areas from the planting beds to the edge of the public sidewalk and 
common walkways/building access.

Policy 12-37

Small gathering spaces shall be integrated in the appropriate common 
areas by providing a diverse range of landscape features including 
courtyards and play/seating areas consistent with the intended 
population of the facility.

Policy 12-38

Adequate lighting and signage shall be incorporated to enhance the 
facility’s ability to function and manage to reduce energy demand.

Policy 12-39

Trees shall be planted to provide shade and mitigate the potential of 
“heat island effect” from any large expanses of paving.   

12.12   Parking
This section describes minimum standard landscaping requirements 
for parking lots in non-residential areas of the FTSSP.
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Policy 12-40

Circulation paths for both pedestrians and vehicles shall be clearly 
defined.  Curb cuts and entry drives shall be reduced to the minimum 
number required to provide a functional parking lot.  City may require 
reciprocal parking and access easements for parking lots on adjoining 
commercial and retail properties.  These internal connections avoid 
traffic circulation onto public streets and improve utilization of parking 
lots.

Policy 12-41

Parking lots shall be screened from public streets with hedges and 
ornamental trees.  Where landscape screening is limited, consideration 
of structured screens such as walls, fences, and planted structures 
should be considered subject to design review.

12.13   Plazas/Courtyards/Outdoor Spaces
This section describes minimum standard landscaping requirements 
for outdoor spaces in non-residential areas of the FTSSP

Policy 12-42

Plazas, courtyards, and other open, outdoor gathering spaces shall be 
provided adjacent to buildings, wherever possible, to enhance the 
quality of environment and the design of each building.

Policy 12-43

Plazas, courtyards, and other open spaces shall be located along 
south-facing walls where possible to maximize solar gain.

Policy 12-44

Seating opportunities shall be integrated in the plazas, courtyards, and 
other open spaces.

Policy 12-45

Ornamental and perennial planting shall be integrated at entries to 
each space to enhance the sense of community

12.14   Service Docks/Loading Bays 

This section describes minimum standard landscaping requirements 
for service and loading bays in non-residential areas of the FTSSP.

Policy 12-46

All service docks and loading bays shall be screened from adjacent 
streets, open spaces, and public pathways by walls designed as part of 
the architectural expression of each facility.  Additional screening 
should be provided by shade trees and tall shrub and ornamental tree 
planting.
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12.15  Utility Screening 

This section describes minimum standard landscape 
requirements for screening of utilities in the FTSSP. Utilities 
should be incorporated into building design and landscape 
areas to minimize the potential visual and noise impacts.

Policy 12-47

Utilities above ground such as transformers, backflow devices, 
switchboxes, related vaults or cabinets, and related facilities shall be 
designed and screened to minimize functional and visual impacts on 
the neighborhood and along pedestrian ways. While adequate room for 
servicing must be provided; these facilities shall not draw unnecessary 
attention or be visually noticeable or distracting.

Policy 12-48 

Air conditioning equipment/units, to the greatest extent possible, shall 
be located at the rear or side of buildings/units away from public views.  
HVAC units shall be screened by landscaping and/or enclosed with 
screening materials that are either consistent or compatible with 
materials used on the main building/unit.

12.16   Trash and Recycling
Trash and recycling facilities must be provided.  As a variety of building 
types are required for each neighborhood, several solutions for waste 
management are required, as discussed below. 

12.16.1  Curbside Cart
Policy 12-49 

Individual trash containers shall be used by small-lot detached homes 
and townhomes with individual garages. 

Policy 12-50

Appropriately sized concrete pads shall be placed adjacent to 
driveways along alleys in keeping with applicable waste management 
collection standards (see Figure 12-12).  Approximately 10 linear feet of 
space per dwelling unit shall be provided for this purpose. This allows 
for a 2-foot-wide trash, a 2-foot-wide recycling and a 2-foot-wide yard 
waste cart with 3 feet in between and space on either side (sizes 
approximate).  

12.16.2  Trash Enclosures
Policy 12-51

Buildings that do not include driveways for individual units or that have 
very closely spaced driveways, such as garden court attached 
buildings or tuck-under building types that have group parking areas, 
must provide common trash enclosures. Enclosures must be a 
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minimum of 250 feet from the nearest point of each unit and at least 15 
feet from front entrances.

Policy 12-52

Common trash enclosures must be screened from view and sited to 
minimize conflicts with open spaces or other highly visible locations. 
Common trash enclosure areas shall be constructed of durable 
materials such as concrete block and be designed to be in keeping with 
the character of nearby buildings.

12.17 Plant Palette
The following plant palette provides an initial list of appropriate plant 
species for use by the Project.  The palette is intended to serve as a 
guide for the selection of plant materials and may be expanded as new 
cultivars are developed by the nursery industry as additional species 
are found to be viable in the Fairfield area.  For additional plant species 
information, refer to the City of Fairfield Street Tree List and document 
entitled “Drought Tolerant Plants for Fairfield.”

TREES
SCIENTIFIC NAME COMMON NAME

Acer macrophyllum Big-leaf Maple
Acer negundo Box Elder
Acer palmatum Japanese Maple

Acer rubrum ‘Red Sunset’ Red Sunset Maple
Aesculus californica California Buckeye
Ailanthus altissima Tree of Heaven
Albizia julibrissin Silk Tree/Mimosa

Alnus cordata Italian Alder
Alnus rhombifolia White Alder
Arbutus menziesii Madrone

Betula pedula ‘Dalecaslica’ Cutleaf Weeping Birch
Broussonetia papyrifera Paper Mulberry

Callistemon citrinus Lemon Bottle Brush

Figure 12-12: Curbside Cart
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Calocedrus decurrens Incense Cedar
Carpinus betulus ‘Fastigiata’ Upright European Hornbeam

Carya illinoensis Pecan

Catalpa speciosa Western Catalpa

Cedrus deodara Deodar Cedar

Celtis australis European Hackberry

Celtis sinensis Chinese Hackberry

Cercis canadensis Eastern Rosebud

Cercis occidentalis Western Redbud

Chilopsis linearis Desert Willow

Cinnamomum camphor Camphor Tree
Cornus nuttallii Pacifi c Dogwood

Cupressus macrocarpa Monterey Cypress
Eucalyptus ssp. Eucalyptus

Fraxinus dipetala California Ash
Fraxinus h. ‘Moraine’ Moraine Ash

Fraxinus latifolia Oregon Ash
Fraxinus oxycarpa ‘Raywood’ Raywood Ash
Fraxinus velutina ‘Modesto’ Modesto Ash

Fraxinus uhdei Evergreen Ash
Fremontodendron californicum Flannel Bush
Gleditsia tricanthos ‘Rubylace’ Red Honey Locust

Juniperus californica California juniper
Koelreuteria panicaulata Golden Rain Tree

Lagerstroemia indica Crape Myrtle
Liquidambar stryacifl ua Sweet Gum
Lithocarpus densifl orus Tanoak

Lyonothamnus fl oribundus Catalina Ironwood
Magnolia grandifl ora Magnolia

Maytenus boaria Chile Mayten Tree
Melia azedarach Chinaberry

Morus alba Mulberry
Olea ssp. Olive

SCIENTIFIC NAME COMMON NAME

Pinus brutia Calabrian Pine
Pinus eldarica Mondell Pine

Pinus halepensis Aleppo Pine
Pinus ponderosa Western Yellow Pine
Pinus sabiniana Foothill Pine

Platanus racemosa Sycamore
Populus nigra ‘Italica’ Lombardi Cottonwood
Pistachia chinensis Chinese Pistache

Prosopis glandulosa var. torreyana Mesquite
Prunus blireiana Flowering Plum
Pyrus kawakamii Evergreen Pear

Quercus ilex Holly Oak
Quercus ssp. Oak
Rhus lancea African Sumac
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Robinia x ambigua Locust Tree
Salix brewerii Brewer’s Willow

Salix gooddingii Goodding’s Willow
Salix laevigata Red Willow
Salix lasiolepis Arroyo Willow

Sequoia sempervirens Redwood
Schinus molle California Pepper

Sophora japonica Chinese Scholar Tree
Torreya californica California Nutmeg
Tristania conferta Brisbane Box
Ulmus parvifolia Chinese Elm
Zelkova serrata Japanese Zelkova

SHRUBS, GRASSES AND GROUNDCOVER
SCIENTIFIC NAME COMMON NAME

Abelia grandifl ora sp. Sherwood Abelia
Abronia pogonantha Desert Sand Verbena

Achillia millifolium Yarrow
Agrotis pallens Diego Bent Grass

Allium campanulatum Dusky Onion
Aquilegia saximontana Rocky Mountain Columbine

Arctostaphylos glandulosa Eastwood Manzanita
Arctostaphylos spp. Manzanita

Artemesia douglasiana Sagebrush
Asclepias californica Milkweed

Aster chilensis California Aster
Atriplex lentiformis Brewer’s Salt Bush
Baccharis pilularis Dwarf Coyote Bush

Baccharis salicifolia Mulefat
Berberis aquifolium Oregon Grape

Berberis aquifolium var. dictyota Jepson’s Oregon Grape
Buxus microphylla Boxwood

Calochortus venustus Butterfl y Mariposa Lily
Carex glauca Blue Sedge
Carex ssp. Sedge

SCIENTIFIC NAME COMMON NAME

Carpenteria californica Bush Anemone

Ceanothus gloriosus Point Reyes Ceanothus
Ceanothus ssp. Ceanothus

Ceanothus thyrsifl orus Blue Blossom
Cercocarpus montanus Mountain Mahogany

Cistus ‘Sunset’ Magenta Rockrose
Clematis ligusticifolia Clematis

Cornus sericea Creek Dogwood
Cornus sericea ssp. Occidentails Western Dogwood

Dendromecon rigida Bush Poppy
Deschampsia cespitosa Tufted Hair Grass

Dudleya ssp. Dudleya
Elymus glaucus Blue Wildrye

Eriodictyon californicum Yerba Santa
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Erigonum fasciculatum California Buckwheat
Erigonum nudum Nude Buckwheat

Eschschozia caliornica California Poppy
Euonymus ssp. Euonymus

Festuca ssp. Fescue
Forsythia ssp. Forsythia
Fragaria ssp. Strawberry

Geranium incanum Carpet Geranium
Helianthemum scoparium Common Sun Rose

Hemerocallis sp. Daylily
Heteromeles arbutifolia Toyon

Hordeum brachyantherum Meadow Barley
Iris douglasiana Douglas’ Iris

Juncus ssp. Rush
Lavandula ssp. Lavender
Leymus glaucus Creeping Wildrye

Ligustrum japonicum Wax-leaf Privet
Lilium pardalinum Leopard Lily

Limnanthes douglasii Meadow Foam
Lonicera ssp. Honeysuckle

Lupinus bicolor Miniature Lupine
Malacothamnus fasciculatus Chaparral Mallow

Medicago sativa Alfalfa
Melica californica California Melic Grass

Mimulus ssp. Monkey Flower
Muhlenbergia ssp. Deer Grass
Myrica californica California Myrtle
Nasella pulchura Purple Needle Grass

Phormium sp. New Zealand Flax
Pittosporum sp. Pittosporum

Polystichum munitum Western Sword Fern
Rhamnus californica Coffeeberry

Rhamnus crocea Reberry Buckthorn
Rhamnus ilicifolia Evergreen Buckthorn

SCIENTIFIC NAME COMMON NAME

Rhus ovata Sugar Sumac
Ribes aureum Golden Currant

Ribes malvaceum Chaparral Currant
Ribes sanguineum Red Flowering Currant

Ribes ssp. Currant
Romneya coulteri Matajila Poppy
Rosa californica California Rose

Rosa californica ‘Elsie’ Califonia Rose
Rosmarinus offi cinalis Rosemary

Rubus spectabilis Salmonberry
Salicornia ssp. Pickleweed

Salvia spathacea Hummingbird Sage
Salvia ssp. Sage

Scirpus ssp. Tule
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Sisyrinchium ssp. Blue-eyed Grass
Sporobolus airoides Alkali Sacaton

Suaeda ssp. Suaeda
Thymus ssp. Thyme

Triphysaria versicolor Clover
Triphysaria ssp. Clover
Vitus californica California Grape

12.18 Lighting
The purpose of the Lighting Design Guidelines is to establish the 
design character for lighting within the Specific Plan area to ensure that 
lighting design is appropriate to the surrounding context, is visually 
attractive, and contributes to the Project’s image, character, and 
standards of excellence.  The overall Project Design Goals discussed 
in Section 12.1 create a broad framework for these Lighting Design 
Guidelines. 

The Lighting Design Guidelines are intended to create Project identity, 
provide for a safe and secure experience, improve access throughout 
the Project, and enhance the overall sense of community and place.  
Lighting will be integral to the establishment of an overall sense of well 
being and safety throughout the Project.

12.18.1 Lighting Design Principles
The following Lighting Design Principles are intended to provide 
guidance for the provision of lighting throughout the Specific Plan area.  
The lighting design principles recognize that regulations, materials, and 
manufacturing technologies will change and advance significantly 
throughout the life of the Project; therefore, they provide performance 
criteria and allow a degree of flexibility.  The lighting design should 
meet the following criteria: 

• Focus on “uniformity” and “visibility” rather than wattages, out-puts 
and foot candles;

• Provide a safe and secure experience for residents of and visitors to 
the Project;

• Create a strong sense of community identity for both residential and 
non-residential land uses and enhance the community principles 
outlined in this Specific Plan;

• Provide a cohesive hierarchy of lighting at a scale appropriate for the 
intended use including, but not limited to, arterial roads, collector 
roads, local streets, alleys, parking facilities, sports and recreation 
facilities and pedestrian areas as well as a range of decorative, 
accent and landscape illumination uses;

• Varying standards for light fixtures with prior City approval will be 
used throughout the Project to complement the sense of 
neighborhood identity described in this Specific Plan;
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• Select light fixtures that are consistent with and complement the 
architecture, hardscape and landscape of each use with particular 
emphasis placed on high-use areas and those bounded by greater 
building mass or density;

• Incorporate lighting fixture materials, color and design styles that 
reflect the cultural history of the region when appropriate;

• Encourage and promote safe night-time pedestrian, bicycle, and 
vehicular movement throughout the Project with appropriate lighting 
design;

• Seek to enhance the Project’s overall quality of life by providing 
appropriate lighting levels for recreational uses and natural spaces;

• Minimize light spillage onto adjacent properties and environmentally 
sensitive areas;

• Include appropriate shielding and/or diffusing to conceal the light 
source and minimize glare;

• Provide light sources that operate from dusk-to-dawn should be 
adequately shielded, and

• When necessary, photometric studies shall be completed by a 
certified lighting engineer to meet City standards.

12.18.2 Sustainable Lighting Design Policies 
The lighting design should seek consistency with the Sustainability 
Program regarding lighting and be adaptable to new technologies as 
they prove themselves reliable. The following policies have been 
established to support, where environmentally responsible and 
feasible, the provision of a sustainable lighting program for the Project: 

Policy 12-53

Sustainable materials shall be considered for use in the construction of 
lighting including, but not limited to, recycled materials and/or certified 
“green” products.

Policy 12-54 

Light fixtures shall be designed and constructed of solid, durable, long-
life materials.

Policy 12-55 

Light fixtures selected for use shall be energy efficient while meeting 
the minimum light output requirements.

Policy 12-56

Spacing of street lights shall minimize dark spots near access drives, 
mail-box collection, bus-stops, transit areas, alleyways and crosswalks.

Policy 12-57 
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Figure 12-13: Lighting Theme Diagram

NORTH

1.  Provide lighting along all internal
     streets wherever a pedestrian path
     sidewalk is present. Lighting design
     should refl ect one of the three 
     lighting themes depending on 
     surrounding context.
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Street lighting types shall be selected by City which provide the best 
balance between cost (including initial cost, maintenance cost and life-
cycle cost), efficiency in energy use, and effectiveness in lighting.

Policy 12-58

Outdoor security lighting in the industrial areas shall be fully designed 
to cut off visibility of light sources from surrounding open spaces, public 
streets and residential areas.   

12.18.3 Lighting Design Themes

In accordance with the design goals and principles described in this 
Specific Plan, FTSSP seeks to establish thematic lighting elements 
drawn from the agricultural history, including ranching and farming of 
the area, and urban landscapes similar to those found in nearby urban 
areas.  These themes shall guide lighting design and material selection 
in order to integrate FTSSP’s public spaces and individual 
developments into the surrounding landscape in a compatible manner 
while establishing a coherent and unique place.  To that end, 3 
roadway lighting themes have been established for the Specific Plan 
area lighting program to reflect its context and character, as shown in 
the Figure 12-13.

Policy 12-59 

All lighting within the Specific Plan area shall be designed based on 
one of these themes: Rural Road Lighting, Suburban Road Lighting, or 
Urban Road Lighting.

Policy 12-60 

Lighting should be provided along all streets whenever there is a 
pedestrian path/sidewalk present and be based on the three following 
themes depending on location within the Project.  

Rural Road Lighting

This lighting most directly reflects the existing rural/agricultural 
vernacular of the Project’s setting in the County.  The lighting along the 
designated rural/agricultural road settings will maintain the same low-
level lighting that can be found on comparable County roads.  Lighting 
design for these roads will emphasize safety and focus lighting at 
intersections, significant grade changes or sharp curves rather than 
utilizing specific pole spacing intervals.  This less intense lighting 
scheme will promote the rural ambiance of the county road.    

Suburban Road Lighting

This lighting most directly reflects the existing suburban vernacular of 
the surrounding cities.  The suburban road lighting will have lower-level 
street lighting with an emphasis on safety at intersections.  Additional 
suburban street lighting may be required along specific roads and will 
be assessed on a street by street basis.  The suburban road lighting 
may have additional ambient lighting from adjacent buildings, walkways 
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and landscape areas to give greater emphasis on vehicle/pedestrian 
interaction, as applicable.  This increased lighting will provide the 
safety needed for diverse transportation needs while complying with 
the city standards.

Urban Road Lighting

This lighting most directly reflects the existing urban vernacular of the 
Town Center and other commercial/mixed-use areas of the surrounding 
cities. The lighting layout for the urban roads within the Project will be a 
more regimented design with light poles at specified intervals to 
achieve the uniform visibility needed for these more populated areas.  
Urban road lighting will have additional ambient lighting from adjacent 
buildings, signs, walkways and landscape areas to greater emphasize 
vehicle/pedestrian interaction.  This increased lighting will provide the 
safety needed for diverse transportation needs while complying with 
the City standards.

12.19 Signage
The Purpose of the Signage Design Guidelines is to establish the 
design requirements and constraints for all primary signage within the 
Specific Plan area and to ensure that its design is appropriate for its 
surrounding context, is visually attractive and contributes to the 
Project’s image, character and standards of excellence.  The overall 
Project Design Goals (Section 12.1) and Landscape Themes (Section 
12.3) create a broad framework for the character of the Specific Plan 
area’s signage. Signage design is a unifying element that distinguishes 
the Project and creates a strong and memorable identity both in its 
overall scale and throughout its districts and neighborhoods. 
Successfully integrated community gateway signage and 
monumentation will immediately inform the visitor that they have 
entered the Specific Plan area. A seamless program of directional 
signage will help to orient residents and visitors and identify primary 
destinations and attractions. Thematic elements and amenities will lend 
a festive atmosphere to the Project’s streetscapes and communicate 
the Region’s historic themes. Commercial signage will add color and 
life to the Project through the use of materials, graphics and forms that 
promote tenant identity, character and image. 

12.19.1 Signage Design Character
The following principles ensure that Community signage provides 
efficient, clear and attractive communication to residents of and visitors 
to the Project. Signage throughout FTSSP should:  

• Reinforce a sense of cohesive identity through the project signage 
that ties the Project together and contributes to residents’ sense of 
civic pride.  

• Respect the City and County’s historical context, culture and rural/
agricultural character. 
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• Convey relevant information through a range of necessary sign types 
and community “branded” amenities and express the regional 
character and a sense of timelessness through the use of material, 
form, scale, color, typography and lighting. 

• Integrate and complement the design character of the surrounding 
architecture, landscape and overall streetscape. 

Four character themes have been established for the Specific Plan 
area signage program to reflect the Project’s context and character. 

Policy 12-61

All signage within the Specific Plan area shall be designed based on 
one of these themes: Historical/Regional, Rustic Contemporary, 
Contemporary, or Eclectic.  One or more of these themes shall be 
applied within the Planning Areas as specified below.   

Policy 12-62

A master signage program shall be prepared and submitted by the 
builder during the Master PUD Permit phase for approval by the City. 

Historical/Regional

These signs most directly reflect the existing rural/agricultural 
vernacular of the Specific Plan area’s setting in the County through use 
of material and form.  This theme shall be applied in Planning Areas 4, 
5, 7, 8 and 9.  The context for this signage theme is either open space 
or suburban, with the preferred materials including fieldstone, brick, 
masonry, local quarried stones, treated wood and corten steel.      

Rustic Contemporary

Signage in this category maintains its contextual character through its 
use of material while reinterpreting many of the design elements in a 
more modern style.  This theme shall be applied in Planning Areas 1, 
3, 4, 5, 7, 8, 9 and 10.  This theme incorporates elements from the 
Historical/Regional and Contemporary themes and creates a blended 
style that ties the Project together.  Preferred materials include 
fieldstone, brick, masonry, local quarried stones, treated wood, steel, 
plastic and glass.         

Contemporary

Signage in this category incorporates modern materials, shapes and 
other design elements while still respecting its surrounding context.  
This theme shall be applied in Planning Areas 2 and 6 given the urban 
and industrial context.  Preferred materials include masonry, concrete, 
treated wood, steel, plastic and glass.    

Eclectic

This category of signage allows for creatively designed signs that make 
a positive visual impact on their immediate surroundings. These signs 
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provide strong graphic character through their more unusual use of 
form, color, texture, material, scale and proportion.  The Eclectic theme 
shall be applied in Planning Areas 1, 2, 3 and 6, where the land uses 
include urban, suburban and industrial.  Preferred materials include 
fieldstone, brick, masonry, local quarried stones, treated wood, steel, 
plastic and glass. 

12.20 Fences and Walls
The purpose of the Fence and Wall Guidelines is to ensure that the 
design of Specific Plan area fences and walls is appropriate to the 
surrounding context and that they are visually attractive and contribute 
to the Project’s image, character and standards of excellence.  The 
Design Goals discussed in Section 12.1 and Landscape Themes 
(Section 12.3) create a broad framework for these design guidelines.  

The Fence and Wall Design Guidelines are intended to reinforce the 
principles described in this Specific Plan to create a Project with limited 
barriers while encouraging small town relationships and dynamics.  
The Fence and Wall Design Guidelines provide a framework for the 
judicious use of walls and fences when needed. 

12.20.1 Fence and Wall Design Principles
The Fence and Wall Design Principles are intended to guide provision 
of fences and walls throughout the Specific Plan area.  The design 
principles recognize that materials and manufacturing technologies will 
change and advance significantly throughout the life of the Project; 
therefore certain flexibilities are allowed as follows:

• Create a strong sense of community identity for the Project and 
enhance community building principles for both residential and non-
residential land uses; 

• Provide a safe and secure environment for residents of and visitors 
to the Project while allowing access to Project recreational 
opportunities, amenities and natural spaces;

• Provide a cohesive hierarchy of fences and walls at a scale 
appropriate for the intended use including, but not limited to, sound 
attenuation, soil retaining, public safety, privacy, screening and 
public/private landscape zones;

• Use materials and design vocabularies that embrace the cultural 
history of the region;

• Encourage and promote pedestrian and bicycle access throughout 
the Project;

• Seek to enhance the Project’s overall quality of life by directing 
access to recreational opportunities and natural spaces;
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Figure 12-14: Walls and Fences Location Plan

Community Walls
Entry Monument Walls

Neighborhood Privacy Wall/Fence
Industrial Wall/Fence
View Fence
Agricultural Fence
No Fence
Existing Fence
Detention Basin Fence

Community Walls
Entry Monument Walls

Neighborhood Privacy Wall/Fence
Industrial Wall/Fence
View Fence
Agricultural Fence
No Fence
Existing Fence
Detention Basin Fence

1.   City may require fencing around all storm water detention basins; the type of fencing will vary depending on the level of landscaping within a 
basin,nature of abutting land uses and visibility from public streets.

NORTH
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• Provide safety for the bio-resources as well as the residents of and 
visitors to the Project; and

• Allow and enhance the visual quality and site amenity values of the 
Project with sensitive design.

12.20.2 Sustainable Fence and Wall Design Goals
The following goals have been established to support, where 
environmentally responsible and feasible, the provision of a sustainable 
fence and wall program for the Specific Plan area:

• Seek to utilize then current sustainable construction techniques and 
materials and, where environmentally responsible and feasible, be 
adaptable to new technologies as they prove themselves reliable;

• Encourage the use of sustainable materials in the construction of 
fences and walls including, but not limited to, recycled materials and/
or certified “green” products;

• Utilize durable life-long materials in the design and construction of 
fences and walls that resist vandalism and are easy to maintain;

• Promote principles of sustainability in the design and construction of 
fences and walls; and

• Recognize and support required drainage strategies during the 
design and installation of fences and walls.

12.20.3 Fence and Wall Type Criteria
The following wide range of fence and wall types are allowed by the 
Specific Plan area.  Conceptual design standards for all of these are 
provided as follows, with the specific designs to be determined by City 
through approval of Master PUD Permits.  See Figure 12-14 for 
locations of walls and fences within the Specific Plan area.  

• Entry Monument Walls

• Community  Walls

• Neighborhood Privacy Fences/Walls

• Industrial Wall/Fence

• View Fence

• Agricultural Fence

Entry Monument Walls

Policy 12-63

Entry monument walls shall be constructed from concrete masonry 
units.  The various levels of community and neighborhood entries shall 
be marked by a variation in themed pilasters and wall graphics.  These 
walls shall have the highest level of design and most detail. Specific 
design of entry monument walls shall be determined by City through 
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approval of Master PUD Permits. Entry monument walls shall be 
constructed by developers and privately maintained by HOA.  

Policy 12-64

Any walls along connector and arterial streets adjacent to development 
are required to be masonry walls. 

Community Walls

Policy 12-65

Themed community walls shall be constructed from concrete masonry 
units with concrete caps.  Pilasters shall be provided at corners, 
change of grades and at intervals not more than 150 feet apart.  
Community walls shall have the secondary level of design and detail. 
Specific design of community walls shall be determined by City through 
approval of Master PUD Permits. Community monument walls shall be 
constructed by developers and privately maintained by HOA.   

Neighborhood Privacy Fences/Walls

Policy 12-66

Neighborhood privacy fences/walls are located between residential 
lots.  The level of design and detail shall be secondary to that of the 
entry monument and community walls.  Walls and pilasters shall be 
constructed from concrete masonry units and include concrete caps.  
Privacy fences shall be constructed from either douglas fir, redwood or 
cedar.  All wood fences shall be weather-protected with themed color 
exterior paint. Enhanced wood fences are required on corner lots 
within builder tracts.  Specific design of neighborhood privacy fences/
walls shall be determined by City through approval of Master PUD 
Permits.    

Industrial Wall/Fence

Policy 12-67

Industrial walls used to screen outdoor storage or loading areas from 
view from public streets shall be constructed from concrete masonry 
units.  Pilaster shall be provided at corners, change of grades and at 
intervals not more than 150 feet apart.  Concrete caps shall be installed 
on the pilaster and walls.  Industrial fencing along side and rear 
property lines not abutting a public street may be constructed from 
steel chain link fence material, or similar fencing of equivalent quality.  
The maximum height of the industrial walls and fences shall be 12 feet 
per city standard.  Industrial fences in the front yards shall be 
constructed from steel square tubing material with a maximum height 
per City standards.  All walls and fences shall be privately maintained.  
Further design refinements to be determined through approval of the 
Master PUD Permit by City. 

View Fence
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Policy 12-68

View fences shall be constructed from steel square tubing material.  
Picket spacing shall be specified per city code.  Support posts shall be 
spaced per structural engineer’s recommendation.  View fence shall 
have a maximum height of 6 feet from the finish grade.  All view fences 
shall be privately maintained.  Further design refinements to be 
determined in the Master PUD Permit phase of work and approval.

Agricultural Fence

Figure 12-15: Noise Attenuation Sections Key Map

NORTH
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Figure 12-16: Section 1A - Berm and Wall Combination for 
Noise Attenuation

Figure 12-17: Section 1-B - Berm and Garage 
Combination for Noise Attenuation
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Figure 12-18: Section 2 - Neighborhood Commercial Treatment for Noise Attenuation
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Figure 12-20: Section 4 - Berm and Wall Combination 
for Noise Attenuation (South of Train Station)

Figure 12-19: Section 3 - Architectural Treatment for 
Noise Attenuation
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Policy 12-69

Materials and agricultural fences shall be installed per city standards 
and privately maintained.  

12.21 Landscape Design Policies 

Wall and Fencing Policies

Policy 12-70 

A Master Wall and Fence Plan shall be submitted with each Master 
PUD Permit for the City’s review and approval.  The Master Wall and 
Fence Plan shall identify:

• Location of all walls and fences which:

• abut schools, parks and open space, 

• abut public streets,

• where required for noise mitigation, or

• other situations where walls and fences are proposed for 
screening or security

• Height and materials of all walls and fences

• Wall and fencing within a planning area shall have a high level of 
design consistency

Policy 12-71 

The Master Wall and Fence Plan approved with the initial Master PUD 
Permit within the Specific Plan area shall be used as a reference for 
City’s subsequent Master Wall and Fence Plan approval.  

Policy 12-72 

There shall be an overall consistency of design, color and materials for 
walls and fences throughout the Specific Plan area, in order to provide 
a strong sense of community identify.  However, City may allow some 
variation in fencing and walls among the planning areas.

Lighting Policies

Policy 12-73 

A Master Exterior Lighting Plan shall be submitted with each Master 
PUD Permit for the City’s review and approval.  The Master Exterior 
Lighting Plan shall include:

• Design of light fixtures within the public rights-of-way for all street 
classifications, all public parks within the Master PUD Permit and any 
private recreational or common areas.  Design shall include 
materials, colors, heights, and design styles.

• Lighting shall be designed to minimize light spillage onto adjacent 
properties, consistent with the need for public safety

Policy 12-74
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The Master Exterior Lighting Plan approved with the initial Master PUD 
Permit within the Specific Plan area shall be used as a reference for 
City’s subsequent Master Exterior Lighting Plan approvals.  

Policy 12-75 

There shall be an overall consistency of lighting design throughout the 
Specific Plan area, in order to provide a strong sense of community 
identify. City may allow some variation in lighting design among the 
planning areas. However, there shall be a consistency of light fixture 
design along streets or trail corridors that extend into multiple planning 
areas.  For example, the lighting along Jepson Parkway (Vanden Road 
and Manuel Campos Parkway) shall have a consistent and uniform 
design.

Signage Policies

Policy 12-76 

A master sign program shall be submitted for both the: (a) non-
residential portion of the Town Center District, and (b) non-residential 
portion of the Lake District.  Each master sign program shall be 
submitted concurrently with the initial Design Review application for 
each District.

Gateway Policies

Policy 12-77 

Three gateway features shall be constructed as part of the Specific 
Plan.  The locations of these gateways are: (a) Peabody and Vanden 
Road intersection, (b) Peabody and New Canon Road intersection, and 
(c) Vanden Road at the Great Park.

Policy 12-78 

The design of each of the gateways shall be substantially in accord 
with the designs shown in Section 12.7.  While each gateway will differ, 
there shall be a continuity and consistency in design among the three 
gateways that identifies FTSSP as a distinct community.

Policy 12-79 

The design for the gateway at the Peabody/Vanden intersection shall 
be approved concurrently with the improvement plans for Peabody 
Road and Vanden Road, as part of the Train Station project and 
Jepson Parkway project respectively.

Policy 12-80 

The design for the gateway at the Peabody and New Canon Road 
intersection and the gateway for Vanden Road at the Great Park shall 
be submitted with the Master PUD Permit for PA5.

Policy 12-81
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The designs for major and minor neighborhood entries shall be 
substantially in accord with the designs shown in Section 12.7  

Streetscape Policies

Policy 12-82 

A Master Streetscape Plan shall be submitted with each Master PUD 
Permit. The Master Streetscape Plan shall identify:

• Types of trees and plants within public rights-of-way and landscape 
corridors

• Type of irrigation system

• Spacing  and arrangement of plantings

• Size of plants

• Design and materials for site furniture and placement criteria

The Master Streetscape Plan shall be substantially in accord with the 
standards and recommendations of Chapter 12 of this Specific Plan.

Policy 12-83 

The Master Streetscape Plan approved with the initial Master PUD 
Permit within the Specific Plan area shall be used as a reference for 
City’s subsequent Master Wall and Fence Plan approval.  

Policy 12-84 

There shall be an overall consistency of landscape design throughout 
the Specific Plan area, to order to provide a strong sense of community 
identify. City may allow some variation in landscape design among the 
planning areas. However, there shall be a strong consistency of 
landscape design along streets or trail corridors that extend into 
multiple planning areas.  For example, the landscape plan along 
Jepson Parkway (Vanden Road and Manuel Campos Parkway) shall 
have a consistent and uniform design.




