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City of          
PLANNING COMMISSION 

      STAFF REPORT 
    
 

 
DATE:       April 17, 2024 
 
APPLICATION NO:  River Islands – Town Center Architectural Design Guidelines and 

Development Standards (DG/DS) NDP-23-38 
 
LOCATION:   Town Center District (Phase 1 of River Islands at Lathrop) 
 
REQUEST: Planning Commission to consider Adoption of a Resolution 

approving the Town Center Architectural Design Guidelines and 
Development Standards for River Islands at Lathrop (Phase 1) 

 
 
APPLICANT:  River Islands Development, LLC 

73 W. Stewart Road 
Lathrop, CA 95330 

 
PROPERTY OWNER: Califia, LLC 

73 W. Stewart Road 
Lathrop, CA 95330 

 
CEQA STATUS: The proposed project falls within the scope of the previously 

certified Subsequent Environmental Impact Report (SEIR) (SCH 
No. 1993112027) for the River Islands at Lathrop Project; therefore, 
no further environmental review is required in accordance with the 
California Environmental Quality Act. 

 
 
SUMMARY: 
 
The West Lathrop Specific Plan (WLSP) calls for the preparation of a Neighborhood Development 
Plan (NDP) and Architectural Design Guidelines and Development Standards (DG/DS) for area 
of new development within the River Islands development.  The NDP for the Town Center District 
was presented to the Planning Commission on March 20, 2024 Planning Commission meeting.  
The Planning Commission adopted PC Resolution 24-1 approving the Town Center NDP.  In 
compliance with the WSLP, River Islands Development LLC (RID) has prepared the DG/DS for 
Planning Commission review and approval. 
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Staff recommends the Planning Commission adopt PC Resolution 24-4 approving the 
Architectural Design Guidelines and Development Standards for the Town Center District of River 
Islands Phase 1 
 
SITE DESCRIPTION 
 
The Town Center District is located within Stage 2A, Phase 1 of the Vesting Tentative Map (VTM) 
3694.  The Town Center is generally located in the northeast corner of Phase 1, with River Islands 
Parkway traversing the District, Somerston Parkway marking its westerly boundary, Old River its 
northern boundary, the San Joaquin River its eastern boundary, and the Community at South River 
Bend neighborhood at its southern boundary. 
 
The District contains two (2) schools (RITECHA and STEAM Academy), the River Islands 
Welcome Center, temporary soccer fields and the Islanders Baseball Field.  The STEAM Academy 
site was constructed in 2013 for the Banta School District under approval required by the State of 
California.  This traditional “brick and mortar” school facility was the initial home of River Islands 
Technology Academy (RITECHA), which is now located nearby as an interim use along Marina 
Drive.  RITECHA will remain the Town Center until such time the school is moved to a permanent 
location in the River Islands community.   
 
The entirety of the Town Center District encompasses approximately 108-acres without the 
STEAM Academy site, which is just under 30-acres.  While the precise uses will vary with 
eventual market conditions, the Neighborhood Development Plan will guide the development of 
public infrastructure by the master developer such as the roadway network, landscaping within the 
public right-of-way, signage, street furniture, etc. consistent with the River Islands Urban Design 
Concept (UDC).  The proposed Town Center DG/DS establishes architectural design guidelines 
and development standards for the Town Center District. 
 
BACKGROUND 
 
In 2003, the River Islands project received various major entitlements including Certification of a 
Subsequent Environmental Impact Report (SEIR), revised West Lathrop Specific Plan (WLSP), 
Urban Design Concept (UDC), and Phase 1 Preliminary Development Plan (PDP).  The new 
project contemplated significant changes to the original concept known as Gold Rush City.  The 
new project was to develop an Employment Center, Town Center, residential development 
equaling 11,000 new dwelling units, commercial development, open space, schools and public 
facilities. 
 
In 2007, the River Islands project received approval for a Vesting Tentative Map (Tract 3694) in 
Phase 1 which provides for the development of 4,284 residential units (single and multifamily), 
commercial development, and associated public amenities including parks, schools, roadways, 
open space, and public rights-of-way. 
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In 2015, the River Islands project received approval for various major entitlements including 
approval of a Fifth Addendum to the SEIR, major amendments to the WLSP and River Islands 
UDC, and amendment to the Vesting Tentative Map Tract 3694 to accommodate various changes 
to boundaries, roadways, single-family and multi-family unit mix, replacement of the canal system 
with a lake system, open space and parkland modifications, and to allow for decentralized lakes.  
This action also approved the revised River Islands Parks Master Plan, which was approved in 
2007 and updated in 2013 to reflect the Community at South River Bend (CSRB) final maps. 
 
In 2021, the River Islands project received approval for various major entitlements in Phase 2.  
The approvals included Certification of a Subsequent Environmental Impact Report (SEIR), Phase 
2 West Lathrop Specific Plan (WLSP), Phase 2 UDC, and the Phase 2 Vesting Tentative Map 
6716, which provides for the development of 10,726 residential units (single and multifamily), 
commercial development, mixed use development, transit oriented development, and associated 
public amenities including parks, schools, roadways, open space, and public rights-of-way.  The 
overall unit count for the River Islands community will be 15,010. 
 
The original Town Center Plan (TCP-18-57) was approved by Planning Commission in May 2018 
and included a conceptual layout of the project area that would include a variety of uses, including 
residential, mixed use, two (2) Community Parks and various amenities.  The approval of the 
original Town Center Plan allowed for the development of Islander’s Field, the relocation of the 
Welcome Center and associated overflow parking area, and the temporary soccer fields.  The intent 
is that the Town Center NDP and DG/DS will replace the Town Center Plan.   
 
The NDP for the Town Center District was presented to the Planning Commission on March 20, 
2024 Planning Commission meeting.  The Planning Commission adopted PC Resolution 24-1 
approving the Town Center NDP. 
 
The DG/DS for the Town Center District was presented to the Stewart Tract Design Review 
Committee (STDRC) on March 7, 2024.  The STDRC voted unanimously to recommend the 
DG/DS for Planning Commission approval. 
 
ANALYSIS 
 
The proposed Town Center DG/DS establishes design guidelines and standards for residential and 
non-residential development and associated site improvements to be constructed by builders within 
the Town Center District area.  This includes overall residential and non-residential design 
principles, guidelines for orientation, siting and architecture, and more specific guidelines for 
building form, roof styles, wall and window details, outdoor spaces and colors.  At this time, the 
primary architectural style promoted in the Town Center District is the Delta Agrarian Theme. 
 
The Delta Agrarian Theme is characterized by functional rectilinear forms and the primary 
materials include brick and exposed steel.  Secondary elements which are characterized by less 
dominant masses and elements include materials such as stucco and panel siding.  The existing 
Lathrop Police Station and Islanders Field Stadium are examples of the Delta Agrarian Theme 
architectural style.   
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Examples of the Delta Agrarian Theme: 

 
Unique to the Town Center District, the proposed Town Center DG/DS will include architectural 
design guidelines and development standards for non-residential and mixed uses in the District.  
As illustrated in the Land Use and Development Pattern Section (Page 17 of the DG/DS), the Town 
Center District anticipates up to 668 dwelling units and 321,000 sq. ft. of non-residential square 
footage: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
At this time, the Town Center DG/DS will apply to Area 3 (Community Stadium), Area 4 (existing 
Islanders Field Stadium) and Area 10 (proposed High Density Residential apartment project).  
Future uses and architectural themes will require amendment to the Town Center DG/DS.  As 
such, no development permit (e.g., Conditional Use Permit, Site Plan Review) for uses outside of 
Areas 3, 4 and 10 shall be approved until the Planning Commission has approved an amended 
DG/DS document. 
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Off-Street Parking 
As noted above, an amendment to Vesting Tentative Map Tract 3694 to accommodate various 
changes to boundaries, roadways, single-family and multi-family unit mix, replacement of the 
canal system with a lake system, open space and parkland modifications was approved by the City 
Council in 2015 (City Council Resolution No. 15-3932).  Included in the VTM is a list of 
Consolidated Conditions of Approval, including Condition of Approval No. 32 from Vesting 
Tentative Map Tract 3694 which requires that at Master Town Center Parking Plan be prepared 
for the Town Center District.  Specifically, Condition of Approval No. 32 states: 
 

“Prior to approval of the Town Center Neighborhood District Plan, the applicant shall 
provide a Master Town Center Parking Plan that includes both on-street and off-street 
parking for all uses within the Town Center District.” 

 
A Shared Parking Analysis, dated January 16, 2024, prepared by Hexagon Transportation 
Consultants, Inc. was prepared to study shared on- and off-street parking for the anticipated 
residential, mixed use and commercial uses in the area north of River Islands Parkway Town 
Center District.  This study was conducted in two (2) steps: 1) each land use’s individual peak 
parking demand was estimated utilizing the Institute of Transportation Engineers (ITE) Parking 
Generation, 6th Edition; and 2) each land use parking demand was analyzed by the hour using the 
Urban Land Institute (ULI) Shared Parking, 3rd Edition to determine if the shared parking 
proposed in each land use area is sufficient to meet parking demand. 
 
As detailed in the Shared Parking Analysis, there are a total of 1,914 on- and off-street parking 
spaces in the north of River Islands Parkway area of the Town Center District.  Based on the 
estimated parking demand of anticipated uses, including events at the Community Stadium and 
the Islanders Field Stadium, the analysis showed that the project’s projected 1,914 parking spaces 
would be sufficient.   
 
The Shared Parking Analysis is included in the Town Center DG/DS as an Appendix.  Each 
amendment to the Town Center DG/DS will require a potential update to the Shared Parking 
Analysis.  This will ensure that as the Town Center District is developed, that the shared on- and 
off-street parking analysis is updated to reflect modifications to the land uses and development 
pattern (e.g., Development Plan) in the District. 
 
CEQA REVIEW 
 
Environmental review for the River Islands project as a whole was completed in the certified 
Subsequent Environmental Impact Report (SEIR) for the River Islands at Lathrop Project (State 
Clearinghouse No. 1993112027).  The SEIR considered the full range of potential environmental 
effects of urban development of the entire River Islands Project, including planned urban 
development of the Project Site. 
 
The project would not produce any new significant environmental impacts, and no new mitigation 
measures are required. The SEIR specified the mitigation measures needed to reduce potentially 
significant environmental effects of the River Islands project to a less than significant level. The 
project is required to conform to these mitigation measures.    
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RECOMMENDATION: 
 
Staff recommends that the Planning Commission adopt Resolution No. 24-4 approving the 
Architectural Design Guidelines and Development Standards for the Town Center District of River 
Islands Phase 1. 
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Approvals: 
 
 
                                                                                                                                  
David Niskanen, Contract Planner     Date 
 
 
                                                                                                                                  
Rick Caguiat, Community Development Director   Date 
 
 
                                                                                                                                  
Salvador Navarrete, City Attorney     Date 
 
Attachments: 
 
1. PC Resolution No. 24-4 for Town Center DG/DS 
2. Vicinity Map 
3. STDRC DG/DS Recommendation Letter dated March 7, 2024  
4. Town Center DG/DS 
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CITY OF LATHROP 
PLANNING COMMISSION RESOLUTION NO. 24-4 

 
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF LATHROP 

APPROVING THE TOWN CENTER DISTRICT ARCHITECTURAL DESIGN 
GUIDELINES AND DEVELOPMENT STANDARDS (DG/DS) FOR STAGE 2A, PHASE 

1 OF THE RIVER ISLANDS AT LATHROP PROJECT (NDP-23-38) 
 

WHEREAS, the City of Lathrop has adopted the West Lathrop Specific Plan (WLSP), 
which governs land use and development within Stewart Tract; and 
 

WHEREAS, the WLSP provides that an Urban Design Concept (UDC) be prepared, 
reviewed by the Planning Commission and approved by the City Council; and 

 
WHEREAS, the WLSP requires that a Neighborhood Design Plan (NDP) and 

Architectural Design Guidelines and Development Standards (DG/DS) be prepared, reviewed by 
the Stewart Tract Design Review Committee (STDRC), and approved by the Planning 
Commission for each community within the larger River Islands project; and 
 

WHEREAS, the NDP for the Town Center District was reviewed and approved by the 
Planning Commission by PC Resolution No. 24-1 at their Regular Meeting of March 20, 2024; 
and 

WHEREAS, the DGDS for the Town Center District has been prepared, reviewed, and 
recommended to the Planning Commission for approval by the STDRC at their March 7, 2024 
meeting; and 

WHEREAS, environmental review for the Town Center District DG/DS has been 
adequately provided in the certified River Islands SEIR as amended, and the Plan does not require 
further review under the California Environmental Quality Act (CEQA). 

 
NOW, THEREFORE, BE IT RESOLVED the Planning Commission of the City of 

Lathrop does hereby make the following findings: 
 

1. The Planning Commission finds that the Town Center District DG/DS is compatible and 
consistent with the 2003 West Lathrop Specific Plan, the River Islands UDC, and the 
Lathrop General Plan, as amended, and with existing and planned land uses in the project 
vicinity. 
 

2. The Planning Commission finds that environmental review for the Town Center District 
DG/DS has been adequately provided in the certified River Islands SEIR as amended, and 
the Plan does not require further review under the California Environmental Quality Act 
(CEQA), for the following reasons: 
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a) The City Council certified the Final Subsequent Environmental Impact Report for 
the RI Project in February 2003 (State Clearinghouse No. 1993112027).  The 
certified River Islands SEIR comprehensively addresses the potential 
environmental effects of urban development of the entire RI Project, including the 
intensive urban development of the Phase 1 development area.  The Town Center 
District DG/DS provides guidance to permitted uses as it relates to architectural 
guipdelines and development standards so that they are consistent with the West 
Lathrop Specific Plan, Urban Design Concept, Vesting Tentative Map Tract 3694 
and Certified SEIR. 
 

b) The Town Center District DG/DS is statutorily exempt from CEQA under Section 
15262 of the CEQA Guidelines and relevant sections of the Public Resources 
Code, since it only involves guidance for already approved development that has 
project level CEQA review and can be considered a planning study for possible 
future actions (such as the issuance of a building permit, which is ministerial) for 
which the City has not yet approved and does not require the preparation of an 
EIR or Negative Declaration. The River Islands SEIR has already considered 
environmental factors for proposed development in Phase 1 and the Town Center 
District DG/DS does not include any new information regarding these factors. 

BE IT FURTHER RESOLVED that based on the findings set forth in this Resolution, 
evidence in the Staff Report, and evidence presented during the public meeting, the Planning 
Commission hereby approves the Town Center Architectural Design Guidelines and Development 
Standards (DG/DS) for Stage 2A, Phase 1 of the River Islands at Lathrop Project as included in 
Attachment 4 as recommended by Staff and the STDRC. 
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PASSED AND ADOPTED by the Planning Commission of the City of Lathrop at a 
Regular Meeting on the 17th day of April, 2024 by the following vote: 
 
 
AYES:   
 
NOES:   
 
ABSTAIN:  
 
ABSENT:  
 

 

             
       Tosh Ishihara, Chair 
  

 

ATTEST:      APPROVED AS TO FORM: 

 

             
Rick Caguiat, Secretary    Salvador Navarrete, City Attorney 
 

 

 



PLANNING DIVISION 

Vicinity Map 

NDP-23-38 

Architectural Design Guidelines 
and Development Standards

Town Center District 

River Islands Phase 1 

Project Site 

ATTACHMENT 2



RIVER 

ISLANDS 

VIA EMAIL 

March 7, 2024

Mr. Rick Caguiat, Director of Community Development
City of Lathrop
390 Towne Centre Drive
Lathrop, CA 95330

Email: rcaguiat@ci.lathrop.ca.us

Subject: STD RC Recommendations for Town Center District Related Plans and Final Map

Dear Rick:

The STDRC has reviewed the following documents/plans relating to the Town Center District

1. Final Map Tract 4167
2. Neighborhood Development Plan (NDP)
3. Architectural Guidelines and Development Standards (AG/DS)

The STDRC has voted unanimously to recommend approval of Final Map Tract 4167 and the
Town Center NDP. The STDRC will continue to review the AG/DS document after continuing City
comments and will provide its recommendation for this document subsequently. Copies of the Final
Map and NDP have already been transmitted to the City.

If you have any questions regarding this letter, please feel free to contact me at (209) 879-7900 or
at sdellosso@riverislands.com.

Sincerely,

C. �-���so. U �Y((J3) 
President /..., 

cc: Brad Taylor, City of Lathrop City Engineer
James Michaels, City of Lathrop Senior Planner
Ed Short, City of Lathrop Chief Building Official
Trent Dedalt, City of Lathrop Associate Planner
Robert Chen, O'Dell Engineering
John Zhang, O'Dell Engineering
Bill Koch, O'Dell Engineering

ATTCHMENT 3
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