Item 9.1

PLANNING COMMISSION
STAFF REPORT

DATE: August 20, 2025

APPLICATION NO: Town Center Amendments & Redwood Café Restaurant and Event
Center — Neighborhood Design Plan No. NDP-25-99 & Site Plan
Review No. SPR-25-89

LOCATION: Town Center District (Phase 1 of River Islands at Lathrop) & 1300
Riverfront Drive (APN: 213-740-01)

REQUEST: Planning Commission to consider Adoption of Resolutions
approving various amendments to the Town Center Architectural
Design Guidelines and Development Standards (DG/DS) and
approving the Site Plan Review for the Redwood Café Restaurant
and Event Center.

APPLICANT: River Islands Construction, 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 applicant is requesting approval of various amendments to the Town Center Architectural
Design Guidelines and Development Standards (DG/DS) and the Neighborhood Development
Plan (NDP) and an approval for a Site Plan Review application to construct the Redwood Café
Restaurant and Event Center in the River Islands Town Center District of River Islands Phase 1.
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Item 9.1

Staff recommends the Planning Commission adopt Resolution No. 25-16 approving the various
amendments to the Town Center DG/DS & NDP as well as adopt Resolution No. 25-17 approving
the Site Plan Review (SPR) application to allow the construction of the Redwood Café Restaurant
and Event Center in the River Islands Town Center District of River Islands Phase 1.

SITE DESCRIPTION

The River Islands Town Center District is generally located at the northeast corner of the River
Islands Phase 1 development, 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 its southern
boundary. The District already contains two schools, the River Islands Welcome Center, the City
Police Station, temporary soccer fields and Islanders Field (see Attachment 5).

The proposed Redwood Café¢ Restaurant and Event Center is located within the Town Center
District, just east of Somerston Parkway, south of Riverfront Drive, and north of the extended
Commercial Street/Place angled parking roadway. Additionally, there is a roundabout at the north
end of Commercial Street/Place that leads to the basement wine cellar entrance of the restaurant.
The proposed restaurant and event center encompasses an approximately 1.66-acre site area and is
situated above the proposed Amphitheater/Event Center to the northwest (see Attachment 9).

As explained above, the applicant has constructed Riverfront Drive and the extensions of
Commercial Street/Place and Garden Farms Avenue to serve as access to this project as well as
constructed various utility improvements 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 project
envisioned Phase 1 to be developed with an Employment Center, a Town Center, residential
development, commercial development, schools, open space, and sports facilities.

The West Lathrop Specific Plan (WLSP) requires the preparation of a Neighborhood Development
Plan (NDP) and Architectural Design Guidelines and Development Standards (DG/DS) for areas
of new development within River Islands. The NDP provides requirements for the use,
development, improvement and maintenance of master developer-constructed portions of the
River Islands project. The purpose of the DG/DS is to establish design guidelines and standards
for the physical development and associated site improvements to be constructed by future
builders. This includes overall design principles, guidelines for orientation, siting and architecture
of new buildings, and more specific guidelines for building form, roof style, wall and window
details, outdoor spaces and colors. This will also include guidelines for minimum setback and
height requirements for the future builders.
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Item 9.1

At its May 30, 2018 meeting, the City Planning Commission approved the Town Center Plan,
which provided a conceptual layout of the Town Center District that would include a variety of
uses, including residential, mixed use, two community parks, and various amenities. The approval
of the original Town Center Plan layout allowed for the relocation of the Welcome Center and
associated overflow parking area, the temporary soccer fields, and the development of a baseball
stadium. At that same meeting, River Islands Development, LLC. (the developer of the River
Islands at Lathrop master planned community), had also received approval of a Conditional Use
Permit to construct and operate the baseball stadium for the Town Center. Since then, the baseball
stadium was constructed and has been operating (providing organized and competitive baseball
programs) since 2020 and is known today as “Islanders Field”. And more recently the City
Planning Commission on April 17, 2024 approved the River Islands Community Stadium to host
football and soccer games, and various community-wide events.

On March 20, 2024 & April 17, 2024, the City Planning Commission approved the Town Center
District NDP and DG/DS, respectively. Both of these documents allow for the direct development
for the Town Center District as the Town Center NDP provides guidance as to how the public
facilities for the Town Center (i.e. parks, open space and trails, roadway facilities, etc.) would be
designed and constructed by the master developer. In addition, the Town Center DG/DS
established the specific architectural design guidelines and development standards for the Town
Center District including the overall residential and non-residential design principles, guidelines
for orientation, siting and architecture, and more specific guidelines for building form, roof style,
wall and window details, outdoor spaces, and colors.

In December of 2024, the Redwood Cafe Restaurant and Event Center officially ceased operations
at its original location in Modesto, California, and announced their intentions to move operations
and some parts of the existing buildings to the River Islands Development where the restaurant
and event center would eventually be rebuilt and reopened within the Town Center District area.
In February of this year, the applicant began meeting with City staff about bringing the proposed
restaurant and event center to Lathrop. Since then, there have been many discussions in regards to
the requirements for on- and off-site improvements including utility connections, paving,
landscaping, lighting, etc. On June 30, 2025, the applicant submitted an application for a Site Plan
Review for the Redwood Café Restaurant and Event Center.

ANALYSIS

Town Center DG/DS & NDP

The proposed amendments involve revising both the Town Center District Architectural Design
Guidelines and Development Standards (DG/DS) and Neighborhood Development Plan (NDP)
documents to add a “Tuscan Modern” architectural style for the Redwood Café Restaurant and
Event Center as well as update various exhibits and diagrams throughout the documents to
illustrate the new layout for this area of the Town Center District including the replacement of the
River Islands Community Stadium to the River Islands Amphitheater/Event Center.

For the Redwood Café Restaurant and Event Center this includes building materials such as stone,
stucco, metal, and wood as well as roofing material that consists of concrete tile.
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The Tuscan Modern architecture incorporates elements that include arches, pitched gables, metal
accents, trellis features, and arched columns (see Attachment 7). The proposal requires the
applicant to first secure the approval of two entitlements from the City including the amendments
to the Town Center DG/DS & NDP and the Site Plan Review application.

Town Center Off-Street Parking & Circulation

In 2015, the City Council approved 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.
Included in the amendment is a list of Conditions of Approval, one of which requires that a Master
Town Center Parking Plan be prepared that includes both on-street and off-street parking for all
uses for the Town Center District.

In January of 2024, Hexagon Transportation Consultants prepared a Shared Parking Analysis 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 accounted for
each land use’s individual peak parking demand and each land use parking demand was analyzed
by the hour to determine if the shared parking proposed in each land use area is sufficient to meet
parking demand.

As noted 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 held at the Community Stadium and the
Islanders Field Stadium, the analysis showed that the project’s projected 1,914 parking spaces
would be sufficient. This study was reviewed by the City Engineer and was included as part of the
Town DG/DS document that the City Planning Commission approved on April 17, 2024.

As part of the Site Plan Review application for the Redwood Café Restaurant and Event Center,
Hexagon Transportation Consultants, revised the previously approved Shared Parking Analysis on
August 12, 2025 to study the overall on and off-street parking that would be required for the
commercial areas (north of River Islands Parkway) with the replacement of the River Islands
Community Stadium to the River Islands Amphitheater/Event Center. The analysis found that
there are 1,872-spaces which is sufficient to support the amphitheater/event center capacity of
3,400 and to accommodate the parking demand for the balance of the remaining Town Center uses
including an event at Islanders Field.

The revised Shared Parking Analysis is included in the Town Center DG/DS as an Appendix. Each
future amendment to the Town Center DG/DS will require a potential update to the Shared Parking
Analysis (similar to this proposed project). 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.
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Redwood Café Restaurant and Event Center Site Plan Review Considerations

The Site Plan Review is required for the review and approval of the architecture and aesthetics
associated with the physical improvements for the proposed restaurant and event center.

The applicant has been working with the previous business owner of the Redwood Café Restaurant
and Event Center for the opportunity to bring the restaurant and event center to Lathrop since 2024.
The project includes the construction of a 1,346 square foot tunnel entrance from Commercial
Street/Place, an 8,582 square foot basement/cellar, and an 8,042 square foot main floor designed
to provide a restaurant, a bar, and an outdoor seating area which can accommodate 250 guests.
Additionally, this project will provide an event center that includes an altar, outdoor tents, and
seating to accommodate up to 200 guests. Part of this project includes relocating 4 (four) existing
buildings from the business’s previous location in Modesto to this new location in River Islands.
The 4 (four) buildings include the dining room, bar, bridal suite, and outdoor bar. There will be a
total of 255 parking stalls provided to accommodate the guests for both the restaurant and event
center use, which are distributed among three main parking lots that will serve this project
including the 50-space parking lot directly to the west along Garden Farms Avenue, the 104-space
parking lot to the northwest along Riverfront Drive, and the 101-space parking lot to the southwest
along Commercial Street/Place. The project also includes construction of paving, lighting,
landscaping, and various utility connections (water, sewer, and storm drain).

The design of the proposed restaurant building is consistent with the Tuscan Modern architecture
theme as described in the Town Center (DG/DS). The restaurant will incorporate the use of stone,
stucco, metal, and wood materials for the building’s exterior and various features will be utilized
throughout the design of the building such as: arches, pitched gables, tile roofing, metal accents,
trellis features, wood beams, and arched columns to help enhance the architectural theme. The
exterior colors for the building will include shades of earth tone colors which will include natural
elements of rustic and modern detailing.

It is anticipated that the restaurant improvements will be constructed in three (3) phases of
development including:

e The 1st phase including the foundation/podium to be completed in September of 2025;

e The 2nd phase including construction of the restaurant building to be completed in
November of 2025; and

e The 3rd phase to include the indoor construction of the restaurant to be completed by Fall
of 2026.

In regards to the event center the applicant anticipates that the construction will commence in 2026
and conclude in the Fall of that year. Staff is of the opinion that the proposed architecture and
aesthetics of the Redwood Café Restaurant and Event Center are designed to meet the intent of
both the Town Center DG/DS and NDP amendments.
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STDRC Recommendation

The proposed amendments to the Town Center District Architectural Design Guidelines and
Development Standards (DG/DS) & Neighborhood Development Plan (NDP) as well as the Site
Plan Review for the proposed Redwood Café Restaurant and Event Center were presented to the
Stewart Tract Design Review Committee (STDRC) on August 5, 2025. The STDRC voted
unanimously to recommend the City Planning Commission approve the various amendments to
the Town Center DG/DS & NDP and the Site Plan Review to allow for the construction of the
proposed restaurant and event center.

Public Notice

The meeting agenda that includes this proposed project was posted at the Council Chambers
bulletin board and three (3) other locations accessible to the public. The agenda is also posted on
the City’s website. As of writing this report, no comments were received in favor or against the
proposed project.

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 in
February 2003 (State Clearinghouse No. 1993112027). The SEIR considered the full range of
potential environmental effects of urban development of the entire River Islands Project. The
proposed project falls within the scope of the previous SEIR and does not require further
environmental review under the California Environmental Quality Act (CEQA).

RECOMMENDATION:

Staff recommends that the Planning Commission Adopt Resolution No. 25-16 & No. 25-17,
thereby approving various amendments to the Town Center District Architectural Design
Guidelines and Development Standards (DG/DS) NDP-25-99 and approving Site Plan Review
SPR-25-89 to construct the Redwood Café Restaurant and Event Center in the River Islands Town
Center District of River Islands Phase 1, subject to the Conditions of Approval listed as Attachment
3 of the August 20, 2025 staff report.
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Approvals:
A %/M{M €Iz [z0z=
Trent DabDalt, Associate Planner Daté
Mﬁy 8 /12 /2028
es Michaels, Senior Planner Date
-
e Plefes
fick Ca??lat, Community Development Director Da,fe f
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Salvador Navarrete, City Attorney Date

Attachments:

1. PC Resolution No. 25-16

2. PC Resolution No. 25-17

3. Conditions of Approval — Redwood Café Restaurant & Event Center

4. STDRC Recommendation Letter for SPR dated August 5, 2025

5. Vicinity Map — River Islands Town Center District

6. Vicinity Map — Proposed Redwood Café Restaurant & Event Center

7. Town Center — Architectural Design Guidelines and Development Standards (DG/DS),

with the Shared Parking Analysis
Town Center — Neighborhood Development Plan (NDP)
Project Plans
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CITY OF LATHROP
PLANNING COMMISSION RESOLUTION NO. 25-16

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF LATHROP
TO APPROVE AMENDMENTS TO THE TOWN CENTER DISTRICT
ARCHITECTURAL DESIGN GUIDELINES AND DEVELOPMENT STANDARDS
(DG/DS) AND NEIGHBORHOOD DEVELOPMENT PLAN (NDP) TO REPLACE THE
RIVER ISLANDS COMMUNITY STADIUM TO THE RIVER ISLANDS
AMPHITHEATER/EVENT CENTER
(NDP-25-99)

WHEREAS, the City of Lathrop Planning Commission held a duly noticed public meeting
to consider the proposed amendments pursuant to the Lathrop Municipal Code; and

WHEREAS, the request is to amend the River Islands Town Center District Architectural
Design Guidelines and Development Standards (DG/DS) and Neighborhood Development Plan
(NDP) documents to allow for the replacement of the River Islands Community Stadium to the River
Islands Amphitheater/Event center, as well as update various exhibits and diagrams to illustrate the
new layout of the Town Center District; and

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 River Islands Urban Design Concept (UDC) for Phase 1 has been prepared
and approved by the City Council in accordance with the requirements of the WLSP; and

WHEREAS, the WLSP requires that a Neighborhood Design Plan and Architectural Design
Guidelines be prepared, reviewed by the Stewart Tract Design Review Committee (STDRC), and
approved by the Planning Commission for each community within the River Islands project; and

WHEREAS, the Town Center District Neighborhood Development Plan (NDP) &
Architectural Design Guidelines and Development Standards (DG/DS) were reviewed by the
STDRC, and approved by the Planning Commission on March 20, 2024 & April 17, 2024 per
Resolution No. 24-1 and Resolution No. 24-4 , respectively in accordance with the requirements of
the WLSP; and

WHEREAS, the proposed amendments to the Architectural Design Guidelines &
Development Standards (DG/DS) and Neighborhood Development Plan (NDP) for the Town Center
District have been reviewed by the STDRC and recommended to the Planning Commission for
approval; and

WHEREAS, proper notice of this public meeting was given in all respects as required by
law; and

WHEREAS, the Planning Commission has reviewed all written evidence and oral testimony
presented to date.
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NOW THEREFORE, BE IT RESOLVED, the Planning Commission of the City of
Lathrop does hereby make the following findings:

1. California Environmental Quality Act (CEQA) Findings. Pursuant to Public Resources
Code section 21083.3 and CEQA Guidelines Section 15183, the Planning Commission
finds as follows:

a) The City Council approved the River Islands (RI) at Lathrop Project, certified the
Final Subsequent Environmental Impact Report (SEIR) for the RI at Lathrop
Project, adopted the 2003 West Lathrop Specific Plan (WLSP) and the Urban
Design Concept, and approved a Phase 1 subdivision map and the 2003 Amended
and Restated Development Agreement for the RI at Lathrop Project.

b) The above referenced RI Project documents, including the SEIR, have been
updated and amended several times thereafter, most recently in 2018 with the
adoption of the Sixth Addendum to the SEIR.

c) 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 in February 2003 (State Clearinghouse No.
1993112027). The SEIR considered the full range of potential environmental
effects of urban development of the entire River Islands Project.

The proposed amendments to the Town Center District Architectural Design
Guidelines and Development Standards (DG/DS) and Neighborhood
Development Plan (NDP) project falls within the scope of the previous SEIR and
does not require further environmental review under the California Environmental
Quality Act (CEQA).

BE IT FURTHER RESOLVED, that the Planning Commission of the City of Lathrop
based on substantial evidence in the administrative record of proceedings and pursuant to its
independent review and consideration, does hereby approve the amendments to the Town Center
District Architectural Design Guidelines and Development Standards (DG/DS) and Neighborhood
Development Plan (NDP) documents as shown in Attachment 7 and 8, respectively of the Staff
Report that accompanied this resolution which is hereby, incorporated by reference.
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PASSED AND ADOPTED by the Planning Commission of the City of Lathrop at a regular
meeting on the 20" day of August, 2025 by the following vote:

AYES:
NOES:
ABSTAIN:
ABSENT:
George Jackson, Chair
ATTEST: APPROVED AS TO FORM:
Rick Caguiat, Secretary Salvador Navarrete, City Attorney
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CITY OF LATHROP
PLANNING COMMISSION RESOLUTION NO. 25-17

A RESOLUTION OF THE CITY OF LATHROP PLANNING COMMISSION TO
APPROVE A SITE PLAN REVIEW REQUEST TO CONSTRUCT THE REDWOOD
CAFE RESTAURANT AND EVENT CENTER LOCATED IN THE RIVER ISLANDS
TOWN CENTER DISTRICT.
(SPR-25-89)

WHEREAS, the City of Lathrop Planning Commission held a duly-noticed public meeting to
consider the Site Plan Review request pursuant to the Lathrop Municipal Code; and

WHEREAS, River Islands Construction, LLC has made application to the City for approval
of a Site Plan Review application to construct the Redwood Café Restaurant and Event Center located
in the River Islands Town Center District area; and

WHEREAS, the proposed project includes the construction of a 1,346 square foot tunnel
entrance from Commercial Street/Place, an 8,582 square foot basement/cellar, and an 8,042 square
foot main floor designed to provide a restaurant, a bar, and an outdoor seating area which can
accommodate 250 guests. Additionally, this project will provide an event center that includes an altar,
outdoor tents, and seating to accommodate up to 200 guests. There will be a total of 255 parking stalls
provided to accommodate the guests for both the restaurant and event center use, which are distributed
among three main parking lots that will serve this project including the 50-space parking lot directly
to the west along Garden Farms Avenue, the 104-space parking lot to the northwest along Riverfront
Drive, and the 101-space parking lot to the southwest along Commercial Street/Place; and

WHEREAS, the proposed Redwood Café Restaurant and Event Center is located within the
Town Center District, just east of Somerston Parkway, south of Riverfront Drive, and north of the
extended Commercial Street/Place angled parking roadway. Additionally, there is a roundabout at the
north end of Commercial Street/Place that leads to the basement wine cellar entrance of the restaurant.
The proposed restaurant and event center encompasses an approximately 1.66-acre site area and is
situated above the proposed Amphitheater/Event Center to the northwest; and

WHEREAS, the project site has a general plan land use designation of “MU-RI, Mixed Use
Town Center” and a zoning designation of “MU-RI, Mixed Use Town Center”, which allows for
“restaurants, including cafes” and “banquet facility” as permitted uses subject to City approval of a
Site Plan Review entitlement request; and

WHEREAS, the project site is designated for Mixed Use in the WLSP and for a variety of
urban uses, including recreational uses of both public and private ownership and maintenance; and

WHEREAS, the project site is protected by accredited levees from a 100-year flood event as
defined by FEMA; and
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WHEREAS, the City of Lathrop Planning Commission approved a Town Center Plan for the
River Islands Town Center District in 2018, and recently adopted the Neighborhood Development
Plan (NDP) and Architectural Design Guidelines and Development Standards (DG/DS) for the District
(in March and April 2024, thereby superseding the Town Center Plan); and

WHEREAS, proper notice of this public meeting was given in all respects as required by law;
and

WHEREAS, the proposed Redwood Café¢ Restaurant and Event Center project has been
reviewed by City staff, who have recommended that the Planning Commission approve SPR-25-89,
along with certain conditions of approval that will ensure that the proposed restaurant and event center
are consistent with the 2022 Lathrop General Plan, the 2003 West Lathrop Specific Plan (WLSP), the
Lathrop Municipal Code (LMC), the River Islands Urban Design Concept (UDC), the River Islands
Town Center Neighborhood Development Plan (NDP) and Architectural Design Guidelines and
Development Standards (DG/DS), and other applicable regulations and standards (conditions included
and incorporated herein as Attachment "3"); and

WHEREAS, the Planning Commission has reviewed all written evidence and oral testimony
presented to date.

NOW, THEREFORE, BE IT RESOLVED, the Planning Commission of the City of Lathrop
does hereby make the following findings:

1. California Environmental Quality Act (CEQA) Findings. Pursuant to Public Resources
Code section 21083.3 and CEQA Guidelines Section 15183, the Planning Commission
finds as follows:

a) The City Council approved the River Islands (RI) at Lathrop Project, certified the
Final Subsequent Environmental Impact Report (SEIR) for the RI at Lathrop
Project, adopted the 2003 West Lathrop Specific Plan (WLSP) and the Urban
Design Concept, and approved a Phase 1 subdivision map and the 2003 Amended
and Restated Development Agreement for the RI at Lathrop Project.

b) The above referenced RI Project documents, including the SEIR, have been updated
and amended several times thereafter, most recently in 2018 with the adoption of
the Sixth Addendum to the SEIR.

c) 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 in February 2003 (State Clearinghouse No. 1993112027). The
SEIR considered the full range of potential environmental effects of urban
development of the entire River Islands Project.

The proposed restaurant and event center project falls within the scope of the

previous SEIR and does not require further environmental review under the
California Environmental Quality Act (CEQA).
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2. Site Plan Review Findings. Pursuant to Section 17.100.050 of the Lathrop Municipal Code
(LMC), the Planning Commission finds as follows:

a) The proposed Site Plan Review complies with all applicable provisions of Chapter
17.100, and the proposed project as conditioned, is consistent with Chapter 17 Zoning
of the Lathrop Municipal Code (LMC), with the provisions of the “MU-RI, Mixed Use
Town Center” zoning district, and other applicable land use standards and regulations;

b) The propose Site Plan Review is consistent with the site improvements listed in Chapter
17.100 (a. through i.) and improvements are such that: traffic congestion is avoided,
pedestrian and vehicular safety and welfare are protected, and will not have adverse
effects on surrounding properties.

c) The proposed lighting for the project is so arranged to deflect away from adjoining
properties.

d) The proposed Site Plan Review is compatible with surrounding land uses and the
conditions of approval made a part of the proposed project by this resolution
(Attachment “3”) are reasonable to ensure the project will not be detrimental to the
health, safety and general welfare of the City.

BE IT FURTHER RESOLVED, based on the findings set forth in this resolution, evidence
in the staff report, evidence presented during the public hearing, and pursuant to its independent
review and consideration, the Planning Commission hereby approves the proposed Site Plan
Review (SPR-25-89) subject to the Conditions of Approval listed as Attachment 3 of the August
20, 2025 Staff Report, incorporated by reference herein.
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PASSED AND ADOPTED by the Planning Commission of the City of Lathrop at a regular
meeting on the 20™ day of August, 2025 by the following vote:

AYES:

NOES:

ABSTAIN:

ABSENT:

ATTEST:

Rick Caguiat, Secretary

Planning Commission Resolution No. 25-17

George Jackson, Chair

APPROVED AS TO FORM:

g
S =<

Salvador Navarrete, City Attorney

Page 4 of 4



City / l
|.ﬁfﬁT‘~Qp\_ Attachment 3

——

\__

Community Development Department — Planning Division

Consolidated Conditions of Approval

August 20, 2025
Project Name: Redwood Café Restaurant and Event Center
File Number: Site Plan Review No. SPR-25-89

Project Address: 1300 Riverfront Drive (APN: 213-740-01)

The following list of conditions shall be incorporated into the final construction plans and development phases of the project.
The list of conditions are not intended to be all-inclusive or a comprehensive listing of all City or district regulations. The
following comments and conditions of approval are based on the application and diagrams submitted on July 31, 2025.

Project Description

Approval of this project authorizes the development of a 17,970 square foot full-service restaurant
building and event center on an approximately 1.66-acre site within the River Islands Town Center
District. The project includes the construction of a 1,346 square foot tunnel entrance from Commercial
Place, an 8,582 square foot basement/cellar, and an 8,042 square foot main floor designed to provide a
restaurant, a bar, and an outdoor seating area which can accommodate 250 guests. Additionally, this
project will provide an event center that includes an altar, outdoor tents, and seating to accommodate up
to 200 guests. Part of this project includes relocating 4 (four) existing buildings from the business’s
previous location in Modesto to this new location in River Islands. The 4 (four) buildings include the
dining room, bar, bridal suite, and outdoor bar. There will be a total of 255 parking stalls provided to
accommodate the guests for both the restaurant and event center use, which are distributed among three
main parking lots that will serve this project including the 50-space parking lot directly to the west along
Garden Farms Avenue, the 104-space parking lot to the northwest along Riverfront Drive, and the 101-
space parking lot to the southwest along Commercial Street/Place.

CEQA Determination

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 in February 2003 (State
Clearinghouse No. 1993112027). The SEIR considered the full range of potential environmental effects
of urban development of the entire River Islands Project. The proposed project falls within the scope of
the previous SEIR and does not require further environmental review under the California Environmental
Quality Act (CEQA).

PLANNING

1. All areas not used for structures, parking, driveways, walkways, or other hardscape shall be
landscaped and maintained by the property owner per Section 17.92.030 (A) (1) of the Lathrop
Municipal Code to the satisfaction of the City.
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10.

11.

12.

The applicant shall submit appropriate plans to the Building Department for plan check and building
permit. Final site plan, building elevations, landscaping and irrigation, exterior lighting and detailed
site improvement plans, etc. shall be reviewed and approved by the Planning Division. Any
significant change or modification to the approved plan is subject to review and approval by the
Planning Division.

Landscaping and irrigation shall be consistent with the City’s Water Conservation Requirements
(LMC 17.92.060) and the State Water Efficient Landscape Ordinance (AB 1881). The applicant shall
include with the landscape and irrigation plan a water efficient landscape worksheet with water
budget calculations identifying the water allowance and estimated water use.

The applicant/property owner shall ensure the entire site including landscaping areas shall be
maintained in a healthy, weed free condition to the satisfaction of the City.

It shall be the responsibility of the applicant/property owner to ensure that any building or parking
area lighting including security lighting associated with the project, be arranged so as not to cast light
onto adjoining properties.

A final site lighting photometric plan with detailed specifications of all lighting fixtures, poles, and
wall packs as well as a manufacture’s catalogue sheet containing photometric data, shall be provided
with the Building Permit plan submitted for City review and approval. Parking lots, driveways, trash
enclosure/areas shall be illuminated during the hours of darkness with a minimum maintained one
foot-candle of light and an average not to exceed four foot-candles of light. The illumination shall
not exceed ten (10) foot-candles in any one location.

No signs are approved with this entitlement. For any exterior signs desired for the project, a separate
sign permit application shall be submitted to the Planning Division for review and approval prior to
installation. All signage must be in accordance with the applicable standards of the Lathrop
Municipal Code and applicable River Islands Master Signage Plan. The applicant may submit a
Town Center Specific Master Signage Plan as well, for the review and approval of the Community
Development Director.

Bicycle parking shall be installed consistent with Chapter 17.76.120 of the Lathrop Municipal Code
(LMC).

Roof-mounted mechanical equipment shall be screened from public view so as not to be visible from
the public right-of-way. Screening materials shall be compatible with the architectural style,
materials and colors of the building upon which the equipment is located. This shall be subject to the
review and approval by the Community Development Director or designee.

Ground-mounted equipment that is not required to be visible, shall be screened from public view so
as not to be visible from the public right-of-way using the most practical means of screening, such
as landscaping, a freestanding wall/fence, matching paint. This shall be subject to the review and
approval by the Community Development Director or designee.

Unless otherwise specified, all conditions of approval shall be completed prior to the issuance of any
grading permit or building permit.

The applicant shall be responsible for contacting all appropriate utility companies to obtain their
agreement for extension and/or relocation of services necessary to serve the development.
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13.

14.

15.

16.

Trash enclosure(s) shall include, but not be limited to, a covered roof, metal gates, and have three
solid walls. Details and/or alternative designs or location of the enclosure(s) shall be subject to
review and approval of the Planning, Building, and Public Works Departments. The trash enclosure
design, material, and color shall match or compliment the main buildings.

The Site Plan shall expire thirty-six (36) months from the date of approval unless a time extension is
granted consistent with the policies and procedure of the Lathrop Municipal Code. Prior to the
expiration date of (August 20, 2028), a building permit must be issued and construction is
commenced and diligently pursued toward completion of the site or structures.

In the event clarification is required for an interpretation of these Conditions of Approval, the
Community Development Director and City Engineer shall have the authority either to
administratively clarify the intent and wording of these Conditions of Approval without the
requirement of a public hearing or to refer questions regarding the interpretation of these Conditions
of Approval to the Planning Commission. If the applicant takes issue with the clarification provided
administratively, the applicant shall have the right to appeal the administrative clarification to the
Planning Commission. The Community Development Director and City Engineer shall also have the
authority to make minor modifications to these conditions provided a request is made in writing by
the applicant an it is determined such modifications are consistent with and in furtherance of the
underlying intent of the condition being modified.

The City of Lathrop may conduct annual and or spot inspections to ensure that compliance with the
required site improvements and conditions are being maintained.

BUILDING

1.

2.

All construction associated with this project shall comply with the most recent adopted City and
State building codes.

Special Inspections — As indicated by California Building Code Section 1704, the property
owner/developer shall employ one or more special inspectors who shall provide special inspections
when required by CBC section 1704. The property owner/developer shall contact the Building
Department at time of plan submittal to obtain application for special inspections.

The Title Sheet of the plans shall include:

Occupancy Group Type of Construction

Occupant Load Height of Building

Description of Use Floor area of building(s) by occupancy group
Area Analysis Code Used

The property owner/developer shall be responsible for payment of school impact fees prior to the
issuance of a building permit.

Dimensioned building setbacks and property lines, street centerlines and distances between buildings
and structures shall be provided on the project site plan.

The project shall be designed to conform with energy conservation measures articulated in Title 24
of the California Code of Regulations and address measures to reduce energy consumption such as
flow restrictors for toilets, low consumption light fixtures, and insulation and shall use to the extent
feasible draught landscaping.
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10.

11

All property lines and easements shall be shown on the site plan. A statement shall be provided that
indicates such lines and easements are shown is required.

Public and private site improvements shall be designed in accordance with the Americans with
Disabilities Act and Chapter 11 of the California Building Code. The site plan shall include a site
accessibility plan identifying exterior routes of travel and detailing running slope, cross slope, width,
pedestrian ramp, curb ramps, handrails, signage and truncated domes. The path of travel shall be
provided from the public right of way and accessible parking to building. The design professional
shall ensure that the site accessibility plan is compliance with the latest Federal and State regulations.
A site accessibility plan shall be required per the attached policy from the link below:
https://www.ci.lathrop.ca.us/sites/default/files/fileattachments/building_division/page/24708/site_a
ccessibility plan_requirements.pdf

At the time of building permit application submittal a design professional shall be required to prepare
the formal construction plans for proposed improvements per the Business and Professions’ Code.

Grading and Site Improvement permits from Public Works may be required separately from the
accessibility plan in compliance with item 8.

. The Lathrop-Manteca Fire District (LMFD) shall be the lead agency for the review and approval of

the installation of tents over 400 square feet in size, the applicant shall comply with the current
adopted California Fire Code (CFC) Section 3105. Additionally, structural calculations for the
manufactured tent frame and detailed staking plan shall be required and such plan shall be stamped
by a current State of California licensed civil/structural engineer. Lastly, the tent owner shall submit
in writing those designated person(s) who will be responsible for the installation of the tent(s) and
such individuals shall have adequate experience in erecting and maintaining such tents. At a
minimum, the contractor for the tent permit shall be a Licensed “B” contactor.

PUBLIC WORKS

1.

Prior to issuance of a Final Certificate of Occupancy, the Applicant shall record all access and utility
easements to the satisfaction of the City Engineer .

Mapping

a) The applicant shall provide the proposed “blanket” Public Utility Easement (PUE) to
accurately depict the new boundaries of the adjacent amphitheater.

b) A parcel map creating a separate legal parcel for each site shall be recorded prior to issuance
of a certification of occupancy for the Redwood Café Restaurant.

Storm Water - Construction

a) For sites greater than one (1) acre in size, the applicant shall complete a SWPPP, obtain a
WDID number and list the number on the improvement plans, and submit the SWPPP to the
City for review and approval.

Sewer

a) The applicant shall be required to connect to the City sewer system prior to certificate of
occupancy for the project.

b) The applicant shall secure sufficient sewer capacity for the project and pay all connection
fees and reimbursements prior to issuance of the first building permit.
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c) Wastewater from kitchen of restaurant shall drain to grease interceptor.
5. Potable Water

a) The applicant shall be required to connect to the City water system for irrigation and domestic
supply. All groundwater wells on site shall be abandoned under a permit from San Joaquin
County prior to connecting potable water to the site.

b) The applicant shall secure sufficient water capacity for the project and pay all connection fees
and reimbursements prior to issuance of the first building permit.

6. Storm Drain

a) The applicant shall be required to connect to the storm drain and pay all applicable connection
fees.

b) The applicant shall be required to implement post-construction BMPs on-site. The applicant
shall refer to City standards for design and calculation requirements.

c) The applicant shall submit a storm water plan that shows the post construction storm water
treatment.

d) The project shall comply with the Multi-Agency Post Construction Stormwater Manual.
7. Recycled Water/Non-Potable Irrigation

a) The applicant shall be required to connect to the River Islands non-potable water system for
irrigation supply.

b) The applicant shall irrigate landscaping with non-potable water.
8. Solid Waste

a) The applicant shall install trash enclosures for this project. Each trash enclosure shall be
constructed with three solid walls, and a fourth wall with a gate and a roof. Each trash
enclosure shall also include a man-door and hose-bib.

b) A sewer drain and grease interceptor are required in each trash enclosure.
9. General Comments

a) The applicant shall retain the services of a California licensed civil engineer to design the
utility plans for sewer, water storm drain lines and systems.

b) The applicant shall ensure that all off-site and on-site improvements comply with City
Standards and with the City’s Storm Water Development Standards.

c) The parking areas and drive isles on site shall be paved with asphalt concrete.

d) Hydrology and hydraulic calculations and plans for on-site storm water system shall be
submitted to the City for review and approval.

e) The project shall comply with the Multi-Agency Post Construction Stormwater Manual.

f) The applicant shall install as part of their onsite improvement all necessary Best Management
Practices (BMP’s) for post construction in accordance with City guidelines and standards.
The BMP’s must be in place prior to final occupancy.

g) The applicant shall underground all existing and new overhead utilities on both sides of the
frontage street in compliance with the Lathrop Municipal Code. Overhead power lines in
excess of 34.5 KVA are not required to be undergrounded.
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h) The applicant shall be required to install full street frontage improvements including but not
limited to curb, gutter, sidewalk, street lights, hydrants, asphalt concrete paving, striping,
commercial driveways, and landscaping. The extent of paving shall include one half ultimate
street width. Applicant shall submit the off-site plans for approval along with the applicable
plan check and inspection fees.

1) The applicant shall obtain an encroachment permit and bond for all offsite work.

7) The applicant shall pay all appropriate fees including but not limited to Capital Facilities Fees
and Plan Check and Inspection Fees.

k) A geotechnical report shall be submitted for the project, which includes groundwater
elevations, percolation rates for retention basins, soil compaction requirements, and
recommendations for asphalt paving.

1) Grading and other construction activities that may cause dust shall be watered to control dust
at the City Engineer’s direction. A water vehicle shall be available for dust control operations
at all times during grading operations. The adjacent public street shall be kept free and clean
of any project dirt, mud, materials, and debris.

LATHROP-MANTECA FIRE DISTRICT (LMFD)

1.

® N W

The project shall conform to the most currently adopted edition of the California Fire Code and all
related standards.

Permits shall be obtained from the fire code official. Permit(s) and fees, shall be paid prior to issuance
of any and/or all permits. Issued permits shall be kept on the premises designated therein at all times
and shall be readily available for inspection by the fire code official. (Permits are to be renewed on
an annual basis).

. Depending on the proposed Occupancy Type & fire area occupant load, Automatic Fire Sprinklers

may be required. In the case where automatic fire sprinkler systems are required, such systems shall
comply with California Fire Code Section 903.2 and the Tenant/Occupant/Owner shall have the
responsibility to ensure that the correct fire suppression system is added/modified/tested and
accepted by the (AHJ) Fire District. Fire suppression system plans shall be modified under separate
fire permit and shall be submitted by a licensed fire contractor, to the (AHJ) Fire District for review
and approval prior to modification. Deferred submittal accepted.

All residential structures shall be Fire Sprinkler protected, as per the City of Lathrop’s Fire Sprinkler
Ordinance, California Fire Code, California Residential Code, and the California Building Standards
Codes. Fire suppression system plans shall be modified under separate fire permit and shall be
submitted by a licensed fire contractor, to the (AHJ) Fire District for review and approval prior to
installation. Deferred plan submittals are accepted.

Fire Sprinkler System alterations and plans shall be submitted directly to LMFD.
Fire Alarm System upgrades and plans shall be submitted directly to LMFD.
A means of Ingress and Egress Plan shall be submitted with the project Tenant Improvement Plans.

An approved fire alarm system shall be installed in accordance with CFC §907.2 and NFPA 72.
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10.

11.

12.

13.

14.

15

16.

17.

18.
19.

20.

Fire Department Development Impact Fees for all new buildings shall be paid in accordance with
the City of Lathrop Municipal Code and Resolutions of the adopted fee schedule.

An approved Fire Flow test shall be conducted prior to ground breaking to determine the allowable
Fire Fighting capabilities for the site.

An approved water supply for fire protection, either temporary or permanent, shall be made available
prior to commencing construction beyond the foundation stage, or as soon as combustible material
arrives on the site.

Deferred Plan Submittals for Fire Alarm, Fire Sprinklers and Fire Underground shall be submitted
directly to LMFD.

Fire apparatus access roads shall be designed and maintained to support the imposed loads of fire
apparatus and shall be surfaced so as to provide all-weather driving capabilities. Fire apparatus access
roads shall have an unobstructed width of not less than 20 feet (6096 mm), exclusive of shoulders,
except for approved security gates in accordance with California Fire Code (CFC) Section 503.6,
and an unobstructed vertical clearance of not less than 13 feet 6 inches (4115 mm). Adequate
turnaround shall be provided per City of Lathrop Standards and Appendix D of the 2019 CFC.

Where access to the development is restricted because of secured openings or where immediate
access is necessary for life-saving or fire-fighting purposes, a key “knox” box is required to be
installed in an approved location. The key “knox’ box shall be of an approved type and shall contain
keys to gain necessary access as required by the fire code official. In addition to key “knox’ box(es),
any automatic gates shall have Opticom access ability to provide necessary access for emergency
apparatus.

. Where a portion of the added street is constructed more than 200 feet (61 meters) from a hydrant on

a fire apparatus access road, as measured by an approved route, the developer shall provide an
additional fire hydrant and main shall be provided. NOTE: The developer shall provide exact
locations and distances of existing hydrants in the area. (CFC Appendix C, and City of Lathrop Water
System Standards)

The developer shall be responsible for providing approved vehicle access for firefighting to all
construction or demolition sites. Vehicle access shall be provided to within 100 feet (30,480 mm) of
temporary or permanent fire department connections. Vehicle access shall be provided by either
temporary or permanent roads, capable of supporting vehicle loading under all weather conditions.
Vehicle access shall be maintained until permanent fire apparatus access roads are available.

The Fire Department Fire Access Roads shall meet the requirements established by the San Joaquin
County Fire Chief’s Association.

The turning radius for this project shall be a minimum of 41 feet for all Emergency Fire Apparatus.

Buildings exceeding 30 feet in height shall have a minimum unobstructed fire apparatus access width
of 26 feet.

Commercial cooking equipment that produce grease laden vapors shall be provided with a Type 1
Hood, in accordance with the California Mechanical Code, and automatic fire extinguishing system
that is listed and labeled for its intended use as follows:
a. Wet chemical extinguishing system, complying with UL 300
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b. Carbon dioxide extinguishing systems
c. Automatic fire sprinkler systems

21. Where a portion of the facility or building hereafter constructed or moved into or within the
jurisdiction is more than 400 feet (122 meters) from a hydrant on a fire apparatus access road, as
measured by an approved route around the exterior of the facility or building, on-site fire hydrants
and mains shall be provided where required by the fire code official.

22. At LMFD’s discretion the proposed project may be subject to other fire & life safety requirements
at the time of building plan review.

23. Final approval is subject to field inspections. A minimum 48 to 72-hour notice is required prior to
any life-safety fire inspections. Other conditions may apply at time of inspections and are subject to
correction.

LATHROP POLICE DEPARTMENT (L.PD)

1. The applicant shall paint the address on the roof top for each individual building. The numbers shall
be at least 3 feet tall, 2 feet wide, 9 inches apart, with 6-inch brush stroke with a color that contrast
the roof top, top of numbers/letters should point north.

2. The applicant shall install dedicated lights in the parking lot that are properly maintained including
the drive access.

3. The applicant shall coordinate with the Police Department regarding the design of any fencing that
abuts the adjacent Amphitheater/Event Center property (17375 Islanders Way).

4. The applicant shall install a recording security camera system that shall be maintained by the property
owner and accessible to LPD with camera views covering all ingress and egress to all building(s)
and parking areas. This shall include the Commercial Place tunnel entrance/exit to the basement wine
cellar.

5. Prior to the first event the applicant shall coordinate with the Police Department to obtain a Sound
Amplification Permit for all future events.

6. Where access to the development is restricted because of secured openings or where immediate
access is necessary for life-saving or emergency purposes, a key “knox” box is required to be
installed in an approved location. The key “knox’ box shall be of an approved type and shall contain
keys to gain necessary access as required by the police chief. In addition to key “knox” box(es), any
automatic gates shall have Opticom access ability to provide necessary access for emergency
vehicles.

7. The proposed landscaping for this project shall conform to the following standard CPTED
measurements:

a. Maintain natural visible surveillance to building from parking lot and street.
b. Plants taller than 8 feet shall be trimmed up 4 feet from ground.

c. Plants under 8 feet shall be trimmed to allow ground level surveillance.
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ADMINISTRATIVE SERVICES

1. By exercising this approval, the applicant hereby agrees to indemnify, hold harmless and defend the
City, its officers, agents, elected and appointed officials, and employees, from any and all liability or
claims that may be brought against the City arising out of its approval of this Site Plan Review to the
fullest extent permitted by law.
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Attachment 4

RIVER
ISLANDS

VIA EMAIL
August 5, 2025

Mr. Rick Caguiat, Director of Community Development
City of Lathrop

390 Towne Centre Drive

Lathrop, CA 95330

Email: rcaguiat@ci.lathrop.ca.us

Subject:  STDRC Recommendation for Amendments to Town Center DG/DS, Town Center NDP,
Redwood Caf¢ Site Plan Review and Amendment to Community Stadium CUP
(Amphitheater/Event Center)

Dear Rick:
The STDRC has reviewed the following documents within the Phase 1 River Islands Town Center:

Amended Town Center Architectural Guidelines and Design Standards (DG/DS)
Amended Town Center Neighborhood Development Plan (NDP)

Redwood Café Site Plan Review Application and associate materials

Amendment to Community Stadium Conditional Use Permit (Amphitheater/Event
Center Use)

N U R O

All of these documents were previously submitted to the City for review and processing. The
STDRC voted unanimously to recommend approval of these documents to the Planning
Commission at their August 20, 2025 meeting.

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

Sineerely,

Susan Dell'Osso
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 Dadalt, City of Lathrop Associate Planner
Robert Chen, Westwood Services
John Zhang, Westwood Services
Bill Koch, Westwood Services
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Imagery depicted on this document is used only for purposes of conveying architectural and/or
planning concepts and may or may not represent the work of Dahlin Group Architecture Planning
or Westwood Engineering.
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RIVER ISLANDS

1.1 Introduction

River Islands has been designed as the premier master planned commu-
nity in Northern California. Its island location, on the San Joaquin River
in Lathrop, provides a backdrop of nearly 5,000 acres for a mixed
use community of 15010 homes, nearly 5 million square feet of
commercial space and seven schools. Such community
recreational amenities as lakes, walking trails, parks and a boathouse
are all part of the vision for all neighborhoods. The Town Center

District will contain up to 668 high density units and up to 500,000
square feet of commercial/retail/office space; this document is
intended to provide a descriptive vision of this unique part of the
River Islands master plan.

Figure 1.1 shows the location of River Islands, and its relationship to
the major highways and surrounding cities.

Figure 1.1 Location Map
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RIVER ISLANDS

1.1.1 Purpose & Intent

The Architectural Guidelines and Development Standards of River
Islands (AG/DS complement the River Islands Urban Design Concept
(UDC) and Neighborhood Development Plan (NDP), two other
documents that are required to direct development within a
particular planning district of River Islands. This authority stems from
the West Lathrop Specific Plan (WLSP) that provides the land uses,
zoning, general development framework and other design policies
for both the NDP and the AG/DS. The documents provide the specific
standards and guidelines for the Stewart Tract Design Review
Committee (STDRC) and Lathrop Community Development
Department to review and evaluate new development proposals
within the Phase 1 Town Center District.

1.1.2 Relationship to West Lathrop Specific

Plan (WLSP)

The West Lathrop Specific Plan (WLSP) provides the authority to which
the River Islands AG/DS has been prepared. As described in the
WLSP, each sub-area of each District or a District as a whole must
have a set of written guidelines and standards for new
development. The original AG/Document (approved in April 2024)
applied to Areas 3, 4, and 10 of  the Town Center District
(see Figure 2.2 for a depiction of the areas); these initial areas shall
be referred to as "Phase 1 of the Town Center District". However,
the Town Center AG/DS and NDP are meant to be "living
documents" that will be updated over time to meet the needs

of the unique development anticipated for  this District,
which is by definition, mixed-use. This current version
will amend Area 3, but also include Area 2. Each area

not covered by this AG/DS document will require an amendment to
provide additional detail to that area. No development permit
(e.g. Conditional Use Permit, Site Plan Review) for uses outside of
Areas 2, 3, 4, and 10 (Phase 1 of the Town Center District) shall
be approved until the Planning Commission has approved
an amended AG/DS document. Minor amendments however, may
be approved by the Community Development Director as
provided by the procedures outlined in the Project Implementation
section of this document.

1.1.3 Language and Organization of

Document

These DG/DS are divided into three major sections: Architecture;
Landscape and Project Implementation. Architecture and
Landscape are each further divided into Design Guidelines and
Development Standards. Together, these will assure that developers
and residents of the Town District have the necessary tools to
implement the vision for this mixed use area of River Islands.

The Design Guidelines describe the overall design quality that River
Islands envisions. Complementary sketches, imagery, diagrams, and
other graphic materials further illustrate the AG/DS design intent.
The words “should”; “may” and “can” indicates that the guideline
is highly recommended and suggests possible design solutions
that are acceptable and encouraged, but not required.

The Development Standards section addresses the particular design
criteria, conditions and standards that shall be met when designing
both residential and non-residential uses and landscapes
associated with these uses. The Phase 1 Town Center AG/DS uses
careful language to assist the STDRC and Lathrop City staff in
reviewing design proposals. The words, “shall’;, “will", and “must”
are to be implemented requirements. All development standards
intended to supplement the WLSP's and City of Lathrop’s zoning
requirements use this language.

The Project Implementation Section will guide developers,
builders and residents through the approval and permit process.
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RIVER ISLANDS

Figure 1.2 River islands District Diagram (Currenty Approved
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RIVER ISLANDS

1.2 Architecture Design
Principles

The character and quality of River Islands” architecture is an important
factor in creating the overall identity of the community. Although it is
likely that there will uftimately be a variety of architectural styles in the
community, the following design principles are intended to provide the
guidance that will assure unity and consistency in architectural design.

1.2.1 Regional Precedents

The region of San Joaquin and Sacramento River Deltas is rich in
precedents that can serve as the basis for the architecture of River
Islands. These include not only the historical architectural tradition,
but the climate, natural environment, and cultural history. There are
4 distinct influences identified for this area, that provide us with the
architectural styles that will be considered for the River Islands
community.

River Edge

The use of the river system for commerce has been largely re-
placed by recreational use. Still, remnants of the rivers use
as the primary conduit for goods and materials, as well as the
agricultural products of the region, remain. The simple,
economical forms and materials of river edge industrial
buildings, and their docks and quays provide a meaningful
source for the architecture of the Town Center.

River Delta

Because of the abundant water, flat slopes and easily
worked soils, river deltas have always been desirable for
agriculture. The tradition of farmsteads in the Delta, with their
simple farmhouses and outbuildings, can be a particularly rich
source for residential building design.

Mediterranean Climate

The climate of the delta is Mediterranean: cool, moist winters are
followed by warm, dry summers. The prevailing westerly winds
bring in cool air from the Pacific, making evenings pleasant, even
in the summer. Often homes in this area were built with large
roof overhangs and porches to limit the heat gain in the house,
or with carefully placed large trees and shade structures.

Delta History & Culture

Originally part of the Rancho Pescadero, River Islands has a direct
historical connection to the Spanish and Mexican Land Grant
system that characterized California in the eighteenth and early
nineteenth century.The discovery of gold north and east of River
Islands, and the subsequent boom are also part of the region’s
architectural influences. The simple, slapdash architecture of
boom towns, and the subsequent opulence of the Victorian Era
are a part of the architectural history of the region. The traditions
of agriculture and river-based industry are the most
prevalent historical influences, however, and provide perhaps
the most fitting stimulus for architectural design at River
Islands.
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RIVER ISLANDS

1.2.2 Three Architectural Districts
Riverlslandsisdividedinto threearchitectural districts based primarily
on the dominant use within the district: Residential, Town Center and
Employment Center. The requirements for the architecture of each
district vary, as described in the following paragraphs.

Residential District

The architecture of the residential districts of the River Islands
community will contain a wide variety of architectural styles
and influences. The styles will be based on historical precedents
from the region, such as those found in farmsteads, the river
edge, or in the older residential neighborhoods of valley
and delta cities. Modern adaptations of these styles may be
proposed, though the intent is to create an appearance and
feeling of old tradition architecture. The mixing of styles
within individual neighborhoods will be limited so that
visual unity can be achieved, and strange juxtapositions
avoided.

Employment Center District

As the primary uses of this district are office, retail and
commercial, the architectural styles will be the most
contemporary of any of the three districts. Office and
commercial buildings will generally be simple, modern,
rectilinear forms with flat roofs. Masonry, concrete tilt-up and
other economical building types will predominate. Buildings
with historical references will likely be limited to retail centers
or restaurants. Architectural design guidelines & development
standards for Town Center and Employment Center Districts
will be developed and adapted to supplement the UDC at the
appropriate time prior to the official launch of these two
districts.

Town Center District

The architecture of the Town Center will vary according to land
use and location. Next to the river, particularly in the retail and
commercial areas, the architecture should be a modern
approach to historical commercial and industrial building types
that might have been found in other river front towns. Ideally,
this area should appear as if it developed over time, with the
participation of numerous designers. Unity will be achieved
primarily by uniformity of use and development standards, such
as building mass and setbacks.

Residential areas of the Town Center may follow the guidelines
for the residential district described previously, or may show the
influence of riverfront industrial buildings, or Victorian
estates. Individual development proposals will be
considered by the Stewart Tract Design Review
Committee on the effectiveness with which they create an
architectural richness in the Town Center that mimics
traditional riverfront towns. This document will introduce a
new architectural theme to this end.

Civic buildings, such as schools and city offices, can be special
architectural features of the Town Center. They may be
traditional or modern in  architectural  treatment.
The construction of the Lathrop Police Station utilizes a
more traditional feel, compatible with the previously
constructed Islanders Field baseball stadium.  Both use
neo-traditional elements, including brick and stucco facades. It
is expected that this theme and compatible themes will
continue throughout the District.

COMMUNITY OVERVIEW I 7
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1.2.3 Energy Efficiency

All buildings within River Islands should be designed to conserve en-
ergy as required by the State of California’s CALGreen Code. Among
the methods that should be considered are:

/N Passive solar design: thermal masses to absorb winter sun
energy, roof overhangs, and carefully placed deciduous trees
to provide summer shade;

/% Active solar design: solar collectors to heat water, or photo
voltaic cells to generate electricity;

/N Energy efficient mechanical equipment for heating and cool-
ing, such as heat pumps;

/N Extra thermal insulation in roofs and walls to control heat
gain and loss;

/N Operable windows in commercial buildings; to reduce de-
pendence on mechanical ventilation;

/A Home integrated systems: wireless PC based systems that
allow homeowners to program appliances to restrict usage
during peak energy periods;

/A Load shifting technologies: thermal energy storage for resi-
dential and commercial use that moves the operation of air
conditioning compressors from on-peak operation to off-
peak hours;

/% Thermal rated glazing, including reflective coatings to reduce
heat load in the summer;

/A Utilization of Energy Star rated appliances.

8 I COMMUNITY OVERVIEW
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RIVER ISLANDS

2.1 Design Guidelines
2.1.1 Architectural Character

The primary aim of the Town Center is to provide a
community wide mix of commercial, office, residential,
recreational and civic uses that provides River Islands with a
easily identifiable "downtown" like area.

The overall development pattern, especially north of River
Islands Parkway should follow the form of a traditional,
downtown setting, with short blocks, and clusters of
development at regular intervals.

Since the Town Center is near the geographical center of the City of
Lathrop, the area will likely be destination oriented, serving the
needs of River Islands residents, but will include retail,
recreation, lodging and dining opportunities for the region at
large.

Buildings covered by this AG/DS document (Areas 2, 3, 4 and 10 of the
Phase 1 Town Center are either designed with a "Delta Agrarian”
architectural theme or Tuscan Modern architectural theme. Both
themes are more thoroughly described in this section. Both  Islanders
Field and the Lathrop Police Station have already been
constructed with this  architectural theme. Both the
Amphitheater and the Islanders Way Apartment/Condo
Buildings (located between Marina Drive and Lathrop
Landing Community Park), are being designed with the
Delta Agrarian theme. Future phases ofthe Town Center may
implement other architectural themes that will require an
amendment to this document.

Buildings within Phase 1 of the Town Center will feature solar
panels and electric car chargers and modern building materials that
have a traditional ~appearance but are manufactured to be
more weather resistant and easier to construct than the original
materials used in the historical look of Delta Agrarian. Brick
and other masonry treatments with stucco and metal is typical
of this style, which is typical of historic buildings throughout the
San Joaquin Delta.

2.1.2 Streetscape

Major streets in the Town Center include River Islands Parkway,
Commercial Street, Garden Farms Avenue, Islanders Way and
Riverfront Drive. All of the these streets will be built in Phase
1, except Commercial Street will only be built between River Islands
Parkway and Garden Farms Avenue. With the initial phase,
Commercial Street will provide the main access to the Town
Center from existing River Islands Parkway and with future phases,
become the central organizing element of the District, easily
accessible from the adjacent wuses that will create a "main
street” effect north of Garden Farms Avenue. Since the Town
Center development will continue to be built in phases,
certain areas may be programmed to facilitate active uses
such as festivals, concerts, movie nights, farmers markets,
craft  fairs and other community events that will
likely move to permanent areas of the Town Center in the future.

With future updates to this document, guidelines will be modifed and
architectural themes added to employ architectural elevations on
Commercial Street north of Garden Farms Avenue encouraging
building entries and windows oriented toward the street, aligned along
the back edge of adjacent right-of-way, and with parking lots
located behind buildings where possible. This will provide a
"traditional” pedestrian downtown feel.

Retail, business, office, and residential uses should be
encouraged to be mixed within individual buildings or
within clusters of development on a project site. Residential and
non-residential  development  shall  include  higher densities
and intensities to encourage a 24-hour population. With all phases of
development, pedestrian  walkability = should be  prioritized
through site design with connectivity to the adjacent river
trail and between Town Center uses and building groups.

ARCHITECTURE |11




RIVER ISLANDS

2.1.3 Building Materials and Colors

Building materials and color are important elements to
maintain the visual quality of development within the Town
Center and contribute to the quality streetscapes. Durable and
environmental sustainable materials for the two architectural themes shall
include the following:

Delta Agrarian:

1. Use of stucco as primary exterior element along with brick masonry blocks or veneer
with heavy accent materials. Some projects may also utilize wood siding/Hardie fiber
material siding.

2. Accent materials shall be primarily brick/brick veneer or other masonry, along with
steel elements such as railings, awnings, and overhangs.

3. Primary building colors shall be neutral/lighter in nature with accent colors being
darker in contrast, but compatible with the main structure color.

4. Roof materials shall be metal standing seam or equivalent for sloping and shed roofs,
built-up systems for flat roofs and other metal roofing compatible to the architectural

theme.
Tuscan Modern:
1. Use of stucco as a primary exterior element along with stone veneer.

2. Accent materials shall be primarily metal for trellises and window accents along
with wood beams.

3. Primary building colors shall be neutral/lighter in nature with accent colors being
darker in contrast, but compatible with the main structure color.

4. Roof materials shall be tile of ltalianate/Mediterranean style.

2.1.4 Town Center Architectural Styles

In contrast to other districts in River Islands that are largely residential in
nature, the Town Center District is meant to be a mixed use area of
various land use types, including medium and high density residential,
commercial, retail, office, government and recreational uses. As noted,
the Delta Agrarian Theme will be employed as the baseline architectural style
for the Town Center, in the same vein as Islanders Field and the Lathrop
Police Station. This document will add the Tuscan Modern style for retail/
commercial uses and others may be added in the future.

Islanders Field

Lathrop Police Station

Since there are several public and semi-public uses that have already been established in and near the Town Center that have a common,
unifying theme, including the Lathrop Police Station, Islanders Field Baseball Stadium and Lathrop Manteca Fire Station No. 35, these
guidelines will continue this Delta Agrarian theme with additional private and public buildings in Phase 1 of the Town Center.

Other styles will likely be introduced in the future as development within the Town Center occurs over time. However, all adopted themes shall be compatible

with each other, no matter the land use type.
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Delta Agrarian Theme

Inspired by early 19th Century industrialism and rail expansion through
agricultural  lands in the Western ~ United  States, and in the San Joaquin
Delta in specific, Delta  Agrarian architecture combines materials and
motifs from the unique architecture of this historic area with traditional
housing materials indicative a more modern approach.

Exterior Features

Delta Agrarian is characterized by functional rectilinear forms. The primary
exterior mass is characterized by industrial materials such as brick and exposed
steel. Less dominant masses or elements employ secondary materials such as

stucco and panel siding.

Elements Minimum Enhanced

Form -Multi-storied form with varied facade | -Simple exposed
depth (multi-family, commercial, structural members
office), including single story buildings | on exterior of
-Maximum 30" continuous facade structure
plane
-Roof line broken up by rounded or
square fower elements.

Roof -Flat rectilinear roofs or barrel vault -Horizontal accent
roofs of varied height band or metal trim
-Rooftop equipment screened or kept | incorporated into
out of site from pedestrians. Screening | parapet design
materials to reflect Agrarian Railroad
Industrial character

Walls -Use of at least two or more exterior | -Asymmetrical facade
materials or colors massing employing
-Consistent use of horizontally two or more
oriented materials materials

Windows | -Divided light window -Inset windows
-Single hung window -Storefront glazing
-Dark window frames

Details -Exterior details with exposed Vertical or
structural elements Horizontally oriented
-Horizontal accent bands on facades | metal lattice
-Ornamental light fixtures of industrial | elements.
character -Exposed trusses

Delta Agrarian Design Images

e e
Dell'Osso Farms

Bradshaw's Crossing Bridge over the
San Joaquin River
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Agrarian Kit of Parts

Form

Roofs

Railing

&

Height variation

Vaulted roofs

-

¥

2l

Horizontal Thin
Metal

o - =
{7 B L{"l.zm 4
Sa— A.“ ‘ ~ r. ’ J K]

! ) 2 A

Flat Profiles Height Variation

[ MR |
Horizontal

Plane Change

Vertical Metal

=l s S

Single Hung

Divided Light

Dark Window Trim

Details

Columns

Materials

'\.\
Y

Metal Overhang

L

Light Fixtures

Column

Dark paint or
steel

Accent Bnd

Overhan B

Metal Lattice

Column exposed bolts
Stucco Wood Panel
Siding
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Tuscan Modern

The Tuscan Modern theme (applicable to Area 2 of the Town Center) blends
the rustic charm of traditional Tuscan design with the simplicity of modern
aesthetics and materials. The use of modern materials to achieve the "Tuscan
look” can be utilized to create a warm, inviting space that feels both historic
and contemporary. Key elements include a lighter, earth tone rich color palette,
natural materials, and a mix of rustic and modern detailing.

Exterior Features

Tuscan Modern is characterized by functional rectilinear forms enhanced with
arches. The primary exterior mass is characterized by stone and stucco (as a
modern material). Roofs utilize concrete barrel tile at a medium to low pitch. Accent
elements can include both metal and wood. Height variation typically achieved with
a tower element.

Elements Minimum Enhanced

ik -Single to multi-storied form with use | -Simple exposed
of arches in building facade and SfoC'{UfCJ' members on
windows. exterior of structure
-Rectangular continuous form broken such as a metal frellis.
by courtyards, archways and similar -Open archways that
elements. frame outdoor spaces

and exterior walls.

Roof -Low to moderate pitched gable roof
structure using tile roofing materials.
-Rooftop equipment screened or kept
out of site from pedestrians. Screening
materials to reflect a Tuscan character
or hidden inside roof structure.

Walls -Consistent use of no more thantwo | - Faux finishes for
primary exterior colors stucco work to
-Consistent use of wall materials approximate aged
such as stucco and stone work. plaster.

Windows | -Fixed or divided light windows -Inset windows
-Recessed window frames -Use of decorative
-Use of wood shutters window panes.

Details -Exterior details with exposed structural | -Vertical oriented
elements such as wooden beams. lattice elements.
-Ornamental metal work (faux -Large entry doors
wrought iron) with mix of wood

and metal accents.

Tuscan Modern Examples
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Tuscan Modern Kit of Parts

Form Details
M
\/ - 59 - A
Slight height variation Rectangular Form  Arches Metal Accent Trellis Wood Beams/Accent
Roof [ _Ahhhin
i < -
Pitched Gables Roof Tile Light Fixtures
Materials Columns
FrelSitone Veroer,  Stucco Stone/Stone Veneer Arched Columns
Column
Windows

Fixed Divided Light Arch
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2.1.5 Specialized Facilities

Given the unique nature of the Town Center and its mix of public and private uses, specialized facilities of both a temporary and permanent
nature may be proposed. The Town Center already boasts thelslanders Field Baseball Stadium (permanent) and the River Islands
Soccer Fields (temporary) which are of a specialty nature. The Town Center will include additional community oriented facilities,
including the Amphitheater/Event Center. Other such uses may come in the future. Such facilities shall be architecturally
compatible to the rest of the uses in the Town Center District and be reviewed for recommendation of the Stewart Tract Design Review
Committee. The Amphitheater/Event Center in particular is excellent representation of the Delta Agrarian theme utilized by other
community wide buildings in the Town Center (e.g. Islanders Field, Lathrop Police Station).

AMPHITHEATER ENTRY FEATURE - ELEVATION (SOUTH)

R

AMPHITHEATER SITE PLAN
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2.2 Development Standards

This AG/DS document contains specific development standards for
institutional and multi-family residential development only. Other
areas of the Town Center are still under design development and the
AG/DS document will be updated to address other land use types and
development areas of the Town Center in the future.

The development standards necessary to regulate housing
devejopment for high density residential projects are shown in Table
2-1: River Islands Architectural Development Standards Summary.

Restaurant and Event Center

Pedestrian Oriented Mixed -Use

Medical Office Building

Restaurants/Retail/Hotel/
Commercial

Food Store/
Retail/Commercial

Multi-Family Residential

Multi-Family Residential/
Retail/Commercial

Development standards for commercial, office, retail and other
uses will be added to this document when such developmentis
proposed in the future, prior to the approval any development and
building permits for such uses.

To ailow future innovative development, architects and planners
may be encouraged to propose new design solutions that may deviate
from standards set forth in this document.

The City, based on recommendation of the STDRC shall have the
authority to accept, review and grant any minor architectural variance on
a case by case basis during the Site Plan Review or Conditional Use

Permit process.
Community Amphitheater/
Event Center

Islanders Field
Baseball Stadium (Existing)

Office/Retail

Lathrop Landing
Community Park

Lathrop Police Station (Existing)

High Density Residential
(Apartment/Condo Complex)

Figure 2.1 Town Center Conceptual Plan subject to change with future development (pending amendment to this document)
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2.2.1 Land Uses and Development Pattern

Lotting/Development Summary

L _AReA N iD__J et
The City's MU-RI Zoning District allows the placement of commercial, office, DRt
residential and other permitted and conditionally permitted uses together in the = ﬁgﬁi 003?]3:;@/ I‘fxed 5
same area and with shared parking arrangements in accordance with the Lathrop o AREA 3 Commuu’ity”&md OI:I‘?ALAS
Municipal Code and the Town Center NDP. e AREA 4 Private Recreation ~ N/A
= o] AREA5 Office/Mixed 0-448
The planned development areas shown are diagrammatic and preliminary, subject i AREA 6 Commercia/MFD  0-448
to change with individual development proposals. Existing uses in the Town —_— SR Commercial/Mixed 0
Center include Islanders Field Baseball Stadium, Lathrop Police Station and = ﬁig Cmﬁ?%c/lﬁxﬁ]) g:iig
the PG&E Natural Gas Pressure Reducing Facility. Interim uses include the - AREA 10 MED 220
River Islands Welcome Center, River Islands Technology Academy, and @» COMMUNITY PARK N/A N/A
Lathrop Soccer Facility. These uses are not included below. AR LAKE N/A N/A
" T TRAIL N/A N/A

* - Multi-family dwelling units may vary in each development area
based on individual development proposals. The minimum number
of multi-family units in the total Town Center District is 668.

Town Center Development Summary
N Non-
Gross Net | Dweliing | Non-Residential R;s:::;t;al Residential
: PCEE Acres | Acres Units Square Feet (DU/AC) Imt(a;;ny
FACILITY Areal | 48 | 37 40,000 : 25%
Area 2 6.8 6.0 64 33,100 21 13%
Area 3 7.4 6.4 15,598 - 8%
Area 4 132 10.1 §,700 - 1%
LATHROP | Area$ 1.0 0.8 40,000 - 122%
POLICE
Area § 4.9 37 ,7 -
STATION . oo
Area7 6.4 4.9 36,200 - 17%
Area 8 10.7 8.3 274 22,000 33 8%
Area 9 7.4 57 110 23,500 19 9%
Area 10 9.1 7.0 220 - 32 -
Totals 71.5 56.6 668 279,798
Notes:
1. Summary is based on current development plan and is subject to change.
2. Maximum residential density is 40 DU/AC under the MU-RI zoning district.
3. Maxium non-residential intensity is 100% and would assume parking garages
in-lieu of parking lots currently proposed.

4. Phase River Islands approval documents (WLSP, VTM and EiR allow up to
500,000 total non-residential square feet.

5. Areas not covered by this document (all areas other than 6, 8 and 9) shall require
an updated parking plan with the required update to these guidelines prior to the
approval of a development permits in Areas 6, 8 and 9. Currently, parking
standards in the Lathrop Municipal Code shall prevail.
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2.2.2 High Density Architectural (HDR) Development Standards (Stand Along Projects)
The HDR land use designation is intended to provide higher density, multi-family products that can be catered to renters as well as
buyers (e.g. condos). However, the standards listed below are for stand alone projects only and not for mixed use areas. The
permitted density range for this category is between 15~40 dwellings per acre (du/ac).

Lotting of planned units shall be submitted for STDRC review prior to the submittal of a Site Plan Review application to the City for
review. Since there are a wide range of product types for this classification, each site plan shall be reviewed on a case by case basis.

Table 2.1 Summary of High Density Residential Development Standards

Setbacks and Lot Depth (minimum)

Setbacks at Arterial/Collector Streets 10’

Setbacks at Local/Minor Streets 54

Setbacks at Levee/Lake Slopes/Open Space 20’

Setback from Open Parking Areas 10’

Lot Depth No restriction
Common Area Uses/Open Space {minimum)? 50 sq. ft. per unit

Building Height (maximum)

Five Stories or more 125’

At Four Stories 60’

At Three Stories or less 40’

Building Coverage (maximum)’ 50%

Building Site (minimum) No restriction

Lot Width {(minimum) No restriction

Lot Frontage (minimum) No restriction

Parking 1.5 parking spaces per unit?

Minimum Usable Private Yard Space (optional)* | 80 sq. ft. per unit

1. Exceptions to building coverage may be granted on a case by case basis upon
recommendation of the STDRC and approval of the Planning Commission.

2. Additional guest parking may be provided in shared use parking areas within the
Town Center and/or on public streets where parking stalls have been provided.

3. Common areas include landscaped areas, open spaces and common area
buildings shared by all occupants,

4. When provided, private yards are defined as patios for first story units; balconies
for second floor and above. Such yards are optional.
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RIVER ISLANDS

o s i
3.1 INTRODUCTION
This chapter addresses guidelines and standards for landscape ele- T
ments to be installed by Builders. These elements include planting A‘__er_
and irrigation of commercial common spaces, residential common - i
spaces, driveways, site furnishings, and sustainable design measures. e St —

The provisions set forth within this chapter will provide a closely co-
ordinated, cohesive, and memorable landscape experience to unify
neighborhood character and ensure that every resident feels well-
connected to site and landscape. The goal is to create a welcoming
residential landscape that enhances the living experience, adds last-
ing value to homes and the neighborhood as a whole, and incorpo-
rates sustainable measures for landscape design and construction.

Typical streetscape planting along multi-family buildings

The River Islands Town Center District should reinforce the
overall theme of River Islands, with an urban community that
feels as if it grew within the context of the California Delta as
a corridor between the rural agricultural and country living of the
San Joaquin Valley. The concept seeks to blend the modern
multi-family development and commercial spaces into the
historical land use of the natural environment of the Central
Valley’'s farm land and the surrounding waterways, which give
such life to the environment. This theme may be expressed
through use of orchard-style planting, wildlife-attracting
hedgerows, riparian-type planting, abundant trees, and durable,
long-lasting materials that convey a genuine sense of place.
The City of Lathrop Municipal Code, Chapter 17.92: Landscape
and Screening Standards and the City of Lathrop Design and ;
Construction Standards provide additional requirements for Parkway strip shrub, tree and rock groupings create a sense of place
landscape. Where documents differ, these Builder Guidelines and

Standards shall apply.
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3.2 MIXED-USE LANDSCAPE

3.2.1 Planting Design
Guidelines

« Planting themes have been selected to mimic existing characteris-
tics and habitat of the delta waterways and vegetated agricultural
hedgerows. Plant material selection should strongly consider the
use of drought-tolerant, durable and long-lived species that give
the appearance and imagery of the Delta Valley. Species should
be well adapted to the climatic conditions and soil types typical of
the River Islands Development. Robust evergreen shrub species in-
termixed with flowering native shrub species are strongly encour-
aged. Large naturally shaped flowering shrubs species should be
selected to mimic the image of traditional hedgerows typical of the
surrounding agricultural region. Flowering species that create year-
round interest are of high preference.

Landscape design should emphasize the use of nectar-producing

and flowering plants that supply food, shelter and breeding habitat
for beneficial insects that pollinate edible crops and control pests.
Gardens for butterflies, hummingbirds, and native bees are encour-
aged.
Landscape design should provide effective screening of retaining
walls, utility enclosures, utility cabinets, or service areas to reduce
negative visual impacts. Screen landscaping should incorporate
evergreen plant species in order to maintain year-round leaf cover.
Plant selection should avoid the use of tree species with invasive
root systems near utility lines and paving and avoid the use of non-
native, invasive species that may spread into open space areas. All
plants should be carefully selected to avoid toxic species that could
be harmful to children or cause allergic reactions.

Low groundcover of robust evergreen species should be used for
ground plane landscape, as an alternative to turf. Turf should only
be used for high use areas and the selected turf should be a deep
rooting variety or a California Native variety. The use of turf should

®

follow the guideline and requirements as described in AB1881.
» Plants with higher water demands should be located in shade or
where more runoff occurs.
Landscape around buildings should be designed to provide shad-
ing in the summer months and solar access during the winter.
Planting deciduous trees next to buildings will reduce ambient
temperature, reduce heat gain, and allow for cooler natural ventila-
tion. Deciduous trees and vines in front of south-facing walls and
windows wili further cool buildings by intercepting sunlight during
summer months, yet allow direct sunlight during the winter.
Energy-efficient landscaping techniques are encouraged such as
use of local materials, on-site composting, and chipping to reduce
green waste hauling.
Structures such as trellises and porticoes may be incorporated into
the building/landscape edge, especially on south- and west-facing
exposures, to provide shade in the summer and allow solar pen-
etration when the sun is at a low angle in the winter.

Standards

o All private areas visible from public parks, streets, alleys or lakes
shall be landscaped by the Builder/Developer. Property owners
shall be responsible for private yard areas enclosed within fences.

o Landscape plans for all areas where the builder is required to instali
landscaping shall be prepared by a landscape architect registered
to practice in the State of California.

o Landscape construction practices shall adhere to the provisions in
Section 3.4, below.

o Landscaping and screening standards from Lathrop Municipal
Code Section 17.92.030 shall be met for all commercial
developments.
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Commercial Place

Commercial Street

ACCENT TREE LIST

STREET TREE LIST BY CONNECTOR STREET

BOTANICAL NAME COMMON NAME

_ Tilizre. Greenspire e Tegfihesh Cercis occidentalis Western Redbud
— Ulmus p. ‘Drake Chinese Elm Chitalpa tashkentensis Chitalpa
Lagerstroemia indica Crape Myrtle
Commercial St/Place Zelkova s. ‘Green Vase' Green Vase Zelkova Prunus c. ‘Krauter Vesuvius’ Purple Leaf Flowering Plum
Prunus serrulata ‘Kwanzan’ Kwanzan Flowering Cherry
Acer rubrum ‘October Glory’ October Glory Red Maple
Scarlet Oak Note: These species are for reference

Quercus coccinea
and are not intended to by the only type

Malus x. ‘Prairie Fire Prairie Fire Crab Apple
Quercus lobata Valley Ok of o.c-cent trees. .See Appendix for
additional species.
Ulmus p. ‘Drake’ Chinese Elm
Figure 3-1: Street Tree Master Plan

Tilia c. ‘Greenspire’ Linden "Greenspire”
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PARKWAY STRIP MASTER PLANT LIST

STREET / DIRECTION BOTANICAL NAME

VILLAGE / STREET PLANT SPACING

s 2
S

e |— QF 1 _ East/West Festuca mairei 36” 0.C
: . North/South Mixed, including species listed below 36”0.C
East/West Myoporum parvifolium ‘Putah Creek’ 367 0.C

North/South Myoporum parvifolium ‘Putah Creek’ 36”0.C

North/South Rosa x ‘Noaschnee’ 36”0.C

North/South Mixed, including species listed below 36” 0.C

East/West Coprosma p. 'Verde Vista' 360.C

North/South Cotoneaster d. 'Coral Beauty" 36” O.C

PARKSTRIP SECTION

NOT TO SCALE

PARKWAY STRIP PLANT LIST

BOTANICAL NAME COMMON NAME

Rosmarinus offic. ‘Huntington Carpet’
Teucrium chamaedrys ‘Prostratus’
Rosmarinus O. ‘Prostratus’

Juniper Juniper

Coprosma p. ‘Verde Vista’ Coprosma

Cotoneaster dammeri ‘Coral Beauty’  Bearberry Cotoneaster

Arctostaphylos “Pacific Mist’ Manzanita Commercial Place
Cistus Salvifolius Sageleaf Rockrose

Myoporum parvifolium Australian Racer

Rosa x ‘Noaschnee’ Flower Carpet White Rose

Huntington Carpet Rosemary

Germander
Dwarf Fosemary

Commercial St/Pla

O
o

Commercial Street

Figure 3-2: Parkway Strip Planting Master Plan
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3.2.2 General Guidelines

« Common areas of properties should be designed and installed by
the Builder as a continuous landscape with consistent plant ma-
terials and dimensions that unify the street edge (see Figure 3-1).
Dominant ground plane plant material should consist of shrubs,
perennials and grasses that maintain an attractive appearance and
enhance natural habitat values.

« Hedgerows may be used on side property lines for privacy and defi-
nition of yard areas, and a continuous low border of low shrubs or
groundcover may be installed adjacent to the sidewalk (see Figure
3-2).

« Shrubs located near street frontages or on corner lots should not
exceed three feet in height.

+ Builder is responsible for landscape, irrigation and maintenance of
private yards.

Standards

« Landscaping for all common areas shall be installed by the Builder.

» The Builder shall design common area fandscape for all properties.
These areas shall include a minimum of one street tree for every 40
lineal feet of frontage and shall comply with Lathrop Municipal
Code regulations for parking lots, landscape areas, and hardscape
areas and shall match the species and size of the adjacent street
trees or as indicated in Figure 3-1. Additional “accent” trees
installed outside of the park-way strip areas may be of a different
species (refer to figure 3-1 for a list of acceptable “accent trees”).

« Other common areas shall be planted with shrubs and perennials
that enhance habitat values and maintain an attractive year-round
appearance along the street.

« All common areas shall be maintained by the property owner.

« Irrigation shall be provided for all planted areas (see Section 3.4).
The Builder shall install irrigation for all areas that they landscape.
After construction, property owners shall be responsible for
irrigation of all common areas and adjacent parkway strips.

3.2.3 Lake Slopes

See Section 3.3 for fencing requirements along lakes .
Guidelines

« Areas adjacent to lake slopes should contain a minimum of trees
planted at 40 lineal feet on center.

- For lakeside parcels, the slope area from the rear yard fence to the
lake edge should be planted in informal drifts of shrubs, grasses
and perennials. Plant material should be located to maintain views
of the water, with higher planting allowed on lower terraces and
shorter species on upper portions of the slope. No trees are al-
lowed within the slope areas outside of the 6’ tubular steel fence.

Standards

« Areas of parcels adjacent to the lake (from back side of parcels
view fence to lake edge) shall be landscaped and mulched
(with bark or gorilla hair) by the Builder. This includes view fenc-
ing installation at the top of rear yard slopes and side yard fencing
installation.

- Developer may install pilasters at a consistent interval along the
lake edge (see Figure 3-4). (Builder may install with the consent of
the Developer).

« Irrigation shall be provided for all planted areas (see Section 3.4).
The Builder shall install irrigation for all areas that they landscape.
After construction, property owner shall be responsible for irriga-
tion of all common areas and adjacent parkway strips.

3.2.4 Levee Landscaping
Standards

« All levee landscape areas adjacent to commercial or multi-family
parcels and roadways shall be landscaped with hydroseed mix (Fig-
ure 3-7).

« Areas adjacent to levee shall be the responsibility of the Reclama-
tion District to maintain from toe of slope to crown.

LANDSCAPE | 28




RIVER ISLANDS

3.3 SITE FURNISHINGS/ MATERIALS

e - 3.3.1 Fences
s Figure 3-3 illustrates the location of fencing that may be used. Except for the
—t ~ high-density residential use in Area 10 that will have a 6' tubular steel fence, there
. a number of suggested areas that may also have fencing. The type, size and
~ location may vary based on individual uses and conditions. Additional fencing

and walls, including view fencing in the back area of parcel of lakeside parcels,
may be installed by the Developer or RD 2062 depending on adjacent uses
determined in the future (Figure 3-3).

Guidelines (All Uses)

« In general, fencing should be designed to be natural-appearing
and durable, compatible with neighborhood character, and re-
flective of the “Delta Agrarian” character of River Islands.

» Fencing should be made from high quality materials, be of du-
rable construction, and present a“finished” appearance from ad-
jacent properties.

» Solid side lot privacy fencing that intersects open space view
fencing should not exceed 5 feet in height within the rear set-
back.

« To reduce their visual prominence, fences should be used in com-
bination with tree, vine, shrub, and hedge planting.

Figure 3-3: Fencing Locations

Fencing Legend

SYMBOL FEATURE TYPE

6’ Tall Open View Fence
(6’ Tall Tubular Steel)

Solid and Open Fencing Elements
(to be determined at Site Plan
Review/Conditional Use Permit)

Security/View Fence
(Determined at Apartments/
Condo Site Plan Review)
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Standards (All Development)

« In sloping areas visible from public streets or public use areas, fenc-
ing shall step down the slope. Fencing may slope with the grade in
areas that are outside of public view.

+ On corner parcels, front fencing shall be continuous along the
front and side property line. Where slopes occur, fencing shall be
installed along the top of slope. For corner parcels, side parcel fenc-
ing along street frontages should be located a minimum of five (5)
feet from the sidewalk where possible.

« Maximum unbroken length of side parcel fences should be 100 feet
for adjacent street-facing lots. Fencing can be reduced in height at
corners as required to allow for traffic safety and visibility.

» Security fencing shall be provided around pool and spa areas in
compliance with all applicable codes and ordinances.

- Barbed or razor wire, chain link and plastic/vinyl fencing is prohib-
ited on a permanent basis. Security chain link may be used as
temporary construction fencing.

3.3.2 Signage

- Temporary signage to market the sale of parcels/spaces - to be
provided by River Islands. Sighage should conform to the signage
types and hierarchy described in the Appendix for residential uses.

- Permanent signage for uses within the Town Center and individual
structures shall be established with the procedure included in
Section 4.1.5 under Project Implementation. The City may provide
conditions of approval with initial developments within the Town
Center until a full Signage Program is created and implemented.

3.3.3 Landscape Lighting

Guidelines

« Landscape lighting should be designed to be hidden from direct
view and to minimize glare and impacts to adjacent land uses, es-
pecially residences. Low-level, pedestrian-scale fixtures should be
utilized to the degree possible.

- Landscape lighting should utilize durable, energy-efficient fixtures
that provide pleasing color. High efficiency fixtures are encouraged e~
to direct light where it is needed to avoid excessive glare andre- =~ =
duce impacts upon night sky and open space. No lighting should
blink, flash, or be of unusually high intensity or brightness, except
in the case of holiday lighting.

« Landscape lighting should be minimized to reduce light pollution
and minimize energy usage. .

« LED fixtures and intelligent control systems should be utilized to

the extent possible. il
3.3.4 Paving and Hardscape F e
Guidelines gk 3

« Textured or stamped concrete/asphalt shall be used on the sidewalk
on Commercial Street north of Garden Farms Avenue and in high
traffic pedestrian crossings as determined by the City Engineer

« Raised crossings (tables or undulations) shall be be employed to
increase pedestrian safety. Additional treatments may be proposed
in the future for pedestrian oriented Commercial Street corridor
north of Garden Farms Avenue.

« The general intent of pavement design is to provide an aspect
of permanence with subtle textural variety using materials that
appear related to the natural landscape. Brightly-colored and
highly reflective materials are not acceptable. Pervious paving is
encouraged to the extent feasible.

- Use of enhanced paving materials (exposed aggregate, broom fin-
ish, integral color, unit pavers, stamped concrete, and bricks, etc.)
is encouraged.

« Planting areas are recommended between pavement and walls or
fences. Concrete areas on the landscape plans should be
designated with surface finish, color, expansion joints, and score
joints. Expansion and score joints help isolate cracking locations in
concrete and should occur 8 feet on center (max.) in each direction.

« Selected paving color/albedo should meet a minimum SR! (Solar
Reflective Index) value of 29 in order to aid in reducing the heat
island effect (note: typical grey concrete usually falls between
38-52).
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G i3 oe) 3.4 LANDSCAPE CONSTRUCTION
(__1x1 Top and Bottom Rail )\ | PRACTICES SR

. The following provisions address construction practices techniques
\ to ensure healthy and successful projects and adhere to require-
ments and measures for sustainable landscape.

!
|

1

3 I NOTE: Tubular steel

fences wil —only 341 [|rrigation and Water Conservation

loyed
E;q P Oyiasgn @ ;::iz The City of Lathrop Municipal Code, Chapter 17.92 Landscape and e

= e 1 depending on the  Screening Standards, contains additional requirements for irrigation —
\I e L e r 7 + adjacent use. Lighted  and water conservation.
L e e e L o or unlighted pilasters

( 2x2 square Post at 8 o.c. or open railings may - u
be employed instead. Guidelines

) Implementation  shall
e~ SIISER be made at the . The irrigation system should be designed to conserve water re-

FROI\II:'II'EAI\\]GCEE(C\—IFHLEAI‘QKESED) ;e;:::lgg;nent permit  sources by efficiently and uniformly distributing water. Designs
’ should be based upon applicable California Department of Water
) ﬁetsr?urces ordinances and tailored to the climate of the City of
athrop.
sy, « Use of low volume spray heads and drip irrigation systems should
Gate Hinge (Top & Bottom) ) be maximized. New irrigation techniques and drip irrigation sys-
44 WoodPost ) tems should be used to ensure more efficient delivery of water.

» Irrigation design should accommodate hydrozones accordingly,
separating high, medium and low water-use plants. Trees should
be put on a separate system, specifically in lawn areas, and shrubs

\ and trees should be irrigated with a drip or bubblers to provide

T deeper, more even watering and promote water conservation. Sys-

v tems should also be separated by sun exposure, i.e., north/east ex-
¥ posures versus south/west exposures.

« Turf and groundcover should be irrigated with a conventional

e s e | rotary nozzle spray system, using head-to-head spray coverage.
; _[ = \[ : In-stem pressure regulation and check valves are required on all
1x1 Square Gate Frame__) heads. To effectively meet the intent of the state of California’s con-
2x2 Square Post ) servation effort sub-surface drip irrigation should be the primary
6’ TALL TUBULAR STEEL FENCE WITH 3 TALL’ irrigation method. No above ground irrigation distribution method
GATE AT LAKE FRONTAGE (WHEN USED) should be incorporated in areas less than ten feet (10”) wide and
shall maintain a twenty-four inch (24”) offset from all pavement
Figure 3-4: Prototypical Fence Conditions (For Builder) surfaces that drain directly to catchbasins.
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- The irrigation controllers should be programmed according to the should be tested for agricultural suitability, parasitic nematodes
water needs of plants on each circuit, with consideration of the and herbicide or deleterious contamination. The test should be
time of year and plant maturity. if precipitation rate exceeds the soil completed by a reputable testing agency and should include rec-
absorption rate, multiple shorter cycles should be programmed as ommendation for amendments, soil conditioners, pH correction,
required to allow absorption. and fertilization.

+ Automatic irrigation controllers should be automatically adjusted  « Subsequent to installation of underground utilities, soil compacted
using, at a minimum, daily ET (Evapotranspiration) rates and pref- by construction should be rototilled to a minimum depth of eight
erably hourly ET with an onsite rain shut-off device. Should an ET (8) inches. In order to prevent interface layers between import top-
based controller not be utilized an onsite rain sensor with active soil and native soil, native soil should be broken up by ripping or

r moisture sensor may be used. rototilling to a depth of 8 to 12 inches before the addition of import

« All parcels should be installed with an automatic master valve at topsoil or amendment.

the irrigation point of connection in conformance with AB1881  « All planted areas should be amended to provide for an optimum
R {(MWELO) growing media for most plants.
3 ' « Main lines should have 18” of cover. « Amendments (e.g. nitrolized compost, gypsum, soil sulphur, fertil-

- Irrigation valves should be screened from view from the street by izer, iron sulfate, etc.) should be rototilled into the soil to a depth of
landscaping or other attractive site materials. 4 to 6 inches. Amendments are more effective when thoroughly in-

= « Irrigation systems should be monitored regularly for proper opera- corporated into the soil. Avoid staining when using ferrous sulfate
- tion, leaks and broken heads, adjustment of controller program- as an amendment by washing off all hardscape immediately after

Y P ming, and elimination of excessive over spray and runoff. applying or mixing.
o — - At all planting areas except lawns, a minimum of two inches of or-
-~ . Standards ganic mulch shall be applied on top of the soil surface after planting
e = in order to cool the soil surface, reduce evaporation, and suppress
— camblimer - Irrigation shall be provided for all planted areas. weed growth. Organic mulches, including wood chips, shredded
= . . Builder shall provide each parcel with an automatic irrigation con- bark, and other commercially available mulches are preferred to in-
troller that accommodates all aspects of the landscape design, in- organic materials. Organic mulches should not be dyed an artificial
cluding independent programming of multiple stations to cover color, but should be a natural brown or dark brown in color. Perma-
the entire parcel (including parkway strip) nent visible applications of inorganic sheeting, fabric, netting, etc.

are not acceptable.

-3.4.2 Soil Preparation and Mulching _
3.4.3 Planting
Standards

Standards
« Finish landscape grading by Builders after construction of build-

ingS, if required, Sha” maintain or re'establish the overland release « Plant materials Sha" be Selected from Appendix: Plant Se'ection

per the design intention of the Developer’s Civil Engineer. Builders Guide. Substitutions or additions may be considered by the DRB
shall be requn5|ble for maintaining proper drainage without cre- based on the suitability of the species in terms of similarity of form,
ating depressions or dams. adaptability, tolerance to site soils, climatic conditions or water

» Builders should require an Agricultural Suitability Soil Test. The soils

LANDSCAPE
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quality, or other pertinent characteristics.

+ Plant sizes and spacing shall comply with the specifications noted
on Appendix: Plant Palette and shall be sufficient to provide healthy
growth, attractive appearance, and full coverage of planting areas
when plants are mature. In general, size and spacing requirements
are as follows:

« Parcel tree: Size to match adjacent street tree (24”box); spacing per
requirements in Section 3.2 above.

« Other trees or side/rear parcel trees: 15 gallon min.; spacing varies.

+ Hedgerows: 5 gallon; 36” o.c. or as needed to create hedge, given
anticipated growth pattern

+ Other shrubs: 5 gallon; 48" o.c. or as needed for full cover, given
anticipated growth pattern.

« Groundcovers for habitat and border planting: 1 gallon; 18” o.c. or
as needed for full cover, given anticipated growth pattern.

» Smaller groundcovers or perennials for parkway strips or parcels: 1
gallon; 12" o.c. or as needed for full cover, given anticipated growth
pattern.

« Riparian planting for lakeside slope area: see Figure 3-2.

« See Figure 3-5 for tree and planting details.
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(@ EACH TREE MUST BE PLANTED SUCH THAT THE TRUNK FLARE
IS VISIBLE AT THE TOP OF THE ROOT BALL. TREES WHERE

THE TRUNK FLARE IS NOT VISIBLE SHALL BE REJECTED. DO

NOT COVER THE TOP OF THE ROOT BALL WITH SOIL.

4" HIGH FARTH SAUCER BEYOND EDGE OF ROOT BALL.

SEE PLANTING NOTES FOR SOIL AMENDMENT MIXTURE.

AMENDED SOIL MUST NOT BE SO COMPACTED AS TO IMPEDE

ROOT GROWTH OR DRAINAGE. THE SOIL STRUCTURE SHALL

NOT BE PLATY OR MASSIVE.

REMOVE ALL TWINE, ROPE, WIRE AND BURLAP FROM TOP

HALF OF ROOT BALL.

1:1 SLOPE ON SIDES OF PLANTING HOLE

IF PLANT IS SHIPPED WITH A WIRE BASKET AROUND ROOT

BALL, CUT THE WIRE BASKET IN FOUR PLACES AND FOLD

DOWN 200MM (8") INTO PLANTING HOLE.

PLACE ROOT BALL ON UNEXCAVATED OR TAMPED SOIL.

FERTILIZER PLANT TABS: 5 PFR 15 GAL TREE, 8 PER 24"
BOX TREE, 12 PER 36" BOX TREE.

TAMP SOIL AROUND RCOT BALL BASE FIRMLY WITH FOOT
PRESSURE SO THAT ROOT BALL DOES NOT SHIFT. |

SET TOP OF ROOT BALL FLUSH TO GRADE OR 1"-2" HIGHER

WIND DifECTION

PLAN VIEW

@ ©® e

NATIVE SOIL

MULCH RING 3' DIAMETER MIN., 4’ DIAMETER PREFERRED. DO
NOT PLACE MULCH IN CONTACT WITH TREE TRUNK. MAINTAIN
THE MULCH WEED-FREE DURING THE MAINTENANCE PERIOD.

MARK THE NORTH SIDE OF THE TREE IN THE NURSERY, AND
ROTATE TREE TO FACE NORTH AT THE SITE.

GRO STRAIT 36" "Z” STRAP OR EQUAL.
SECURE WITH 2" GALVANIZED NAIL OR SCREW.

2" DIA. X 8" (15 GAL.—24" BOX), 3" DIA. X 10’ (36"-48"
BOX) HARDWOOD LODGEPOLE STAKES OR OTHER APPROVED
STAKE MATERIAL. ALL STAKES SHALL BE DRIVEN OUTSIDE
THE EDGE OF THE ROOTBALL.

NOTES:

A. DO NOT HEAVILY PRUNE THE TREE AT PLANTING. PRUNE ONLY
CROSSOVER LIMBS, CO-DOMINANT LEADERS, AND BROKEN OR
DEAD BRANCHES. SOME INTERIOR TWIGS AND LATERAL BRANCHES
MAY BE PRUNED; HOWEVER, DO NOT REMOVE THE TERMINAL
BUDS OF BRANCHES THAT EXTEND TQ THE EDGE OF THE CROWN.

B. FASTEN ARBORTIE TIGHT ENOUGH TO KEEP FROM SUPPING WHILE
ALLOWING FOR SOME TRUNK MOVEMENT.

C. REMOVE ALL STAKING AS SOON AS THE TREE HAS GROWN
SUFFICIENT RQOTS.

D. TREES WITH POOR QUALITY ROOT BALLS OR ROOT BALLS

PE® ® ©0 © © e

IN SLOWLY DRAINING SOILS. Pz

LINEAR ROOT BARRIER INSTALLATION. INSTALL 10 0)
SEE TREE PLANTING DETAIL.
MULCH. SEE PLANTING NOTES

ROOT BARRIER: ROOT INHIBITOR IMPREGNATED NODULES
OR FABRIC

BACK OF CURB OR WALK

©© o0\

NOTES:

A ALL TREES WITHIN 8" OF A CURB OR SIDEWALK
SHALL HAVE ROOT BARRIERS INSTALLED.

B. INSTALL ROOT BARRIERS PER MANUFACTURER'S
RECOMMENDATIONS,

;rSEE CALLOUT 1-4SEE CALLOUT 17r

< T

e SIDEWALK [x
.« .4 '
. o
w
=
Z
=
=
=z
w
=
: +
PLAN VIEW

. — .

MAINTAIN 6"
CLEARANCE OF
LOWEST BRANCH

THAT HAVE BEEN CRACKED OR DAMAGED TO BE REJECTED.
E. TREES THAT HAVE GROWN TOO CLOSE TOGETHER IN THE

> 2 X ROOT BALL DIAMETER

NURSERY, RESULTING iN WEAK TRUNKS TO EBE REJECTED.

J s

P

(D CROWN 2" ABOVE GROUND

(2) FERTILIZER PLANT TABS: 1 PER 1 GAL, 3 PER 5 GAL
(3 BACKFILL MIX (SEE PLANTING NOTES)

(® ROOTBALL

(5) SCARIFY BOTTOM OF HOLE

3\ SHRUB_PLANTING

NOT TO SCALE

(@ SHRUBS \

SHRUBS SHALL BE TRIANGULAR SPACED PER O.C.
SPACING ON PLANTING LEGEND AND/OR PLANTING
PLAN.

CO 0
VAV AL,V V.V

AW ATAWATAN AP
WAV AR W, VAW,V LW,V

QR4
(A 7

3!\
1/2 SPACING EQUAL

FROM EDGE OF
WALK,BACK OF
CURB, OR

\ BUILDING FACE. )

1\ TREE PLANTING AND STAKING

{2\ ROOT BARRIER DETAIL

("4 SHRUB SPACING

Figure 3-5: Planting Detail

NOT TO SCALE NOT TO SCALE

NOT TO SCALE
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4.1 Project Implementation

4.1.1 Stewart Tract Design Review
Commiittee (STDRC)

All projects shall be subject to the design review process and submittal
requirements described in the following sections. Projects will be
reviewed by the Stewart Tract Design Review Committee (STDRC),
according to the requirements set forth below and Section 17.61.160
of the Lathrop Municipal Code. The STDRC is a group of three design
professionals that represent the master developer. The STDRC will review
design and improvement plans for new construction on undeveloped
and improved lands within the community for conformance with
these Town Center Architectural Guidelines/Design Standards (AG/
DS) and with all applicable plans (described below). The STDR(C’s
review is advisory only and does not guarantee approval of any permit
from other agencies. The City of Lathrop utilizes the STDRC’s
recommendation for certain approvals to Building Division,
Planning Commission and some cases Lathrop City Council, if
applicable.

After STDRC review is advisory only, applicants are still required to
obtain approval by the City of Lathrop for all construction projects
and necessary approvals and permits. This includes landscaping
and infrastructure permits if applicable.

Prior to the submission of development proposals to the City of
Lathrop, the STDRC shall review such proposals and make
recommendations to the Master Developer and the City; the
STDRC shall also recommend exceptions and revisions to the
Town Center District AG/DS to the City for further
consideration and potential action by the Planning
Commission. The STDRC may create exceptions to the AG/DS to
accommodate development proposals which might suggest
minor design changes or adjustments that are consistent
with the intent of these AG/DS; in some cases, an
exception might apply to a design condition not foreseen
in the original draftng of the AG/DS. A STDRC
recommendation to grant an exception may or may not be
coupled with a proposed project

proposal already being reviewed by the STDRC. A request for
revision to the AG/DS must be made in writing to the City of
Lathrop Community Development Department and be approved
by the Planning Commission after review and recommendation of
the STDRC.

4.1.2 Consistency Requirements
Plans must be found consistent with this document and
other applicable City of Lathrop land use entitlements, as well
as any recorded River Islands CC&Rs. While the adopted AG/DS
document itself is consistent with previously approved planning
documents for River Islands, the Builder should be aware of
requirements of other applicable entitlements/plans that may also
apply to your project. These entitlements/plans include:

1. City of Lathrop Comprehensive General Plan (as amended)

2. West Lathrop Specific Plan (as amended)

3. River Islands Phase 1 Urban Design Concept (UDC)

4, City of Lathrop Development Title (zoning and subdivision

ordinances)
5. River Islands Development Agreement and Performance

Standards

6. Vesting Tentative Map No. 3694 Conditions of Approval (as
amended)

7. Town Center District Neighborhood Development Plan
(NDP)

8. Adopted River Islands Conditions, Covenants and
Restrictions (CC&Rs), if applicable

4.1.3 Design Review Submittal Requirements
As a minimum, all applicants shall provide the following to the Master
Developer for processing STDRC review:

1. Location Map - should include Tract, lot and/or parcel
numbers if available.

2. Conceptual Plans and Elevations- this shall include
preliminary building floor plans for each architectural style
represented. This includes enhanced elevations if required

PROJECT IMPLEMENTATION |36




RIVER ISLANDS

by these guidelines for buildings adjacent to major streets
ij and project features which are exposed to the public.

3. Conceptual on-site and off-site landscaping plans.

4. Preliminary Color Palette & Materials (can be submitted in a
“board”format or electronically).

5. Conceptual Streetscape Plan (for residential projects) —
shall show all proposed models and architectural themes
on one elevation in color to depict the representative
streetscape.

6. Parking Lot plan and parking details, including lot lighting.

All submitted architectural plans and elevations shall be at a
e minimum scale of 1/8” to 1/4” =1'-0" on 24" x 36" paper, as well
' provided as an electronic file in PDF format. 11" x 17” sized documents
may be allowed on a case by case basis. Any other exceptions to the
submittal requirements must be approved by the Master Developer.

At least one STDRC meeting shall be held to review the application
materials. Each applicant is strongly encouraged to have the architect
and other design professionals in attendance for this meeting.
Additional meetings may be required if the submittal is incomplete
or additional questions or issues cannot be addressed in the initial
meeting. STDRC can conduct subsequent meetings via an e-mail
discussion once the supplemental information has been provided
which addresses the concerns raised.

The STDRC will submit a written recommendation letter and
minutes reflecting the STDRC action to the applicant and to
the City of Lathrop and any other applicable agencies after its
review. The Master Developer may also provide a separate
recommendation letter based upon the STDRC's recommendation
as may be required by CC&Rs or individual agreements between the
Master Developer and the applicant.

All applicants shall be advised that the City of Lathrop has a
separate design review process for review of proposed
model units and construction documents prior to planning and/
or building permit approval. The actions taken by the STDRC shall be
used to supplement the application process required by the City of
Lathrop. The City of Lathrop Planning Division should be
contacted for specific Information related to the requirements
associated with Architectural Design Review, Site Plan Review,
Conditional Use Permit and Administrative Approval processes as
applicable.

4.1.4 Minor Amendments to AG/DS Document

This document may be amended by administrative action of the
Community Development Director by application of the Master
Developer. A minor amendment to this document may include, but
not be limited to the following actions:

- Simple edits or clarification to text and figures that do not change the
meaning or intent of the document;

- Revisions in the configuration, orientation, and size of building
footprints, parking areas, recreational amenities, and landscape areas for a
site plan as long as minimum standards are met;

+ Modifications of design elements, such as colors, architectural details,
signs, landscaping, street furnishings, lighting, and entry treatments that
are compatible with previous development approvals in the District and
recommended by the STDRC;

« Small reductions in setbacks, densities, intensities and FAR provided
that such reductions are necessary due to unusual site conditions, lot
geometry or obstructions. The Community Development Director shall
determine at his or her direction what shall constitute a small reduction.

Any revision or amendment to this document deemed not to be minor by
the Community Development Director shall constitute a major
amendment and such revisions or amendments shall only be approved by
the Planning Commission after review and recommendation of the
STDRC.
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4.1.5 Development of Signage Program

Prior to the City's approval of any pedestrian oriented mixed-use and/or retail area in the Town Center, the STDRC
shall review and the City shall subsequently review and approve a Signage Program for the Town Center that shall
include the following elements:

1. Location Map - a map showing the location of each type of signage being employed.

2. Area Signage Guidelines - the guidelines shall include details (size, colors, materials, etc.) of proposed
pylon and monument signs.

3. Retail Building Signage Guidelines - guidelines of the size, type and character of signage on buildings
within retail centers or mixed-use centers including retail/commercial uses.

4, Wayfinding Signage - the master developer shall provide sign details and locations for signage used within

the Town Center to direct visitors/patrons to various from outside the Town Center.
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Builder Identification Signs (Residential Projects)

Builders are to choose from 3 style options as shown on following pages.

River Islands Builder Site Signs
Option 1
Scale: .5"=1’

AMERICAN TRADITIONAL
Black Steel Fence,

Digital Print on Aluminum

RIVER VIEW

APARTMENT HOMES 44"
by FAMILY BUILDERS

RIVERVIEW.COM
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River Islands Builder Site Signs
Option 2
Scale: .5"=1’

CRAFTSMAN COTTAGE
Wood Frame with Pickets,
Digital Print or

Blasted Sign Foam

RIVER VIEW

APARTMENTS

by FAMILY BUILDERS

RIVERVIEW.COM
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River Islands Builder Site Signs
Option 3a
Scale: .5"=1"

CALIFORNIA RANCH
Wood Frame with Pickets,
Digital Print or

Blasted Sign Foam

RIVER VIEW

APARTMENT HOMES

by FAMILY BUILDERS

RIVERVIEW.COM
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Plant List

Istrsatscape Medians

ape Bio-Swale (Interior

d.)

in-Tract Parway Strips

Acerb ¢

(]

Acer x freemanii 'Autumn Blaze'

Acer macrophyllum

Acer negundo var. californica

Acer rubrum 'Armstrong', 'October Glory!, Redpolinte'
Aesculus californica

Aesculus camea

Alnus thombifolia

Arbutus unedo

Arbutus 'Marina'

Arbutus maring - 'Multi-trunked"

-Belulu jocquemontii {Betula utilis jacquemontii)

Carpinus betulus 'Fastigiata'
Catalpa speciosa

Cercidium x 'Desert Museum'
Cercis canadensis ‘Oklahoma’
Cercis occidentalis

Cercis occidentalis - ‘Multi-trunked®
Cercocarpus betuloides

Chilopsis linearis ‘Monhews'

Chi hus retusus

X Chitalpa tashkentensis
Cralaegus phaenopyrum
ps

C sempervirens

Ginkgo biloba 'Autumn Gold' (Male only}
Gleditsia tricanthos inermis

Koelreuteria paniculata

L ia indica 'Dynamite’

L ia x fauriei 'Natchez'

I.u;arslroemla x favrei ‘Naichez' - 'Mulfi-Trunked'
L ia x fauriei "Musk !

Magnoclia soulangiana 'D.D. Blanchard'
Malus

Olea evropaea 'Swan Hill

- Parkinsonia aculeata

Pinus pinea

Pinus radiata

Pistacla chinensis 'Pearl Street', 'Red Push' or 'Keith
Davey'

Platanus acerifolia 'Bloodgood"

Platanus X acerifolia 'Columbia’

Platanus racemosa

Populus alba 'Pyramidalis'

Populus fremontit

Populus nigra 'ltalica’

Prosopis glandulosa 'Maverick!

Prunus caroliniana 'Bright 'N Tight' (Compacta)
Quercus agrifolia

Quercus coccinea

Quercus douglasit

Quuercus ilex

Trident Maple

Maple, 'Autumn Blaze'

Big Leaf Maple

California Box Elder
Armstrong Red Maple
Buckeye

Red Horsechestnut

White Alder

Sirawberry Tree

Marina' Strawberry Tree
Strawberry Tree

White Barked Himalyan Birch
European Hornbeam
Western Catalpa

Desert Museum Palo Verde
Eastern Redbud

Western Redbud

Western Red Bud

Islond Mountain Mahogany
Timeless Beauly Desert Willow
Chinese Fringe Tree
Chitalpa

Washington Hawthorn
Arizona Cypress

Italian Cypress

Ginkgo, 'Autumn Gold'
Thornless Honey Locust
Goldenrain Tree

Crape Mytle

Crape Myrile

Natchez Crape Myrile
Crape Myrile

Tulip Magnolia

Flowering Crabapple, 'Snowdrift,
'Golden Raindrops'

Swan Hill Olive

Mexican Pale Verde

Stone Pine

Monterey Pine

Chinese Pistache Variefies

London Plane

California Sycamore
Seedless Bolleana Poplar
Fremont Cottonwood
Lombardy Poplar

Texas Mesquite

Bright N Tight Cherry Laurel
Coast Live Oak

Scarlet Oak

Blue Oak

Holly Oak

2025
40-50'
30-75'
30-50'
40-50"
20'-30'
40'

8'-25'
20-30
15%-30'
40-60'

40"
40-60'
20
25'-35

10'-20
1218
520
1520

20
30
25
40'
4070
35'-40'
25'-50
2035

1525
20'-30'
15-20'
2030

50

15'-20

25'-30'
15%-20'

80100
30-60'
40"-50"

50-90'
50'
40-60'
100"
2530
8-10'
20-70'
60'-80'
30"-50'
4060

825"
20-30'
15%-20'
25'-30'
30
2040
20
25-35'
10-20'
10-18'
520
1520
15
30
20
20
10-20'
2535
25-50'
25-40'
15-20'
15%20'
12' Wide
15-20'
2535

15'-20'

25%-30'
1¢%-20'

25-35'
50'
25-30'

30-50'
15
30-40'
15-30"
25-30"
6-8'
4Q'-80'
40-60'
40-70'
40-60'
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Dark green oblong foliage with rosy pink fall flowers

Blue-green foliage with magenta flowers
Fragrant showy purple flowers

White to pale or dark pink flowers

Use male only varieties

Red Flowers

White flowers
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PREDFRIATE PEANT SPECIES FOR RIPHASE [ TOWN CENTER:

h &
| i
A 3 3
| E |3 &
g2 2
: | g
Cl ]
| 1 g |53 3
& il f i : 5
== L Quercus lobata Valley Oak 50.-75' 50'-80" L
= Quercus muehlenbergii Quinkpin Oak 2
= e i Quercus robur English Oak 50-60" 30 M
s e | Quercus suber Cork Oak 30-60' 30-60' L
L= = B L] Quercus virginiana Southern Live Oak 40'-80' 6090 M
Zh i Quercus wislizenil Interior Live Oak 3070 30.70' vi
= i Robinia 'Purple Robe' L
) == : | Salix goodingit Gooding's Black Willow 1025 H
e 1 Salix laevi Red Willow 1530 H
¥ it Il Salix lucida vor. lasiandra Pacific Willow H
= " 4H Schinus molle California Pepper tree 25'-40' 2540 L
{ = Sophora japonica 'Regent' Pagoda Tree 40' 40'-60' L
1 == | Syringa reficulala Japanese Tree Lilac 30 20 M
Tilia cordata 'Greenspire' Litleleaf Linden 3050 15'-30 M
s B Ulmus parvifolia 'Drake’ Chinese Elm 50-70' 30-50' M
Ulmus wilsoniana 'Frontier' 20 M
Ulmus wil. ‘Palriof! 30 L
Ulmus wil ‘Emerald Sunshine’ L
Ulmus wil ‘P g L
Umbellularia california California Laurel 20-35' 20'-35' M
Vitex agnus-castus Chasle Tree 15-20' 15'-20' L
= =] Zelkova serrala 'Green Vass' Zelkova, Green Vase 50 50' M
: ZEES = T v = —T==—== —— = [ — — | =3 7 7‘7—7 j' MEI T 'l'iioic mm‘ Y sl p— . p - - 'r Po— 3 e
Abelia grandifiora Glossy Abelia 8 5 M
rd Agave filifera L
| Alyogene heugelii Blue Hibiscus &-10' &'-8' L Light blue flowers
= - Anisodontea x hypomandarum Cape Mallow 4 4 M Purple/pink flowers
| Arbutus u. 'Oktoberfest' Strawberry Tree 6'-8' 68 L Dark green foliage
A phylos densiflora 'Howard McMinn' Howard McMinn 5.6 7' L
_ Berberis thunbergii Japanese Barberry 44 L
l Buddleja davidii Butterfly Bush 6-10' 6-10' M
I Carp i liforni Bush Anemone 3¢ L
Cephalanth idental Button Willow 3415 3-15 M
n Il 1 Cistus hybridus {Cistus corbariensis) ‘White Rockrose 2.5 24 L
7l ] Cistus ladonifer [Cistus ladanif latus) Crimson-Spot Rock 5t 3.5 L
N i Cistus x purpureus Orchid Roserock 4 4 M Dark pink flowers
- | - Coprosma repens Mirror Plant 10 & M
Cornus stolonifera (sericea) 'Baileyi’ Red-Twigged Dogwood &-8 &-8 H
Al Cotinus coggygria (Rhus cotinus} ‘Purpureus' Smoke Bush 15 15 L
D viscosa 'Purpurea’ Purple Hopseed Bush 10 8-10' L Red /burgundy foliage
El pung: Silverberry 615 L
Eri fascicul California Buckwheat -3 4 L
I Fremontodendron californicum California Flannelbush i
1 i Grevillea x 'Noell' Noell Grevillea 5 [ L Glossy lime green needle-like foliage with pink and white flowers
1} H; I butifoll Toyon 610 \
= Laurus nobilis Bay Laure! 12-40' L
Lavatera maritima Tree Mallow 3 6 L Gray-Green foliage with light pink /purple flowers
4] [N Lovatera thuringiaca "Mrs Barnsley' Mallow L
L hyllum fi 'Ci ) Texas Ranger 4-5 4.5 L
= L = Lupinus arboreus Yellow Bush Lupine 5-8' 5.8 L
Mahonia aquifolium Oregon Grape & M
| Myrtus communis True Myrtle 56 4-5 L
! — Naondina domestica Heavenly Bamboo 3-8 2-4 L
| = Nerium oleander 'Little Red' Dwarf Red Oleander 4 4 L Red flowers
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i Nerivm oleander 'Petite Pink' Dwarf Pink Oleander 4 4 L Pink flowers
N e hus fragrans Sweet Olive 10 10-12 M
Osmanthus x fortunei Hybrid Tea Olive 6'-20' 10-12' M
Philadelphus lewsii Wild Mock-orange 410 6-10' M
Philadelphus 'Belle Etoile’ Purple Spot Mock Orange 57 57 M
= Phormium tenax 'Atropurpureum’ New Zealand Flax .5 4.5 L Burgundy-bronze bloded foliage
Phormium Yellow Wave' Yellow Wave New Zealand Flax 4.5 45 M Yellow and lime green bladed foliage
Prunus caroliniana 'Bright "N Tight' {Compacta) Bright NI Tight Cherry Laurel 8-10' &6-8' L
Rhaphiolepis indica India Hawthorn 4-5' L
Rhaphiolepis indica ' Clara' India Hawthorn 3-5 3-5 L
Rhaphiolepis indica 'Springtime' India Hawthorn 46 L
Raphiolepis umbeliata Yeddo Hawthorn 4-¢ 4-6' L
Rhamnus californica'Mound San Bruno' San Bruno Coffeberry 3-15 8' L
Rhamnus californica 'Eve Case' Dwarf Coffeberry 4-8 4- ¢ L
Rhamnus crocea Redberry
Rhamnus tomentella Hoary Coffeeberry
Ribes aureum {var. gracillimum} Golden Currant 3¢
Ribes sanguineum Pink Flowering Currant 492
= Rosa califotnica 'Plena’ California Wild Rose
o Tevcrium fruticans Bush Germander 516" Gray leaves, lavender flowers
— =N i = Teucrium fruticans Bush Germander 4.8
i Viburnum t. 'Spring Bouquel Spring Bouquet Viburnum 4.4 Deep green leathery foliage with tight clusters of pink buds and white flowers
Xylosma Shiny Xylosma 8-10
_: =4 ] ' _ Shrubs {Medium Foregroun thin sight-tne view coridory
| i Abelia x grandiflora 'Kaleidoscope' Glossy Abelia 2'-2.5' White flower
L Berberis thunbergii 'Criruzam' Crimson Ruby Japanese Barberry 2' Deep red/burgundy foliage
Calli cifrinus 'C: ! Bottlebrush
Callistemon citrinus 'Little John' or 'Captain Cook' Dwarf Botilebrush 3
I= ’?-Coleonemu pulchrum Variefies' Pink Breath of Heaven 34 Light green folioge with tiny pink Rowers
Mahonia aguifelium ‘Compacta’
i Myrsine afticana African Boxwood 3.8 3.6' L
Pittosporum t. 'Wheeler's Dwarf' Mock Orange 34 4.5 M White flower
Ll =i | Punica granatum 'Nana' Dwarf Pomegranate 3 5 L Orange flowers
2] Rhaphiolepis indica ‘Ballerina’ Dwarf Pink Indian Howthome 2 4 L Pink flowers
— —_ 3 Salvia greggii / Salvia x jamensis Autumn Sage 3-4 2' L
Saolvia greggii 'Alba’ 1-4' 1-4' L
o Salvia microphylla Mint Bush Sage 3-5 4.8 M
" Spiraea bumalda Spiraea 2.3 3.4 M
o = = Spiraea x bumalda 'Goldflame’ Goldflame Spirea 3.4 4 M Yellow-green foliage with pink/red flowers
: Viburnum davidii David Viburnum 3 3 M Large glossy green deep veined foliage, tight clusters of pink buds and white flowers
| Zauschneria californica California Fuschia 3 34 L Gray leaves w/ red flowers
4 _ shrubs [Accents)ispe oprate within sightfine view comidor) i
! Achillea millefolivm californica Yarrow 1-3' 1-3' L
Achillea millefolium rosea 'Island Pink! Pink Yarrow 13 L
Achillea tomentosa Woolly Yarrow [ L
Agapanthus africanus lity-of-the-Nile 152 1.5%2 M Blue/white flower
| Aloe species varies L
Amsonia fabernaemontana Blue Star Flower 2.3 2
Aquilegia eximia Serpentine Columbine 2' 1-3' L
H Artemisia 'Powis Castle’ Powis Castle Sagebrush 3 o' L
Asclepias fascicularis Narrow-leaved Milkweed 1-3' N ?
Ceratostigma plumbaginoides Plumbago 0751 1-1.5 M Deep blue flower
] Carex divulsa Berkeley Sedge L Deep green clumping evergreen grass
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Dietes bicolor

Fortnight Lily, Bicolor Iris

APPENDIX

L
i Dietes vegeta Fortnight Lity 3-4' 2.3 M White flower
Erigeron karvinskianus Santa Barbara Daisy 1-2 3-5 L White with some pink flowers
g Eschscholzia californica Cdlifornia Poppy Ik 1.5 A
Festuca idahoensis'siskiyou blue' Blue Bunch Grass 14 10" L
o =] Festuca mairei Atas Fescue 2.3 2.3 L Evergreen clumping yellowish gray-green foliage
Festuca ovina ‘Glavca’ Elijah's Blve, Blue Festuce 410 6" M
Festuca rubra Red Fescue 3n12" 6" M
Helleborus x hybridus Lenten Rose M
Hemorcallis x 'Stella de Oro’ Stella De Oro Dwarf Daylily 2 2 M Heavy clusters of large yellow flowers
Hemorcallis fulva Orange Daylily 2.2.5' 2-2.5' M Tawny orange
Hesperaloe parviflora Coral Yucea 2' 2! /
Heuchera 'Lillian's Pink' Lillian's Pink Coral Bells /
Heuchera 'Rosada’ Rosada Coral Bells ?
Heuchera sanguineo Coral Bells M
Iris 'Canyon Snow' Canyon Snow Pacific Iris 2
Juncus patens CA Gray Rush 2 2' H
Kniphofia uvaria Red Hot Poker M
Lavandula angustifolia English Lavender 8".2' 82 L
Lavandula a. 'Buena Vista' English Lavender 2' 2 L Gray-green foliage with deep violet blue flowers
Lavandula 'Goodwin Creek Grey' Goodwin Creek Lavender L
Lavandula stoechas 'Otto Quast' Otio Quast Spanish Lavender 18"-3" 2 L
Leymus condensatus 'Canyon Prince’ Canyon Prince Wild Rye 2.4 2! VL
Liriope muscari Lily Turf M
Lomandra |. 'Breeze' Dwarf Mat Rush 2'-3' 2'-4 L
-lupinus albifrons Bush Lupine 3-5' 2-3 L
] Miscanthus sinensis 'Morning Light' 5.6 3-4' M
e Mvuhlenbergia dubia Mexican Deergrass 2.3 2.3 L
Penni: 'Cupreum' Red Fountain Grass 3.4 3-4' L
5 -Penslemon heterophylus 'Margarita’ Foothill Penstemon -3 12 L Lavender flowers
Penstemon species M-L
Penstemon spectabilis Showy Penstemon 3 M-L
Perovskia a. 'Little Spire’ Russian Sage 2 2 L Vertical spikey gray-green foliage with lavender-blue flowers
Phormium tenax ‘Apricot Queen' New Zecland Flax 3 4 L Yellow wit green margined bladed foliage
Phormium tenax 'Dusky Chief' New Zealand Flax 5-6' 4'.5 L Reddish brown bladed foliage
Ph tenox 'shirazz' New Zealand Flax L
= Phormium tenax ‘Tom Thumb' New Zealand Flax 1-2' 1.2 L
Salvia L-M
| Salvia 'Bee's Bliss' Bee's Bliss Solvia 12 8' M
Salvia m. 'Hot Lips' Hot Lips Sage 3 3 L Red/white flowers
Salvia 'Mrs. Beard' Mrs. Beard Salvia 2' 3-6 L
] Salvia i Creeping Sage L
Salvia spathacea Hummingbird Sage L
.Solidago californica California Goldenrod 1-3' 18"-3 L
Symphyotrichum chilense California aster 1-3' L
Tulbaghia viclacea Society Garlic 18" 18" L Purple flowers
Tulbaghia v. 'Silver lace’ Variegated Society Garlic 18" 18" L Silver/white blades w/purple flowers
Veronica austriaca 'Crater Loke Blue' Crater Lake Blue Speedwell 18" 12 M Gentian blue
Zauschneria calif ‘Catalina' island California Fuschia 1-3' 1-3 L
Zauschneria cana California Fuschia 2-3 18"-3' L
o s e | _ shrbs [Grosses|lspecies appropriate within sight-line view corridor) el
Bouteloua gracilis Blue Grama Grass 6"-18" &1 L
Calamagrostis x acutiflora 'Karl Foerster' Karl Foerster's Feather Reed Grass 2 2! L Stunning vertical feathery plumes, turn golden in fall
Carex barbarae White Root Sedge 13 13 M Deep green native meadow grass
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Carex divulsa

Carex pansa
Carex proegracilis
Carex festacea
Desch

Deschampsia elongata
Eleocharls h

Elymus glavcus 'Anderson’
Elymus triticoides
Eschscholzia californica

Festuca californica

Festuca idahoensis'siskiyou blue'
Festuca mairei

Festuca dentall

Festuca ovina 'Glauca’
Festuca rubra

(LT Grindelia
| Helictotrichon sempervirens
[ ™ Hordeum brachycanth Calif

Imperata eylindrica 'Rubra*
Lluncus balticas{balticus?)
Juncus effusus
uncus patens
Leersia oryzoides

| Leymus ! 'Canyon Prince’
B - Leymus des 'Grey Dawn'
L= Lomandra . 'Breeze'
= Melica imperfe
| Melica calif
[ Mi hus sinensis

sinensis 'Morning Light'
Muhlenbera "

Muhlenbergia dubia
Muhlenbergia rigens

Nasella pulchra Yolo!
P 1

| | P p es 'Litlle Bunny'
Il = P lop ides "Moudry'

i P orieniale

T P: "Rubrum'

Scirpus americanus

Scirpus actus var. occidentalis
Scirpus californica

Scirpus microcarpus
Sporobolus airoides

Stipa cermua

Stipa pulchra

Stipo gigantea

ETY Mix

[Carex Divulsa, Eschscholzia californica,
Festuca Idahoensis, Layio platyglossa, Salvia |. "Bee's

Bliss". Svsrvnchium idahoensis)
Native Mow Free Mix

{Festuca idahoensis, Festuca rubra, Festuca

id [0}

Berkeley Sedge
California Meadow Sedge
Clustered-field Sedge
Orange Sedge
Tufted Hair Grass
Slender Hair Grass
Spike Rush

Blue Wild Rye
Creeping Wildrye
California Poppy
California Fescue
Blue Bunch Grass
Atlas Fescue

Elijah's Blue, Blue Festuca
Red Fescue

Gum Plant

Blue Oat Grass
Meadow Barley
Japanese Blood Grass
Baltic Rush

Pacific Rush

CA Gray Rush

Rice Cutgrass

Canyon Prince Wild Rye
Creeping Wild Rye
Dwarf Mat Rush

Coast Melic Grass, Oniongrass
Melica

Japanese Silver Grass

Hairy Awn Muhly
Mexican Deergrass
Deer Grass

Purple Needle Grass
Dwarf Fountain Grass
Black Fountain Grass
Oriental Fountain Grass
Red Fountain Grass
Three-square Bulrush
Hardstem Bulrush
California Bulrush
Small-fruited Bulrush
Alkali Sacaton
Nodding Feather Grass
Purple Needle Grass
Glant Feather Grass
Entry Mix

No Mow Fescue

a4
"
18240
"y
3
3
2:3

1
2.3
14
23

410
312
1-8
2.3

12
3
3.¢'
o

2"-4'
PY
213
1-2'
4
5-¢'
5.6
3
2.3
3
2I
18"
18"-2'
12"-18"
3-4
5
5'-8'
610
&%-10"
1-3
2.3
12
2.3

1.2

12°-18"

o
18'-24"
-3

2
2

1.5
2-3'
1o
2-3'

&
&
1.3

5-8'
610"
610"

3

2.3

1-2

2-3'

5F55:IIIFFFPFFFFII«Sr55§11115—~gg§—r§§rrrr~gggp

Deep green clumping evergreen grass

Evergreen, green and orange spring / summer, vibrant orange in winter

Evergreen clumping yellowish gray-green foliage

Trim to ground in winter
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e Acacia r. 'Desert Carpet' Desert Curpe' Acuclu -2 10-12' L Leathery gray green foliage wnh puffy ye\low bull shcped flowers
Ajuga species Carpet Bugles N 3 M
Arctostaphylos 'Pacific Mist' 21/2 4 L
= Artemisia californica 'Montara' Cadlifornia Sagebrush 18%-5' L
== Artemesia 'Powis Castle' Powis Castle Artemesia 3 5 M gray green foliage
- S8 Baoccharis pilularis Coyote Bush L
D Boccharis pilularis 'Pigeon Point' Dwart Coyole Brush &' & L
Ceanothus griseus horizontalis 'Yankee Point* Shrub Ceanothus 2-3' 8 L Blue flowers
e Ceanothus maritimus Valley Violet' Valley Voilet Maritime Lilac L
[ Ceanothus thyrsiflorus 'Skylark' Blueblossom 3ué 5 L
| ,L; Ci thus 'Concha' L
(i Ceanothus 'Dark Star' Dark Star California Lilac 5-¢' 8-10' L
- Ceanothus Joyce Coulter' Wild Californio Lilac 3-5 8-10' L
| |Ceanothus "Ray Hariman' Ray Hariman California 1220 15-20' L
Cistus salvifolius Sageleaf Rockrose 2 &' L
[ Coprosma kirkii Kirk's Coprosma 23 L
Cotoneaster dammeri 'Eichholz' Bearberry Cotoneaster 8" 6-8 L White flowers, red berries
C lacteus {C parneyi) 8 10 L
Cotoneaster microphyllus Rockspray Cotoneaster 2-3 6' L
Erigeron 'Wayne Roderick' Wayne Roderick Seaside Daisy 8" 11/2 M
| Erigeron karvinskianus Santa Barbara Daisy 10%-20" 3 L
Eschscholzia californica California Poppy i 5t VL
[ Hypericum calycinum Aaron's Beard 1 M
= Hypencum moseranum Gold Flower 1 M
filaginifolia var. californica 'Silver Carpet'  Silver Carpet California- Aster M
Lobulario maritima Sweet Alyssum %2 812" M
Lupinus microcarpus Chick Lupine 21/2 M
= Myoporum parvifolium Myoporum 6" 9 L
Oenothera hookeri Evening Primrose 18 1-3 L
Phacelia calif Phacelia 18" M
Potentilla verna Spring Cinquefoll -3 3.4 M
Ribes viburnifolium Evergreen Currant 3.6 12! L
Rosa 'Noamel' Apple Blossom Flower Carpet Rose 2! 3 M White/pink flowers
Rosa 'Noare' Red Flower Carpet Rose 2 3 M Red flowers
Rosa 'Noaschnee' White Flower Carpet Rose 2 3 M White flowers
Rosa 'Noatraum' Pink Flower Carpet 2' 3 M Pink flowers
= Rosmarinus o. 'lrene’ Rosemary "11/2 3" L Blue flowers
| Rosmarinus o. Prostratus Dwarf Rosemary 2' 4 L Blue flowers
Sedum Stone Crop 2"-5" s L
Sisrynchium bellum Blue-eyed Grass 40127 624" L
Trachelospermum asiaticum Asian Jasmine 2 10' M
Trachelospermem jasminoides Star Jasmine 2' 10' M
ETY Mix Entry Mix
[Carex Divulsa, Eschscholzia californica, 1o 12" L
Festuca Idahoensis, Layia platyglossa, Salvia . "Bee's
Bliss". Svsrynchium idahoensis)
Native Mow Free Mix No Mow Fescue
{Festuca idahoensis, Festuca rubra, Festuca 12"-18" M
AT b s T g =l L L A T Vinas. Ay R 0 T S 553
Avistolochia californica California Pipevine L
Campsis radicans |Bignonia radicans} Common Trumpet Creeper L
- | | Clematis armandii 'Snow Drif? Evergreen clematis 15-20' M

49 | APPENDIX



RIVER ISLANDS

PUARITISPECIES FOR RI'PHASE | TOWNCENTER

3 ‘;{-'
£ e i
. |3 I
32 %
z |a 2
i 83 &
Pl T 0=y
i L [ L AT e R S AN T S TR P S R S P S S e T
= Acacia r. 'Desert Carpet' Desert Carpet Acacia 1.2 10-12' L Leathery gray green foliage with puffy yellow ball shaped flowers
H7 Ajuga species Corpet Bugles 1 3 M
153 =n Arctostaphylos ‘Pacific Mist' 2172 4 L
[ Artemisia californica '"Montara' California Sagebrush 18"-5' L
Artemesia 'Powis Caste' Powis Castle Artemesia 3 5 M gray green foliage
= Baccharis pilularis Coyote Bush L
Boccharis pilularis 'Pigeon Point! Dwarf Coyote Brush &' 3 L
B Ceanothus griseus horizontalis "Yankee Point' Shrub Ceanothus 2'-3' 8 L Blue flowers
o 9 Ceanothus maritimus Valley Violet' Valley Voilet Maritime Lilac L
- Ceanothus thyrsiflorus 'Skylark' Blueblossom 3-¢' 5 L
= Ceanothus 'Concha’ L
i Ceanothus 'Dark Star' Dark Star California Lilac 5-¢' 8-10' L
Ceaonothus YJoyce Coulter’ Wild Californic Lilac 3.5 8-10" L
ST Ceonothys 'Ray Hartman' Ray Hartman California 12'-20' 15'-20' L
=i Cistus salvifolius Sageleaf Rockrose 2 o L
il Coprosma kirkii Kirk's Coprosma 2.3 L
L] Cotoneaster dammeri ‘Eichholz' Bearberry Cotoneaster 8" 6'-8' L White flowers, red berries
E_ ) Cotoneaster lacteus {Cotoneaster pameyi) 8 10 L
B Cotoneaster microphylius Rockspray Cotoneaster 2-3' o' L
Erigeron 'Wayne Roderick’ Wayne Roderick Seaside Daisy 8 11/2 M
Erigeron karvinskianus Santa Barbara Daisy 10"-20" 3 L
Eschscholzia californica California Poppy N 1.5 \
| Hypericum calycinum Aaron's Beard 1 M
I Hypericum moseranum Gold Flower m M
| Lessingria filaginifolia var. californica 'Silver Carpel'  Silver Carpet California- Aster M
Lobularia maritima Sweet Alyssum 212 8"-12" M
Lupinus microecarpus Chick Llupine 21/2 M
TN Myoporum parvifolium Myoporum 6" 9 L
- Qenothera hookeri Evening Primrose -3 -3 L
Phacelia californica Phacelia 18 M
= Potentilla verna Spring Cinquefoil 2-3' 3.4 M
i Ribes viburnifolium Evergreen Currant 3-6' 12! L
! ! Rosa 'Noamel' Apple Blossom Flower Carpet Rose 2 3 M White/pink flowers
I (i N Rosa 'Noare' Red Flower Carpet Rose 2' 3 M Red flowers
| Rosa 'Noaschnee' White Flower Carpet Rose 2' 3 M White flowers
1 = Rosa 'Noatraum' Pink Flower Carpet 2' 3 M Pink flowers
) Rosmarinus o. 'lrene’ Rosemary 1-11/2 23" L Blue flowers
Rosmarinus o. Prostratus Dwarf Rosemary 2 4 L Blue flowers
Sedum Stone Crop 2%-5" N L
Sisrynchium bellum Blue-eyed Grass 4120 6"-24" L
Trachelospermum asiaticum Asian Jasmine 2' 10' M
Trachelospermem jasminoides Star Jasmine 2 10 M
v ETY Mix Entry Mix
(Carex Divulsa, Eschscholzia californica, 1o 1.2 L
l Festuca Idahoensis, Layia platyglossa, Salvia |. "Bes's
= Bliss". Svsrvnchium idahoensis)
Native Mow Free Mix No Mow Fescue
2 {Festuca idahoensis, Festuca rubra, Festuca 12-18" M
occidentalis)
y T = ek v e n A

Aristolochio californica
Campsis radicans {Bignonia radicans)

]Clemalis armandii 'Snow Drift'

California Pipevine
Common Trumpst Cresper
Evergreen clematis

15-20'
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Clytostoma callistigioides
Distictis buccinatoria
Ficus pumila

Gelsemium sempervirens

H

APPENDIX

Hardenberdia violaceo 'Happy Wanderer'
Jasminum polyanthum

Lonicera hispidula

Macfadyena unguis-cati

Vitis californica

Wisteria sinensis 'Alba' or 'Cooke's Special'

Violet Trumpet Vine
Trumpet Vine
Creeping Fig

Carolina Jessamine
Hardenbergia Vine
Pink Jasmine
Honeysuckle

Cats Clow

California Wild Grape

20-30'
10"
20'
10"
20'

3-10
20-40'
12-30

TE-~-ZXZT—XZXXZ
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n_a HIXAGON TrAnsPORTATION CONSULTANTS, INC.

Draft Memorandum

Date: August 12, 2025

To: Ramon Batista

From: At van den Hout and Huy Tran, T.E.

Subject: Town Center (River Islands Lathrop) Shared Parking Analysis
Introduction

Hexagon Transportation Consultants, Inc. has completed a shared parking study for Areas 1 through 8
of the River Islands Town Center development plan dated June 11, 2025. The purpose of the analysis
was to determine whether the 1,872 parking spaces provided within Areas 1 through 8 (including 233
on-street parking spaces) would be sufficient to accommodate peak parking demand during the busiest
times of day on both weekdays and weekends. The analysis accounted for parking demand from all
planned land uses, except for the baseball fields, as games are not typically held on weekdays or every
weekend.

The initial analysis assumed a 4,000-seat amphitheater, which resulted in the projected parking
demand exceeding the available parking supply. To align with the available parking supply of 1,872
spaces, the amphitheater's seating capacity was reduced to 3,400 seats. The analysis that follows
outlines the methodology and results used to determine the seat reduction. The areas evaluated under
this study include the following land uses. See Figure 1 and Table 1.

Table 1
Town Center Land Use Plan for Development Areas 1 through 8
Area  Proposed Land Uses Size

1 Medical Office 44,000 square feet
2 Restaurant 17,325 square feet
3 Apartments 32 units
3 Retail/Restaurant 21,574 square feet
3 Amphitheatre 3,400 seats
4 Apartments 32 units
4 Retail 12,800 square feet
5 Baseball Field 600 Seats
6 Grocery Store, Retail, Gas Pumps 118,400 square feet
7 Hotel 117 rooms
7 Retail 43,500 square feet
8 Office 40,000 square feet

The areas include a mix of land uses that generate peak parking demand at different times of the day.
For example, residential parking demand typically peaks in the late evening, whereas office parking
demand is highest during standard working hours. As a result, the total parking demand at any given
time is expected to be lower than the sum of the peak demands for each individual land use. To
evaluate the adequacy of the 1,872 parking spaces, a shared parking analysis was conducted to
estimate the project's hourly parking demand.

100 Century Center Court, Suite 501 « San Jose, California 85112 « phone 408.971.6100 - fax 408.971.6102 - www.hextrans.com
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Figure 1
Project Site Plan

Zane Usefs) Bidg. SF
1 Medical Office Bullding 44,000 207
2 Full Service Restaurant and Event Center 17,453 50
3 Amphilhestre, RestauranURetail, Mixed-Use 42,229 279
4  Mixed-Use 28,800 101
5 Bassball Stadium 5,700 222
6  Grocery store, retail, gas pumps 118.400 437
7 Hotel, Retail 88,500 329
8  Office Building 40,000 14
9 Muiti-Family Residential 176,800 514
10 Multi-Family Residantial, Mixad Use 132,000 282
11 Multi-Family Residential 275.000 385
12 Community Park 1,000 63
13 Puoiice Station 14,550 92
| On-Street Parking (Town Center streets as shown) 286
Totals 984,432 3,241
Zone Notes
1 Sutter Gould clinic and medical offices
2  Redwood Café site (see separate project deseription below)
3 4,000 sesiing capacily, 32 apariments, 21,574 retailrestaurant
4 32 apariments and 12,800 sq. fi. of retail
5 Existing Islander's Fisid, 800 seats
8  Seleway, wtall, Safewsy gas wipumps, hardwere store (on-street parking)
7 117 room hote! with mixed retsfl (on-street parking)
&  Future River Islands office bulding with rentable space
9 270 tolal apariment units
10 114 apanment units, 15,000 square feet of mixed use
11 220 apariment units, includes 53 parking stalls for guests on Isianders Way
12 Lathrop Landing C Park - only ility buildings
13 Existing Lathrop Police station, new access from Ssivatore Way
] Parking provided on strosts available 1o all Town Center uses.
Redwood Café
The Redwood Café will contain different uses with & number of different
idings and The main will contain over 16,500 square
lfeet with an approximately 1,400 square foot tunnel thet will provide direct
laccess to the: jwine celiar, A two ding
Iwili be on the site - a 300 aquare foot bridal suite and a 525 square foot
loutdoor bar. The site will alsc have an event/bridat area that can seat up to
200 guests. There will also extensive seating outside the main dining area
that will overlook the fulure amphitheeter site.
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Analysis Methodology

The shared parking analysis was conducted in two steps:

1. Individual peak parking demand for each land use was estimated using parking generation rates
published in the Institute of Transportation Engineers (ITE) Parking Generation, 6! Edition. For
land uses not included in the ITE manual, parking rates from the Urban Land Institute’s Shared
Parking, 3 Edition, were utilized.

2. To account for hourly fluctuations in parking utilization, each land use’s parking demand was
adjusted based on time-of-day variations. Hourly parking demand is expressed as a percentage
of the peak demand, commonly referred to as diurnal factors. Diurnal factors published in the
Urban Land Institute’s Shared Parking, 3 Edition, were applied to the peak demand estimates
for each land use to calculate hourly demand profiles. The total project parking demand for each
hour was determined by summing the individual land use demands. The maximum hourly
parking demand was then compared to the proposed parking supply to assess adequacy.

Peak Parking Demands

Peak parking demands were calculated by multiplying the size of each land use component by the
respective peak-hour parking demand rate, which is typically based on the 85" percentile to support
parking design. The following assumptions were made for the applied parking rates:

» Retail Uses: The project's retail components — including the restaurant, grocery store, gas
station, hardware store, and general retail — are expected to function collectively as an
integrated shopping center. Therefore, parking demand for these uses was calculated using ITE
Land Use Code 820 (Shopping Center, greater than 150,000 square feet).

+ Medical Office: Although ITE does not publish weekend parking rates for medical offices, it
recommends applying 22 percent of the weekday peak rate to approximate weekend demand.
This adjustment was used to estimate weekend peak demand.

« Office: Office uses are assumed to be closed on weekends.

« Amphitheater: The parking demand for the amphitheater reflects a 20 percent reduction to
account for internal capture, including patrons who also visit on-site retail and restaurant uses
during the same trip, as well as project residents and other on-site users who are anticipated to
walk rather than drive. These factors reduce the overall parking demand, specifically attributable
to the amphitheater.

« Baseball Fields: Parking demand at the baseball fields includes both employees and visitors.
Individuai Land Use’s Peak Parking Demand

This study evaluated the peak parking demand for each proposed land use on both typical weekday
and weekend days. Table 2 summarizes the estimated peak parking demand by land use type. Based
on these estimates, the project is expected to require 2,254 parking spaces on a typical weekday and
2,189 parking spaces on a typical weekend day, based on the peak parking demand of each individual
land use. These projected demands would exceed the 1,872 parking spaces provided by the project.

However, the individual land use estimates represent isolated peak conditions and are not additive for
the purposes of shared parking. Because each land use type would reach its peak demand at different
times of day, the shared parking analysis presented in the following section provides a more accurate

estimate of the project’s actual parking demand.

75age | 3

7= Hexacon



Town Center (River Islands Lathrop) Shared Parking Analysis August 12, 2025

Hourly Project Parking Demand with Shared Parking

This shared parking analysis assumes that all parking spaces on the site would be unreserved.
Additionally, the analysis is divided into non-event-day and event-day scenarios. The only difference
between the two is the inclusion of amphitheater and baseball parking demands in the event-day
scenario. While amphitheater and baseball events are expected to occur infrequently, the event-day
scenario represents the worst-case conditions for the study area and provides a conservative basis for
evaluating peak parking needs.

Non-Event Day Scenario

As shown in Figure 2, the project’'s parking demands on non-event days are estimated to peak at 2:00
PM, with demand reaching 955 spaces on weekdays and 812 spaces on weekends. Both peak
demands would be substantially lower than the 1,872 parking spaces provided, indicating that adequate
parking would be available to accommodate non-event-day conditions.

Event-Day Scenario

As shown in Figure 3 below, event-day conditions represent a conservative scenario in which events at
the amphitheater and baseball field are assumed to occur at full attendance, overlapping with typical
daily demands. On both weekdays and weekends, parking demand would reach its peak at 8:00 PM,
with 1,713 spaces on weekdays and 1,872 spaces on weekends. In each case, the total demand would
be at or below 1,872 parking spaces, indicating sufficient capacity to accommodate event-day
conditions.

Based on the parking analysis, a “large event” at the amphitheater would be defined as one with more
than 3,400 attendees. Islanders Field would not be used at the same time as amphitheater events
exceeding this threshold unless there is at least a 3-hour stagger between events. With staggered
scheduling, the amphitheater can accommodate up to 3,850 attendees, and baseball games should
conclude by 5:00 PM to allow time for traffic to clear before amphitheater arrivals begin. (see Figure 4).

Conclusions

Hexagon conducted a shared parking analysis for Areas 1 through 8 of the River Islands Town Center
development plan dated June 11, 2025. The study utilized the 85" percentile parking demand rates
published by the Institute of Transportation Engineers (ITE) and the Urban Land Institute (ULI). The
analysis evaluated peak parking demand under an event-day scenario in which the 3,400-seat
amphitheater and 600-seat baseball field would operate at full capacity. The results show that parking
demand would reach 955 spaces on non-event days and 1,872 spaces on event days. In both
scenarios, the projected demand would remain at or below the 1,872 spaces, indicating that the
available parking supply would be adequate to serve the Town Center under both conditions.
Additionally, with a 3-hour stagger between amphitheater and basebali field events, the amphitheater
could accommodate up to 3,850 attendees.

Page | 4
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Table 2
Individual Land Use’s Peak Parking Demand

Peak Parking Demand

Weekday Weekend

Proposed Land Uses Rate Sources Rates ' Spaces Rates ' Spaces
Residential 64 units ITE 2202 Multifamily Housing (Low-Rise) 1.59 102 2.05 131
Medical Office * 44,000 square feet ITE 720 Medical-Dental Office Building 4.28 188 0.94 41
Office ° 40,000 square feet  ITE 7102 General Office Building 2.98 119 - -
Retail © 213,599 square feet  |ITE 8202 Shopping Center (>150k) 272 581 3.08 658
Hotel 117 rooms ITE3102 Hotel 0.87 102 0.98 115
Amphitheater 3,400 seats uLl Outdoor Amphitheater 0.37 1,006 0.40 1,088
Baseball Field (Visitors) s Lathrop  Auditoriums and Similar 0.25 150 0.25 150

) o 600 seats )
Baseball Field (Employees) Code/ULI Establishments 1per 100 seats 6 1per100seats 6
Total Parking Spaces Required Without Shared Parking 2,254 2,189
Total Provided Parking Spaces 1,872 1,872
Sufficient Parking Provided? No No

Notes:

The total parking demand shown in this table represents the sum of each land use’s individual peak demand and does not account for variations
in time-of-day usage or the effects of shared parking.

1. Parking demand rates are expressed per unit, room, seat, or 1,000 square feet.

2. Peak Demand Source — Based on 85" percentile parking demand rates from ITE’s Parking Generation, 6™ Edition and parking requirements
from ULI’s Shared Parking, 3™ Edition.

. Medical Office (Weekend) —- Weekend rates are not published by ITE; Saturday demand is assumed at 22% of weekday peak.

. Office (Weekend) - Office uses are assumed to be closed on weekends.

Retail land use includes restaurants, grocery stores, gas stations, hardware stores, and general retail.

Amphitheater Adjustment — A 20% internal capture reduction is applied per ULI’s Shared Parking, 3" Edition, to account for shared trips

between the amphitheater and complementary uses.

8. Baseball Field — Parking demand is based on the City of Lathrop’s parking code. Employee estimates are derived from ULI's Shared Parking, 3™ Edition,

assuming one employee per 100 seats.

N oo s
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Figure 2
Non-Event-Day Hourly Project Parking Demand with Shared Parking
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Figure 3 _
Event-Day Hourly Project Parking Demand with Shared Parking (with 3400-Seat Amphitheater and 600-Seat
Baseball Field)
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Figure 4
Event-Day Hourly Project Parking Demand with Shared Parking
(3-Hour Baseball Stagger — Amphitheater 3,850 Attendees)
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CHAPTER 1: INTRODUCTION

INTRODUCTION

This Town Center Neighborhood Development Plan (NDP) lays out a network of parks, open spaces, trails, multiple facilities, and
paseos for the Town Center Neighborhood within the River Islands Phase 1 development. The Town Center is unique from other River
Islands NDP's due to the development of a formal urban community made up of different village neighborhood usergroups (multi-
family, commercial, office) along with lakes, parks, and schools within the Town Center. In addition, this NDP aims to provide a variety
of recreational amenities and opportunities for the community to experience and interact with the surrounding river system. Locations
of parks and open spaces ensure that recreational amenities are accessible to all community members. Pedestrian and bicycle
connections are laid out to facilitate safe non-vehicular circulation between the community and park sites.

1.1 PURPOSE OF DOCUMENT

The intent of this document is to create a consistent neighborhood concept for the villages within Town Center that blends the unique
spirit of the San Joaquin Valley and its agricultural and riverways history. The development of Town Center strives to provide residents
an idyllic and independent lifestyle, while also providing ways to connect with and celebrate the San Joaquin River. Opportunities
to foster community and sense of place may be created through recreational programming, ease of access to open space and
incorporating historical themes throughout the design.

RIVER ISLANDS PHASE 1 TOWN CENTER NEIGHBORHOOD DEVELOPMENTPLAN | 9



CHAPTER 1: INTRODUCTION

River Islands Town Center NDP serves to direct the course of the design and the intended character for the Town Center District. The
neighborhood is broken down into several separate and distinct design aspects: Neighborhood Concept, Circulation, Streetscapes
and Entries, Parks and Open Space, Landscape and Planting, Fencing and Walls, and Site Fumishings. These design aspects are
typical and required for NDP documents in River Islands. This NDP also includes an addiional design aspect of Parking, since the
mixed-use nature of the Town Center District will require special parking requirements and the introduction of shared, time based
parking opportunities that are not in other areas of River Islands Phase 1 development.

The River Islands Town Center NDP addresses the City of Lathrop's requirements for implementation of projects at the River Islands at
Lathrop Master Planned Community as required by the West Lathrop Specific {Specific Plans or WLSP) and as specified in the Lathrop
Municipal Code, Sectfion 17.61.120. This NDP provides specific direction for the use, development, implementation and maintenance
of developer-constructed portions of the River Islands project. The term "village(s)" refer to specific areas shown on page 19, Figure
2.1: Land Use Map. In addition to meeting the City's municipal code and the WLSP, this document is meant to replace the previously
approved Town Center Plan, approved by the Lathrop Planning Commission on May 30, 2018. The Town Center Plan was meant to
provide preliminary direction for initial recreational uses planned for the Town Center District {e.g. Islander's Field Baseball Stadium),
as well as interim uses, such as the River Islands soccer complex that will be replaced by permanent land uses in the future. The addition
of Parking design aspect for this NDP will cover minimum parking space counts for certain uses, the introduction of on-street parking,
and the concept of shared parking areas between different, adjacent uses within the Town Center District. Any development
related standards that were included as a placeholder in the previously approved 2018 Town Center Plan will be more
appropriately included in the architectural guidelines/design standards (AG/DS) document for the Town Center. The new AG/
DS document, along with this Town Center NDP will supersede the 2018 Town Center Plan.

This document is specific to "public or other public agencies" improvements that will be designed and built by the River
Islands developer, River Islands Public Financing Authority (RIPFA) and/or RD2062. Public improvements constructed in the
Town Center District may be reserved or dedicated to RIPFA, RD 2062, or the City of Lathrop. Individual builders will conform to the
AG/DS document that will be approved under separate Planning Commission action. The AG /DS are referenced as needed and
aspects that will be required by both Developer and Builder will be identified within this NDP and the AG /DS document.

1.2 CONSISTENCY

This NDP is intended to be consistent with the themes and concepts of the River Islands Development as previously defined and
shall conform with the City of Lathrop's General Plan, Subdivision Code and Zoning Code. Images may differ, however, concepts
shall be consistent with themes and intent. For purposes of this document, the term NDP shall mean Neighborhood Development
Plan and/or Neighborhood Design Plan, which can be used interchangeably and share the same meaning under the adopted

WILSP and UDC.
10 | RIVER ISLANDS PHASE 1 TOWN CENTER NEIGHBORHOOD DEVELOPMENT PLAN
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CHAPTER 1: INTRODUCTION

1.3 MASTER PLAN EVOLUTION

History, land use and plans evolve. Through careful land planning, study and vision, the River Islands Master Plan also evolved to best
serve land use and circulation patterns. The Town Center concept continues to inferact with the built environment and the natural context
and character of the unique landscape of the California Delta.

b
MOSSCALE o Asaes
VILAGE &

s

1.4 CHARACTER & CONTEXT

River Islands attempts to intertwine the historical setting of the Delta Valley by paying homage to the riparian environment and the
agricultural setting of the San Joaquin Valley. This concept blends modern homes into historical land uses of the Central Valley farm
lands and surrounding waterways that give such life to the environment. The Town Center works to create its own unique identity while
tying each of them together through familiar paseos, trails, open spaces and parks which reflect the region's agricultural and open feel.
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CHAPTER 1: INTRODUCTION

1.5 VISION OF THE NDP/GUIDING PRINCIPLES

The vision for River Islands Town Center is to create a formal urban, mixed-use Town Center Neighborhood that has emerged within
the context of a natural riparian and agricultural corridor of the delta. River Islands will celebrate the valley's historic riparian fies to its

communities. The Town Center Neighborhood will promote development of strong pedestrian pathways that connect usable spaces
and encourage pedestrian interaction.

Guiding principles include:

* A mixed-use neighborhood connected to the land and to unique housing, employment, recreation, and cultural opportunities of
the Central Valley.

* A thriving urban district that blends various higher density housing types with retail, office, recreational, governmental and other
uses that sfill focus on principles of water management, native environments, and proximity to the San Joaguin Delta.

* A thriving neighborhood community fied to the river and its waterways through walking opportunities and bike trails
connecfing quality parks and open spaces to other areas of River Islands and the greater Lathrop community.

* A walkable community that makes vehicles secondary in access to various uses within and outside the District.
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1.6 TOWN CENTER NEIGHBORHOOD DEVELOPMENT PLAN OVERVIEW

Chapter 1: Introduction (p.8)
This chapter infroduces the purpose of the Town Center NDP, and reviews the process of preparation of the Neighborhood Development

Plan.

Chapter 2: Neighborhood Concept (p.17)
This chapter provides proposed land use, concepts of neighborhood elements, and entry designs for the Town Center

Neighborhood.

Chapter 3: Circulation {p.22)
This chapter provides circulation concepts of vehicular paths of travel and pedestrian trails within the framework of

residential neighborhoods and open spaces.

Chapter 4: Streetscapes (p.33)
This chapter provides concepts of sireetscapes including; street character, street frees, street sections, and key street connections

to neighborhood gateways and entries.

Chapter 5: Parks and Open Space (p.46)
This chapter includes an overview of the proposed parks and open space, and preliminary park design concepts within the
Town Center Neighborhood.

Chapter 6: Landscape and Planting (p.59)
This chapter provides proposed planting palette and irrigation concepts.

Chapter 7: Fencing and Walls (p.69)
This chapter includes hierarchy of fencing and walls to delineate spaces and uses within the Town Center Neighborhood.

Chapter 8: Site Furnishings (p.74)
This chapter provides the design and appearance of the Town CenterNeighborhood, including site furniture, colors and paving,
street lights, and street furniture.

Appendices (p.80)
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CHAPTER 2: NEIGHBORHOOD CONCEPT

NEIGHBORHOOD
CONCEPT

2.1 LAND USE

The River Islands Town Center will be developed with 10
development areas, including various commercial and
office uses, with up to 668 residential dwelling units,
related street improvements, commercial facilifies, parks,
trails and open spaces. The land use designation and
zoning district for the Town Center is Mixed Use (MU-
Rl) as included in the Lathrop General Plan and the West
Lathrop Specific Plan.

The Town Center District is intended to provide a mix of
retail, services, restaurants, entertainment, offices, higher
density residential and civic uses. Permitted uses in the
MU-RI Zoning District include retail, personal services,
food and food services, offices, medical offices,
single-family residential, multifamily residential, civic uses,
religious facilifies, schools, public and private parks and
open space. Conditional uses include entertainment-
related and community oriented uses, hospitals, medical
clinic, and other uses consistent with the scale and
character of the Town Center.

Development standards and architectural guidelines for [
the Town Center will be included in a separate document |

for private development and be used in conjunction with
this NDP for new development proposals.
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CHAPTER 2: NEIGHBORHOOD CONCEPT

FIGURE 2 .1 LAND USE MAP Lotting/Development Summary
NOTE: eemrmee (AR

Development Area descriptions are general in nature and are subject to

change as individual development proposals are received. The MU-RI = ﬁg‘z; C";‘;‘S;;’jzxmd 0 442
Zoning District allows the placement of commercial, office, residential and === AREA 3 Community Oriented  N/A
other permitted and conditionally permitted uses together in the same area AREA 4 Private Recreation  N/A
and with shared parking arrangements in accordance with the Lathrop g AREA 5 Office/Mixed 0-448
Municipal Code and this NDP. QT AREA 6 Commercial/MFD ~ 0-448
S AREA7 Commercial/Mixed 0

r ) . ) . L= ol AREA 8 C ial/MFD 0-448
Existing uses in the Town Center include Islanders Field Baseball Stadium, o AREA 9 onﬁ,ln}l;elgc/l;mﬂ 0-448
Lathrop Police Station and PG&E Natural Gas Pressure Reducing Facility. AREA 10 MFD 220
Interim uses include the River Islands Welcome Center, River Islands @» COMMUNITY PARK N/A N/A
Technology Academy, and Lathrop Soccer Facility, which are not € LAKE N/A N/A
[t TRAIL N/A e

identified on the map below. Please see the following chart for
representative development anticipated in the Town Center. The total

* . Multi-family dwelli its m: i h development are
number of multi-family units are required by the City of Lathrop Housing ey e ng unis may vaty in cach development area

based on individual development proposals.
Element. of multi-family units in the total Town Center District is 668.

PG&E
NATURAL GAS
REDUCING  STATION

t

* LATHROP
POLICE
STATION

Figure
Total Town Center Acreage 82
Anticipated Commercial Square Feet 339,886
Mixed Use Apartments 80
Townhomes {"Walkup") 210
Apartment/Condo Units 378
Total Muti-Family Dwellings 668
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CHAPTER 2: NEIGHBORHOOD CONCEPT

2.2 NEIGHBORHOOD ELEMENTS

The Town Center allows residents to enjoy a relaxed, low-maintenance lifestyle, where the region’s history, the proximity to the San
Joaquin River, and the natural environment have been woven into the design of both this neighborhood and River Islands. A strong
sense of neighborhood character continues throughout the Town Center that blends River Island’s consistent theme of colors, plantings,
site furnishings, and signage with the community’s own unique identity. The Town Center establishes its unique character through
urban elements that create community spaces at pedestrian scale and programming dedicated to promote community inclusion. The
combination of parks, trails, and recreational amenities will contribute to the distinctive quality of the Town Center.

The Town Center encourages pedestrian access throughout the entire community and aims to revitalize residents’ connection with
nature. A network of trails and pathways throughout River Islands makes this a walkable community and encourages interaction
with natural and rural opportunities surrounding River Islands. Recreational amenities will be easily accessible and convenient within
Town Center. They include finess centers, sporis faciliies, sports courts, community gardens, and walking and biking trails,
providing opportunities for both passive and active recreation.
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CHAPTER 2: NEIGHBORHOOD CONCEPT

FIGURE 2.2 NEIGHBORHOOD ELEMENTS MAP 00 o ements Legend

FEATURE AREA PARK NAME

[ ] Private Recreation
Facilities
[=. ] Community Park/Trail
SYMBOL FEATURE TYPE
se o
oy e Neighborhood Entry
© Neighborhood Gateway
- ey . i
e Community Gateway
™ Water View Node
— Solid and Open Fencing Elements

(to be determined at Site Plan
Review/Conditional Use Permit)

o Open View Fence

Future Security Fencing (to be
determined at Site Plan Review)

S T L

20 | RIVER ISLANDS PHASE 1 TOWN CENTER NEIGHBORHOOD DEVELOPMENT PLAN



Page Intenfionally Left Blank



&

Chapter 3

CIRCULATION




CHAPTER 3: CIRCULATION

.. e - - o L.
3.1 CIRCULATION CONCEPT

Streets create a necessary and important framework for the River Islands Town Center. This framework connects and separates
neighborhoods, creates key vehicular paths of travel, and creates identifiable community spaces and pedestrian-friendly routes

throughout the community. As depicted in the circulation exhibit on the following page, the sireet network has a hierarchy of major
roads, collector streets and neighborhood streets.

3.2 CIRCULATION BIKE AND PEDESTRIAN CONCEPT

In order to support a healthy, active community, the River Islands Master Plan has developed recreational infrastructure intent on
encouraging bicycle and pedestrian pathways. Safe pedestrian and bicyclist connections linking parks and open spaces throughout
the Town Center is a priority. An intricate, non-motorized circulation system has been developed for the Town Center, as part of
larger circulation framework for Phase 1 River Islands. The circulation typology (as reflected in Figure 3.2 - Circulation Bike and
Pedestrian Concept Map) consists of 3 different classes: Class 1 (Bike Path), Class 2 {Bike Lane) and Class 3 (Bike Route). The
bicycle paths, lanes, and routes, along with the pedestrian trails, and pedestrian connections, pair well with the different street types
within the community as shown on Figure 3.1 (next page). The road classifications within the Town Center District include regional
arterials {River Islands Parkway and Somerston Parkway), Neighborhood Collectors (Islanders Way) and Neighborhood Local
Streets (Garden Farms Avenue, Hospitality Way, and Riverfront Drive). These streets are also identified on Figure 3.1.
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FIGURE 3.1 CIRCULATION CONCEPT

Circulation Legend

NOTE:
The Circulation Concept shown is preliminary and is
dependent on individual development proposals. Public S— Regional Arterial
streets shall include River Islands Parkway, Garden Farms . .

. i = Neighborhood Collector
Avenue, Riverfront Drive, Somerston Parkway, Islanders

Way and Commercial Street. An additional public street, Neighborhood Local Street
named “Sutter Gould Way” will be constructed between

Areas 1 and 2. A mix of private driveways/streets g
and public streets are likely. Parking will include both @

Pedestrian Access Route

private parking lots and on-street parking that can be e

shared between varying uses in the Town Center.
Individual development proposals shall determine the
areas to be shared with time of use utilized in shared

Streetscape Cross-Section
parking proposals. See Chapter 9 for more information.

(See Pages 24-29)

Riverfront Drive

(Sutter Gould Wa

{Commercial Place)

\_(Islanders Way (North))

[Garden Farms Avenue

[Commercial Street]

{River Islands Parkway)

[Somerston Parkway

~{1slanders Way (South))

Salvatore Way

{Commercial Street)

Marina Parkway
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FIGURE 3.2 STREET SECTIONS

ZONE A"
EASEMENT ‘\

E3

t
74" RIW

L S

|
® TYPICAL COMMERCIAL STREET (74’
OTTOSIALE

(®—TYPICAL COMMERCIAL STREET (80’ R/W)/ (©—TYPICAL RIVERFRONT DRIVE (66’ R/W)
TYPICAL GARDEN FARMS AVENUE(80’ R/W)/ i

TYPICAL SUTTER GOULD WAY (80’ R/W)

NOTTOSCALE

1NN i
l_ Prance 6 RW

TYPICAL RIVERFRONT DRIVE ADJACENT TO (@)-TYPICAL ISLANDERS WAY (NORTH) SECTION (36’ R/W)
PARKING LOT(66’ R/W)

NOT10SCALE
NOT Toscate

TYPICAL GARDEN FARMS AVENUE (66’ R/W.
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FIGURE 3.3 STREET SECTIONS

@) TYPICAL RIVERFRONT DRIVE (36" R/W]

NOTTOSCALE

() TYPICAL SALVATORE WAY SECTION (32’ R/W)

NOTTOSCALE

|_ .|
8 4

@ TYPICAL SUTTER GOULD WAY (60" R/W)

NOTTO Z0ALE

®TYPICAL SALVATORE WAY SECTION

NOT 1O SCALE

TYPICAL SUTTER GOULD WAY (56" R/W)

NOT YO SCALE

@ TYPICAL SALVATORE WAY SECTION
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FIGURE 3.4 STREET SECTIONS

L w

> TYPICAL ISLANDERS WAY (SOUTH) SECTION (98 R/W) ®TYPICAL ISLANDERS WAY {SOUTH) SECTION (80’ R/W) © TYPICAL ISLANDERS WAY (93’ R/W)
L

NOT 10 SCALE ROTTOECAE

NOT TG 50AE

e J -“7I — -
[ 2 ]
87 Kiu

"

@ TYPICAL ISLANDERS WAY (87’ R/W) @TYPICAL ISLANDERS WAY (47.5" R/W) TYPICAL COMMERCIAL STREET SECTION (SOUTH)
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FIGURE 3.5 STREET SECTIONS

Class Il Bike Lane

Class 1i Bike Lane

\

\

|

- PN \

2y VIR 2|

iR, o hUFFER
® TYPICAL SOMERSTON PARKWAY SECTION (NORTH ®TYPICAL SOMERSTON PARKWAY SECTION (SOUTH ' ¢ N
OF GARDEN FARMS AVENUE]) OF GARDEN FARMS AVENUE) @TYP|CAL RIVER ISLANDS PARKWAY SECTION
NGTTOSAE ToTTCRAT T SeAE
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FIGURE 3.7 CIRCULATION BIKE AND PEDESTRIAN CONCEPT MAP

Circulation Legend

ROUTE

il T T T s ThaTl

i A———

Class I Bikeway (Bike Path)
Class II Bikeway (Bike Lane)
Class I1I Bikeway (Bike Route)
Phase 1 Levee Trail

Pedestrian Connection
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STREETSCAPES

4.1 STREET CHARACTER

Streets are classically defined by the trees that line them. These streets
create a sense of identity and pedestrian friendly environments. Street trees
help create memorable, livable spaces. However, frees do much more than
just define spaces. Trees create much needed shade for pedestrians, help
reduce energy consumption, moderate temperatures and increase property
values. Proper selection of tree species help identify and differentiate
communities, spaces and uses. Trees also provide habitat value for wildlife.
To this purpose, this Town Center NDP proposes street free varieties for
the roadways as identified on page 37.

Commercial Street north of Garden Farms Avenue will include 10 foot
wide sidewalks to encourage pedestrian travel and include well-marked
crosswalks, special pavers or stamped concrete, and curb extensions fo
visually highlight pedestrians and slow traffic. Columnar trees, street
furniture including benches and  bike racks, will make sidewalks into more
appealing spaces.

Local neighborhood streets are scaled to support lower volumes of
traffic and encourage pedestrian and bicycle use. Separated
parkway sirips provide continuous landscape buffers between vehicular
traffic and support a street lined tree canopy. Each neighborhood should
receive one to two varieties of sireet tree species to maintain a
community identity, buffer against potential losses due to disease and
insects and bolster diversity in the urban forest.

Streets within Town Center shall consist of trees, signage, and urban street
elements, such as light poles, that create a unified sense of community
identity and charactfer in every neighborhood. Street trees, along with
parkway stips and front yard landscape plantings, are thoughtfully
selected for each neighborhood to develop a distinct community identity
and contribute to the local biodiversity in the San Joaquin Valley.
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Neighborhood Gateways

Town Center encourages pedestrian connection to each of the communities
and promotes interaction with the natural environment and community sense of
place. Gateways should be invifing and comfortable to all pedestrians, create
visual interest to passing vehicles, and be unique enough to create a sense of
individuality and identity for each community.

Streets within Town Center not only serve as important neighborhood gateways
for vehicles, but also for pedestrians and bicyclists with safe and walkable
sidewalks, landscape buffers, and wide frails to encourage non-motorized
mobility throughout the community. Omamental side plantings, street tree
rows, and urban site features should be consistently used to provide aesthetic
value and to promote community identity, while also using design elements to
resemble the natural context of the delta water ways.

Neighborhood Entries

Neighborhood entries have been identified to establish more formal and traditional entrances to interior villages within Town Center.
The entries will be defined by structured plantings that differentiate themselves from more naturalized riparian plantings of surrounding
collector streets. Plantings should include columnar trees along the edges of the roadways with flowering trees in entry medians.

Neighborhood entryways mark pedestrian entrances to each neighborhood within Town Center. Designs should incorporate the large
spatial environment of major street intersections and create a distinct and invifing entrances. Each entry should have unique elements
such as monument features that are typical of the surrounding delta water ways.

Entryways may include seating areas, patterns typical of row crops, paving materials typical of waterways (cobble and decomposed
granite}) and monuments such as light houses, windmills, sails, and nautical structures. These spaces may create inviting and interesting
landmarks with way finding and community identity benefits.
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FIGURE 4.1 STREET TREE MASTER PLAN

STREET TREE LIST BY CONNECTOR STREET

— Tilia €. ‘Greenspire Little-Leaf Linden
| Garden Farma Avenue Ulmus p. ‘Drake’ Chinese Eln

[ rnmmusrd S Telkosns, Green Vase' Green Vase Zelkova
slandéen Way Acer rubrum Sctober Glory October Glory Red Maple
Forwer il By sy Quercus coccinea Scarlet Oak
_ Malus x. ‘Prairie Fire' Prairie Fire Crab Apple

Quercas lobata Valley Oak

Ulmus p. ‘Dirake’ Chinese Etm

[Sutedtiouid Way Tilla ¢. ‘Greenspire’ Linden "Greenspire”

ACCENT TREE LIST
Cercis occidentalis ‘Western Redbud
Chitalpa tashkentensis Chitalpa
Lagerstroemia indica Crape Myrtle
Prunus <. ‘Krauter Vesuvius' Purple Leaf Flowering Plum
Prunus scrrulata ‘Kwanzan’ Kwanzan Flowering Cherry

Note: These species are for reference
and are not intended to by the only type
of accent frees. See Appendix B for
additional species.
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4.2 COMMUNITY COLLECTOR STREETS

Community collector streets connect a series of neighborhoods marked by gateways and entires. It is important to establish a
project theme as these entries are entrances into and through major project amenities, such as lakes, parks, trails, and open space.

Establishment of formal, landscaped neighborhood gateway entries followed by a rural feel of windrow shade trees and a riparian
river concept will lead visitors along major collector streets. A naturalized riparian corridor serves as an immediate reminder of
historical ecology of the Delta Valley river lands.

The vision for the River Islands Town Center streetscapes is fo formalize the natural context of the delta riparian and agricultural
corridors. Use of natural materials like meandering bands of river cobble and boulders that mimic the numerous waterways of
the Delta Valley surrounded by groundcovers and both evergreen and flowering shrubs should be the overriding layout within
parkway sfrip areas. Perimeter boundary plantings should receive large, more structured shrubs that take on their own natural
shape without the need for hedging or continuous pruning to maintain size and shape. These spaces imitate the numerous
hedgerow plantings that abut the waterways and agricultural fields. (See Appropriate Plant Species Llist in Appendices.)
Plans shown in this document are illustrative and are infended fo provide guidelines for the overall design of the neighborhood.
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FIGURE 4.2 NEIGHBORHOOD GATEWAYS & ENTRIES
Neighborhood Elements Legend

SYMBOL FEATURE TYPE

O Neighborhood Gateway
¢ : ) Community Gateway
(XYY} . )
P E
e o f/ /{; Neighborhood Entry
scoe
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e o

P ; é
s e
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FIGURE 4.3 EXAMPLE TYPICAL ROUNDABOUT / INTERSECTION OF
CARDEN FARMS AVENUE AND SOMERSTON WAY

Crosswalk

' Round-About Monument

q Rud-About Planter )\

' : !”-k. V

P

/

Parkway Stri
B JeRE e el I J
A AN K
GARDEN FARMS
AVENUE

Crosswalk
i Mz, o]
-

OMERTSON WAY
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FIGURE 4.4 ENTRY CONCEPT PLAN/ RIVER ISLANDS PARKWAY AND
ISLANDERS WAY

.

G AN
Pedestrian Access

(-

"~ Cobble W/ Accent
= Cunar Trees
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FIGURE 4.5 RIVER ISLANDS PARKWAY AND COMMERCIAL STREET
COMMUNITY GAT

g ﬂ;'-_ N 3 "'S
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FIGURE 4.6 EXAMPLE MONUMENT SIGNAGE
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FIGURE 4.7 EXAMPLE ROUND-ABOUT MONUMENT SIGNAGE
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CHAPTER 5: Parks AND OPEN Space

PARKS AND OPEN SPACE
5.1MASTER PLAN INTENT

The adopted River Islands Phase 1 Parks Master Plan lays out the network of pocket, neighborhood and community parks,
trails, and paseos within the River Islands master planned community. In addition to parks and open spaces that offer varying scales
and levels of passive and active recreation, the Master Plan highlights the relationship between the community and the San
Joaquin River by providing opportunities for water-oriented, outdoor living and recreation.

Locations of parks and open spaces ensure that recreational amenities are accessible to all community members, including
pedestrian and bicycle connections that facilitate non-vehicular circulation throughout the community and between park sites.
Varying classes (Class |, I, and 1ll) of bicycle paths are integrated to promote easy access to open space and extend cycling or
running opportunities to River Islands and Lathrop residents. Parks are designed to support community members of all age and
abilities.

5.2 OPEN SPACE AND LAND USE

As a recreation-based development, the Town Center comprises
of a network of trails, pathways, and streets that infersect with
parks and open spaces, lake frontage, commercial spaces, and
residential lots. The close proximity and convenient access to these
diverse and numerous spaces encourage residents to explore and
interact with the natural environment and recreational amenities
within the community. Opportunities fo leam about and connect with
the region’s rural past are provided through the combined design
of outdoor spaces, urban elements, and other unique features. The
following highlight the different types of outdoor spaces proposed
within the community:

Open spaces help define places and provide meeting locations,
recreational opportunities and visually stimulating points of interest.
Open spaces can be defined as sporting venues, community parks,
neighborhood parks, pocket parks, lake frontage, streetscapes
and frails. Each open space creates an environment specific to ifs
location and context.

47 | RIVERISLANDS PHASE 1 TOWN CENTER NEIGHBORHOOD DEVELOPMENT PLAN



CHAPTER 5: Parks AND OPEN Space

FIGURE 5.1 OPEN SPACE LAND USE MAP

Open Space / Streetscapes Legend

OPEN SPACE E
AREA FEATURE NAM

_ Lake Side Open Space

== Private Athletic Facility
[T oy Off-Site Streetscape
CEET: Community Park/Trail
Note:

The grass area of the Amphitheater can
be programmed for private recreational
uses {e.g. soccer).

Amphitheater (Flexible Open Space))

Private Athletic Facility)

Community Park )

Future Private Gym)
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Intract streetscapes ["aka Parkway Strips") are designed as landscape areas between curbs and sidewalks and create
consistent themes for streets within each community.

Off-site streetscapes are areas outside the subdivision along major streets and include parkway strips, areas between the sidewalk
and masonry walls or fences and neighborhood gateways. These spaces create a consistent theme throughout the Town Center
and encourage passive recreation and pedestrian interaction.

Open spaces adjacent to lakes should also encourage light recreation and provide small scale open pedestiian interaction. These
spaces should provide opportunities for relaxation and contemplation within a visually stimulating environment.

Community parks, neighborhood parks, linear parks, and pocket parks should create places for more structured recreational
interaction. Parks should encourage large scale pedestrian use and create opportunities for exercise, relaxation, and physical recharge
from day-to-day obligations.

A signature feature of the Town Center is the abundant accessibility and connectivity of pedestrian trails within the commercial
spaces and neighborhood beyond typical street sidewalks. Many trails weave throughout the neighborhood, allowing many
opportunities for recreation and interactions with the natural environment within a short distance from home.

Phase 1 Parks Master Plan

The parks and open spaces within the Town Center, along with trails and pathways, are part of a larger network of parks and
open space within the River Islands development. These parks and opens spaces were approved by the City Council with the
Phase 1 Parks Master Plan in September 2022.

The Park Designation Map, Figure 2.4 on the following page, provides an overall summary of all parks and open space
proposed to be constructed within Phase 1 of River Islands. The tables include Neighborhood Parks/Pocket Parks/Community
Parks/linear Parks, lakes, Trails, and Water Related Open Space. All Neighborhood and community park faciliies are
proposed to count towards the developer's Quimby Act park acreage. The chart on the following page summarizes the
acreage and locations of the Quimby Act required facilities.

The City of Lathrop’s conditions of approval and the Phase 1 vesting tentative map for River Islands requires that park faciliies that
are adjacent to water bodies (e.g. river or lake) shall be owned by a non-City public agency, with a right of reverter back to the
City should the non-City public agency not properly maintain the park or otherwise be incapable of its maintenance. Island
Reclamation District 2062 {“RD 2062") is authorized to own recreational facilities such as parks under the State’s Water Code and
will own all other “wet parks” in the future. Maintenance of parks and open space is/will be conducted by River Islands Public
Financing Authority (RIPFA} and RD 2062.

The parks and open spaces in Town Center will feature a mixture of passive and active recreational opportunities that meets the needs
of both the community and visitors. Park design attempts to provide the highest level of accessibility and safety possible for the benefit of
the community and for the parks’ confinued success. Typical amenities include open lawn areas, shaded benches/tables, community
gardens, and fitness equipment. The parks and open spaces located within the Town Center has facilities and programs that not only
provide health benefits, but also educational, cultural, and historical benefits for the community to engage with.

49 | RIVER ISLANDS PHASE 1 TOWN CENTER NEIGHBORHOOD DEVELOPMENT PLAN



CHAPTER 5: Parks AnD OPEN Space

FIGURE 5.2 PHASE 1 PARK DESIGNATION MAP
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5.3 COMMUNITY PARKS

Community Parks incorporate a variety of recreational programming that provide active and passive recreational opportunities for
all. Most residents should be able to access a community park within 1/2 to 1 mile from their home. An ideal Community Park
connects residents to outdoor recreation options, foster public growth and establishes collective identity.

Community  Parks typically include a mixture of acfive and passive recreational opporiunities and more variety of
amenities than neighborhood parks. These may include sports fields (lighted and unlighted depending on programming),
sport courts, concession stands, restrooms, amphitheaters or performing art facilities, nature education opportunities, splash
pads or other water-play features, dog parks, and fitness courses. The design may also include areas for specialty athletics and
recreation.

The proposed community park in the Town Center {shown on Figure 5.2) is intended to be utilized by users of the overall community
and multiple user groups throughout the community and region. Islanders Field is meant to serve various athletic uses, tournaments,
small concerts and serves as the home field for River Islands High School varsity team. The Amphitheater and Event Center may be
used for community events, concerts and other public gatherings. The public plazas that provide the entries to the uses may also be
used for various community wide events and River Islands organized activities.
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FIGURE 5.3 TOWN CENTER DESIGNATION MAP

Loke # Lake Name AC. | Quimby | OWNERSHIP Park # Park Name AC. | Quimby | OWNERSHIP
Act Act
lakes === == == === 713 Community Park s T e 3713
8] Loke 5 3.05 RD 2062 Lothrop Landing Community 8.80 X CITY
Park
12 Lake 4 4.08 RD 2062 CP1
Community Park Trail 28.33 x RD 2062
Multi-Use Area - - = - -- 128

M1 Islanders Field Baseball Stadium | 10.7 PRIVATE
M2 Amphitheater/Event Center 21 PRIVATE

Total acreage includes entire levee trail as identified in the Phase 1 Porks Master Plan. The

30" wide levee trail has been used to calculate acreage of the Quimby Act and does not

include the levee slopes or 20-foot levee toe.

Town Center portion of Levee Trail Calculation: Totaf Linear Feet x 30" width -total sq ft

{43,560 sq f=1acre}
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FIGURE 5.4 LATHROP LANDING COMMUNITY PARK

For illustrative purposes only

PARK AMENITIES

Tennis / Pickleball Court
Splash Pad

(2) 1/2 Court Basketball

Levee Trail

Outdoor Fitness Equipment
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FIGURE 5.5 ISLANDERS FIELD

For illustrative purposes only
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FIGURE 5.6 AMPHITHEATER
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FIGURE 5.7 COMMUNITY PARK TRAIL

14

Wi

For illustrative purposes only

PARK AMENITIES
Class | Bike Trail
Walking Path

Streetscape

2’ Gravel Shoulder
5’ Pedestrian Path

8’ Class 1 Bike Path
2’ Gravel Shoulder

Landscape Buffer
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LANDSCAPE AND PLANTING

6.1 LANDSCAPE PLAN

River Islands will be responsible for the design and construction
of all public use areas within the Phase 1 Town Center [see
Figure 2.3). These include but are not limited to: public
streets (also referred to as streetscapes), parks, trails, open-
space lake frontage, levees and/or river edges.

Ongoing maintenance will be continued under the jurisdiction
of one of the following agencies, including but not limited to:
River Islands Public Finance Authority, RD 2062 and the City
of Lathrop. Individual use areas will be assigned to specific
jurisdictions based upon their overall facility use.

Generally, each builder will be responsible for landscaping
parking lots, parkway strips, dlleys, courtyards, private
parks, private parcels, userspace, and lake frontage.
Homeowners/owners will be responsible for private yard areas
(front yards and backyards) enclosed within fenced areas,
as well as parkway stips. Non-residential parcels with
rear yard loke frontage will be irrigated and installed by
the individual builders through a common  design.
Following construction, the rear yard lake frontage will be
irigated by a common area irrigation service.
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Construction Intent of Landscape Areas

Construction of individual landscape areas will be based upon phasing and builder programs. Preferred schedule for the installation
of landscape and maintenance of streetscapes will be as follows:

»  Developer/Builder will install individual tract improvements (including underground utilities (wet & dry), curbs and sidewalks,
finished road surfaces and perimeter walls/fences.

»  Developer/Builder will then install all pertinent landscape improvements to off-site areas including streetscapes, parks, and
open space lake frontages.

»  Builder will then build individual uses and associated property line fencing.

»  Builder will then install area landscaping and parkway landscape sirips. For the lots that abut the lakes, the builder will install
landscape areas adjacent fo lake areas.

»  Homeowners/owners will maintain their own parkway strip landscape areas including the irrigation which is part of their
isolat-ed irrigation system.

»  Parkway sfrip landscape areas at the neighborhood entries will be installed by the developer and will be maintained by the
appropriate jurisdiction. Neighborhood entries may include the parkway strip areas between the curb and sidewalk from the
primary collector street down to the first cross-street in-fract.

% Proposed Plant Materials

Plant materials will be selected from the Appendix starting on page 91.
Appropriate Plant Species List for Parks & Open Spaces within River
Islands Phase 1 Town Center. Alternative species may be substituted or
added and will be considered by the River Islands Architectural Review
Board (RIARB) based on the suitability of the species in terms of similarity
of theme, characteristics, size, form, tolerance of climatic conditions, soil
requirements and water usage.

Planting themes have been selected to mimic existing characteristics and
habitat of the delta waterways and vegetated agricultural hedgerows.
Plant material selection should strongly consider the use of drought-
tolerant, durable and long-lived species that give the appearance and
imagery of the Delta Valley. Species should be well adapted to the climatic
conditions and soil types typical of the River Islands Development. Robust
evergreen shrub species intermixed with flowering native shrub species
are strongly encouraged. large naturally shaped flowering shrub
species should be selected to mimic the image of traditional hedgerows
typical of the surrounding agricultural region. Flowering species that
create year-round inferest are of high preference.
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Plant and tree selections should avoid varieties with invasive characteristics, such as: surface roots that can spread, creating trip hazards
or that can be destructive to surrounding curbs and walls, species that produce large wind blown seed varieties that become invasive
or destructive, varieties that are extremely allergenic and varieties with toxic properties that can be ingested by humans or animals.

While fruiting varieties of trees or shrubs may hearken to the true agricultural use of the River Islands project, the use of such species can
create maintenance challenges and become problematic as litter creating rodent or pest problems. These species should be avoided
except in specific locations where maintenance and control can be exercised. If fruiting varieties are desired, refrain from planting
withing 20" of hardscape to reduce fruit litter on walking paths and reduce maintenance.

Plant selections should be determined based upon natural shape of species with minimal pruning or maintenance. Shrubs should be
considered for use as a screen of fences or utility structures. Evergreen plant material as a background is preferable to maintain year-
round screening, however, the usage of decorative deciduous plant species is desirable and recommended with care being taken
to maintain year-round interest and structure. Spacing of plant material should be selected based upon the species being utilized to
create fullness and allow for ultimate growth impact.

The use of fraditional “lawn” species and spaces should be limited to parks and open spaces that should encourage recreational uses
unless individual builders incorporate grey water usage. Drought-tolerant, durable and long-lived ground cover species that maintain
a year round cover and interest through leaf structure or flower varieties
should be encouraged. When “lawn” species are utilized, varieties should
include deep rooting species that use less water than traditional varieties.
The use and application of “lawn” species shall follow the guidelines
and requirements set in the California Model Water Ef'F cient Landscape
Ordinance (MWELO).

Tree varieties should be selected to imitate a rural Delta Valley aesthetic
and should include a predominance of Oak species typical in valley
habitats. Evergreen varieties should be used to frame and give additional
interest year-round to selected areas. Flowering or accent trees should be
selected for year-round interest through flower characteristics, branching
patterns, bark color and shape.

Private Landscape Areas

Design of private landscape areas should incorporate energy efficient
methodologies such as the use of local materials, local suppliers and
natural on-site composting through mulching to reduce green waste. Plant
material should be selected to reduce constant pruning and sheering to
reduce green waste. Tree species should be selected to encourage solar
gain during the winter months and to shade windows and large walls to
reduce energy consumption during the summer months. Irrigation of private
landscape spaces should be installed and should conform to current state
water reduction mandates{MWELO) and AB1881.

Landscape plans for all areas shall be prepared by a landscape architect
licensed to praciice in the State of California.
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FIGURE 6.1 PARKWAY STRIPS
PARKWAY STRIP MASTER PLANT LIST

VILAGE / STREEY SYREET / DIRECTION BOTANSCAL HAME PLANT SPACING

(R EastWest Festuca mairer 300
{Baver Isfunds, Parkway NorthiSouth Mixed, Including species listed bedow 38" 00
Gerdien Darma Avenue Last/West Myoporum parvifolium Putah Creek w00

St Myag parvifoliom ‘Putah Creek' ENeTY
m North/South Rosa x ‘Noaschned 2”00
Bosuerston Parkoesy North/South Mised, including species listed below 36700
‘Riverfront Drive East/West Coprosma p. 'Verde Vista' ®"0c

m North/South Cotoneaster d. "Coral Beauly” 367 0.C

PARKWAY STRIP PLANT LIST

Juniper Juniper
Coprosma p. ‘Verde Visia’ Coprosma
Coloneaster dammeri ‘Coral Beauty'  Bearberry Coloneaster
Arctostaphylos ‘Pacific Mist® Manzanita
Cistus Salvifolius Sageleaf Rackrose
Myoporum parvifolium Australian Racer
Rosa x Noaschnee'’ Flower Carpet White Rose

fic. i Carpet’ i Carpet Rosemary
Teucrium chamaedrys ‘Prostratus’ Germander
Rosmarinus O, ‘Prostratus’ Duarf Rosemary

PARKSTRIP SECTION TYPICAL PARKSTRIP PLANTING SCHEME
NOT TO SCALE NOT TO SCALE
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6.2 IRRIGATION

The State of California’s current water shortage has created valuable opportunities for River Islands to show its conservation emphasis
and fies to the region’s innovative irrigation techniques. Currently the State of California has instituted measures to reduce waste
of water through high distribution products and control systems capable of automatic adjustment and proper system management.
Designers and contractors familiarize themselves with all pertinent guidelines, standards and requirements to align irrigation system
design with the best infent of the State's Water Mandate (MWELO). The City of Lathrop Municipal Code, Chapter 1792 - Llandscape
and Screen Standards, contains additional requirements for irrigation and water conservation.

The following applies to all landscape areas to be constructed within Town
Center.

Non-potable water shall be the preferred source for irrigation applications. In
areas that are fo receive non-potable water, designated installation method-
ologies shall comply with RD2062, City of Lathrop, and State guidelines for
the application of non-potable water. In locations where non-potable water
will be utilized, connections will be coordinated to the best of the ability of the
design team fo foresee irigation “stub-outs”. There are areas, however, that
may not be deemed appropriate for “non-potable” water applications, and
will instead utilize potable water service.

Irrigation shall be provided to all planted areas and shall be designed and
laid out to efficiently and uniformly distribute water to all plant material.
Plant material will be laid out and organized into similar water use hydrozones
by separating high, medium and low water-use plant materials as best as pos-
sible. Irrigation zones should also take into account all sun exposures {north/
east versus south/west). Trees should be designed and placed on separate irrigation zones to aid in the proper applications of
water to promote long term health of trees. Irrigation shall be designed and installed to accommodate water demands by plant type.
The use of low volume overhead broadcast heads, drip and bubbler types is strongly encouraged; however, all innovative irrigation
techniques should be considered only if they adhere to State and local guidelines and requirements.
Irrigation components will have the following requirements:

» Overhead broadcast heads will incorporate “in-head” pressure regulation and check valves.

» Drip tubing will be of a “brown” color and will incorporate individual pressure compensating emitters; and will utilize a root
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inhibitor. When utilizing reclaimed water, conform to national guidelines regarding product color and identification.

» Bubblers will incorporate a built in pressure compensator and filter.

» Tree bubblers will utilize a “deep root” water device that incorporates a bubbler, check valve and swing joint with filter
“sock” around tube to reduce impaction of soil into air tube device.

» Valves will be capable of adding pressure regulating devices to them at any time and valves that utilize filter for drip
distribution will incorporate filters with mechanical image notification of the filter clogs and built-in pressure compensation to
reduce overall size of the irrigation valve box.

» Main lines will have 18" of cover and have a conduit for the irrigation control wire to reduce the potential of damage to
wire and aid in future repairs or renovations.

With advancements in standard irrigation control, system design should
include master valves and flow sensors that have the ability to maximize
system flows fo reduce overall run-times by operating multiple valves per
program and/or multiple programs simultaneously. Irrigation controllers
will be selected that can be programmed simply and easily from the
controller itself with no outside components and have the ability to be
remotely controlled and programmed via interet connection.
Controllers will have the ability to produce flow, run time and system
failure reports. Controllers will also be able to automatically adjust
irigation schedules based upon real-time weather reports from industry
recognized and approved devices and/or services.

In an effort to further properly manage irrigation systems, only allow
certified and trained personnel to operate the system. Controllers shall
have the ability to be remotely locked and only be adjusted by utilizing
individual “PIN" codes to identify personnel making adjustments to
irrigation programming. Individual irrigation zones will be programmed
with other similar type irrigation zones of the same distribution type and
water consumption demands.

With the nature of construction and the methodology of phased con-
struction, the use of “2-Wire" irrigation technology is strongly encour-
aged.

The irrigation system designed moving forward for River Islands may in-
clude Toro Sentinel / Toro Evolution or Rain Bird ESP-LXIVM utilizing the
Rain Bird IQ central control software. This system will allow control of up
to {8) Points of Connection (POC) with flow management of each POC
and control 200 valves per controller. The system allows for traditional
programming and adjustment at the controller with all facets of the programming capability and may be monitored with the 2-way
communication, reports and email nofifications, as well as be automatically adjusted with ET (evapo-franspiration) data.

No system is capable of running itself and therefore, proper training and management of the irrigation system is mandatory. Frequent
and regimented inspections should be factored into all maintenance operations to ensure long term efficient application. Installing
contractors will perform irrigation audits on the constructed system prior to the installation of plant material, and make necessary ad-
justments to aid in the success of the system. Annual irrigation audits and quarterly system reviews will be performed to ensure proper
mainftenance practices and care are being implemented.
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6.3 SOIL PREPARATION

The River Islands Master Plan will require an Agricultural Suitability Test be performed to ensure successful and healthy plant environments.
Due to mass grading of the overall site, the once fertile ground that provided such a stable base for vegetation and crops that covered
the development in the past may no longer be within the planting soil horizon.

Ongoing installation of required underground utiliies, compaction and consfruction materials may have introduced less fertile growing
mediums and therefore, the landscape area should be ripped o a depth of 12" and then thoroughly filled to a depth of 8”.

Tests will identify current agricultural suitability, parasitic nematodes, leftover herbicides or other contaminants. Soils test will be
performed from several different locations to ensure proper and thorough soil amendment requirements.

All planting areas will receive amendment in an effort to improve the planting medium and ensure healthy soil structure needed for plant
establishment and long term suitability.

Soil amendments should include: Nitrified compost or redwood shavings, soil sulfur, gypsum, Nitrogen, Potassium, and Iron Sulfate at a
minimum with any other amendment suggested by a soil laboratory. Amendments shall evenly displaced and be completely roto-filled
into the top 6" of soil. For plant material whose initial rooting depth will extend beyond the 6" amended soil horizon, plant pits will be
additionally amended with the topsoil and additional soil amendments and plant fertilizer tablets.

All planting areas, except lawn or lawn like substitutes, shall receive a 3" minimum layer of chip bark or otherwise approved organic
mulch after all plantings have been completed. This will help reduce evaporation and weed growth.

To avoid staining of concrete or pavement surfaces, contractors will avoid prolonged storage of soil, soil amendments, and bark and
shall sweep and clean surfaces at the end of each work day.
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CHAPTER 7: FENCING AND WALLS

The Town Center NDP uses a hierarchy of elements to delineate spaces and uses. Walls and fences that create usable spaces are key
to maintaining continuity and identfity.

Decorative community wood fencing and masonry columns will frame the major collector streets and establish a solid, formal pedestrian
space. Masonry soundwalls will be deferred to noise studies. Upgrades to decorative community wood fencing may occur upon
approval from the DRC and City Planning Commission. Minor neighborhood collectors are established with decorative wood fences.
Any fences along top slopes should be installed at top of slope.

Al individual lot fences may be decorative wood fences at a slightly smaller scale, while maintaining a formal yet natural feel.
Side-yard fencing will reduce from &' to 5" tall within 16" of the rear property line and an open view fence (tubular steel) will line at
the rear property line to enhance peripheral views of the lakes from individual backyard spaces.

Open spaces and parks adjacent to public open space lakes will receive an “open space railing” to establish continuity
throughout the development. See page 72 for fencing examples.
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FIGURE 7.1 FENCING AND WALLS MAP

Fencing Legend

Note: Additional fencing and walls may be
introduced with individual permit reviews for
multi-family, mixed-use, office and commercial e 6’ Open View Fence
uses. (6’ Tubular Steel)
b Solid and Open Fencing Elements

(to be determined at Site Plan
Review/Conditional Use Permit)

— e Security/View Fence
(Determined at Apartments/

Condo Site Plan Review)

i T W A T m AT T ; St
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CHAPTER 8: SITE FURNISHINGS

SITE FURNISHINGS
8.1 SITE FURNITURE

Site Furnishings within the Town Center should be made up of consistent materials, colors, and themes to promote community sense of
place and identifiable neighborhood character, while creating aesthefic value and blending with the region’s agriculiural and natural
environment. Site furniture should follow these guidelines:

» Site furniture should be attractive and inviting, yet durable enough to
withstand heavy use.

» Site furniture will be manufactured to include the River Islands logo to
reinforce consistent community sense of place.

» Post concise, bilingual signage (English & Spanish)requiring dog
owners to clean up affer their pets.

» Add dog waster bag dispensers at prominent entrances and at
intervals along pedestrian pathways at park facilities.

» Fixtures should be selected that will discourage lying down.
Handrail-divided or curvilinear benches are options.

» Site furniture and other fixtures should discourage skateboarding and
activities in non-designated areas.

» Site furniture should be made of durable material that can withstand
heavy use.

» Select fixtures that will not create visual obstructions or potential blind
spots which could impair surveillance.

» Provide trash receptacles at locations that may be easily monitored and emptied by maintenance staff.

» Park signs will include the River Islands logo and City of Lathrop logo to reinforce commitment to the community.

» Site furniture will be approved by the City of Lathrop. Drinking fountains should include an option for dog watering stations where
appropriate.
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8.2 COLORS AND PAVING

The color palette for the Town Center should be based upon earthy, natural colors derived from the Delta Valley and riparian themes. These colors
should be used on structures for public spaces such as parks, open spaces, trails, bridges, site furnishings, and hardscapes.

Pavement concepts should establish strong, bold direct lines wide enough to encourage multi-directional use. Colors should be earth tones with
contrasting shades to establish differing paths or shapes. Stamped concrete to approximate pavers or the use of pavers of themselves will be used in
plaza areas, the pedestrian corridor on Commercial Street north of Garden Farms Avenue and similar areas.

River Islands Colors and Paving

8.3 STREET LIGHTS AND BOLLARDS

The lighting concept for the Town Center will confinue the feel and physical characteristics of street lights established in initial phases of River
Islands development, with special lighting used for private uses along pedestrian corridors and plazas {see below).

Landscape lighting includes:
» Street Lights
» Bollard Lighting
» Special feature lighting at
neighborhood gateways

Walkway Light Bollard Light Arterial Street Lights Collector/Residential Street
Lights
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8.4 STREET FURNITURE

Street furniture should be available to all and provide a benefit to the community by enhancing use of all spaces. Benches should be
welcoming and comfortable, located to create destinations and promote both recreational use as well as visual engagement with the
community. All furnishings with logos will include the City of Lathrop’s logo.

Street furniture includes:
» Benches

» Bike racks

» Trash receptacles

» Bollards

» Bus shelters

ign: Outdoor Creations BBQ: Outdoor Creations 300A-3001 A
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Outdoor Creations #500 B UBike Rack: DuMor 292-5-2
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8.5 SIGNAGE

Signage helps the public travel through spaces and establishes order. Proposed signage continues the theme of the River islands
Master Plan by evoking images typical of waterways and the historic nature of the valley’s rural communities. Signage is intended to
be placed in parkway strips that are a minimum 5 wide and up to 15'wide. Signage height

shall be a minimum of 7" tall when adjacent or within sidewalk. Street signs shall comply with
the current version of CA MUTCD.

Signage includes:
» Street signs
» Neighborhood,/Amenity signs
» Wayfinding signs (for local uses)

A wayfinding signage program will be developed when certain retail /commercial
development occurs within the Town Center. The wayfinding signage will be included
in a new Signage Program and be architecturally compatible with other River Islands
signage already utilized and documented in existing Master Signage Plans.

Marina Drive
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APPENDIX

APPENDIX A EXAMPLE OF CONSTRUCTION AND PLANT MATERIALS

EXAMPLE OF CONSTRUCTION AND PLANT MATERIALS

Inert Materials

. 4”-8" Inch Cobbles @ Decomposed Granite

%

B (B
f f‘{ 1 1/2 Inch Crushed stone Colored Asphalt w/ Pattern

ol

2 Inch Minus Cobble Large Boulders

Colored Concrete w/ Pattern

Granite Blocks
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APPENDIX B PLANT SPECIES LIST

The following pages list approved and appropriate plant species per landscaping
type. All plant materials shall be selected from the following plant list as
approved by the City of Lathrop as part of this Architectural Design Guidelines
& Development Standards document. Any exceptions must be recommended for
approval by the STDRC prior to installation. Basis for exceptions shall be limited
to plant availability, where a similar available plant species may be substituted.

'levees, Trails and Restoration Areas’ indicate landscape near waterways,
bioswales, or other stormwater related infrastructure. Current conditions
and regulations do not allow irrigation, and thus horticultural plantings, to
be installed on the levee and within 20" of the levee toe. It is possible that
regulations may change, and that other design features such as “super levees”
will be allowed to include irrigation and planting. If conditions and regulations
are revised by the State, modifications to landscaping will be considered.
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=. Trots
Acor & Tedent Maple. 20125 2025° M
[ Acer x freomant ‘Autumn Blaze® Maplo, "Autumn Blazs' 4050 40 M
Acor oyl Big Leaf Mople 3075 3050 H
| Acet negunde var. ealfomica Calfornia B Elder 3050 M
[ Acer rubrum 'Ametrong', ‘Ociober Glory’, Redpolnte'  Amustrong Red Maple 4050 15 H
[Ansculus ealifornicn Buckeys 20030 2030 W
(Assculus cameo Red Horsechestnu 4 30 M
[Alnus thombiolia Whito Alder
it unodo Stawberry Treo 825 828 L
| Arbutus ‘Mofina® Marina' Strawberry Tree 20-30' 20"-30" L
[Arbutus maring - 'Mulf-rnked" Treo 1530 154200 L Darkgresn oblong follage with rosy pink fall Rowers
Betda (Botulo vills ) While Barked Himalyan Birch 4060 25.30° H
(Carpinus betulus "Fostiglata’ European Hombeam 40 30 M
Catolpa speciosa Westsm Catalpa 4060 20440 M
Coreidium x Desert Museur Desert Mussum Palo Verde 20 20 2
(Corcis canodensls ‘Ollahoma’ Eastom Redbud 2535 2538' M
Corcis Waestor Redbud 1020 10%20" v
Coreis oceidentalis - Mubi-runkod' Weetom Red Bud e jome L Blue-green foliage with magenta fowers
(Carcacarpus benloides Ifond Mountain Mahogany 520 520 v
(Chiopeis lnearis 'Monhewa' Timeless Beauly Desert Willow 15200 1520 VL Fragrant showy purple flowers
(Chionanthus refusus Chinese Frings Tree 20 15 M
IX Chitolpa toshkentensis Chitalpa 30 30 L ‘White to pale or dark pink Aowers
(Cratoegus phosnopynm Washington Hawthom 25' 20 M
Cupressus ertzonion Atzona Cypress @ 20 Vi
(Cupracsus sempervirens frolian Cyprass w070 1020 M
Ginkgo biloba ‘Autumn Gokd' {Male only) Ginkgo, ‘Avtumn Gold? 540 25435 M Usamale only varieties
Glediio ricanthos nermls Thomless Honey Locust 2550 25450 L
poriculato Goldenrain Tree 2035 2540 M
Indica ‘Dynamite’ Crope Myrle 1525 15420 L RedFower
Logerskoemia x fouriel Natchez’ Crope Myrls 2080 1520 L
Lagerskosmia x faurel Naichez - ‘Muli-funked”  Natohez Crape Myrle 15120 12'Wide L Whteflowen
x fauriel'Muskogee' Crape Myrle 2030 150" '
Magnolia sovlanglana 'D.D. Blanchard’ Tullp Magnolia 50 2538 M
Malus Flowering Crabapple, 'Snowdrt, \
‘Golden Raindrops' il e 5
Olea europasa *Swan Hill Swan Hill Olive 2530 2530 Vi
I Porkinsonio aevlecta Menxtean Pelo Verde 1520 10020 Vi
Pinus pinea Stone Pine t
Pinus radioa Monterey Pine 801100 2535 M
IPishacka chinensis 'Pearl Stree, Red Push' of 'Keith Chiness Pisiache Varieties 30-60' 50 L
Platonus acerfafia Bloodgood: London Plane 4050 25450° M
Platonus X ocefolia 'Columbio” M
Pl California Sycamore 5090 30.50° M
lus alba Pyromidals’ Seedless Bolleana Poplar 50 15 M
| ) s Fremont Cotiomwood 4060 3040 M
Populus nigna "Hafico’ Lombardy Poplar 100" 15430" M
Prosopis glandulosa ‘Maverick! Texas Mesqulle a0 25430 L
Pronus coroliniona ‘Bright N Tight {Compocto) Bright N' Tight Cherry Laurel 8110 & L
Quercus ogrfollo Coast Uve Ock 2070 40'80° Vi
coccinea Scarlet Ock 6080 4060 M
Quercus douglostl Blve Oak 050 4070' Vi
I Quercus Hlex Holly Ook 4060 4060 L
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lob: Volley Oak 5075 5080 L
hlenb Quinkpin Ook 9
b English Ock 5060 30 M
Quercus suber Cork Oak 3060 3060 L
Quercys virginiana Southem Live Oak 4080 6090 M
Quercus wislizenli Interior Live Ock 3070 3070 Vi
Robinia 'Pyrple Robe! L
Saltx gooding!l Gooding's Black Willow 10-25' H
| Salx laavigota Red Willow 1530 H
Salx luelda vor. lasiandra Pacific Wilow H
Schinus molle Caliornia Pepper trea 2540 2540" L
Sophora japonica Regent’ Pagoda Tree 40 40-60° L
Syringa reficvlcta Japanese Tree liloc 30" 20 M
Tilla cordata ‘Greentpire' Uielea Linden 30.50 1530 M
Ulmus panifolia 'Drake' Chiness Elm 5070 30-50" M
Ulmus wilsonlana ‘Fronfier’ 20 M
Ulmus wilsoniana 'Patrof 30" L
Ulmus wilsonlana 'Emerald Sunshine! L
Ulmus wilsonlana 'Prospectort L
bellvlaria california Californics Laurel 2035 20-35" M
|Vitex agnus-castus. Chaste Tres 1520 15-20" L
Zelkovo serolo 'Green Vase' Zelkova, Gresn Vase 50 50 M
|Abelia grandiflora Glossy Abelia 8 e M
I Acove fifora L
1= Blue Hibiscus &8 L lght blus flowers
Cape Mallow & M Purple/pink flowers
Shawberry Tree Xy L Dorkgreen foliage
densiflora 'Howard McMinn' Howard MeMinn 7 L
Berberls thunbergi Japanese Barbeny L
Buddlejo davidit Butierfly Bush 610" M
Carpenteria califorica Bush Anemone L
C dental Bution Willow 35 M
Clstus hybridus {Clstus corbariensis) Wiitle Rocksosa 24 L
Cstus ladanifer (Cistus lodoniferus maculatus) Crison-Spot Rockrose 35 L
Ci Orchid Roserock. 4 M Dork pink flowers
Coprosma repens Miror Plant & M
Cornus stolonifera {sericea) 'Batiey Red-Twigged Dogwood o8 H
Colinus coggyaria (Rhus coflnus} Purpureus’ Smoke Bush 15 L
[~ |Podonaea viscosa Purpurac' Putple Hopssed Bush 810 L Red/burgundyfolioge
Elasagnus pungens L
Eriogonum faselculatum Calffornia Buckwheat e 4 L
dandr i California Flannslbush v
Grevtilea x "Noell' Nooall Grevllss 5 & L Glossy lime green needls-like foliage with pink and while flowers
Heteromeles arbutifolia Toyon 890 v
Laurus nobills Bay Lasrel 12°400 L
Lavatsra martima Treo Mallow & & L Gray-Gresn foliage with light pink/purple flowers
Lavatera thuringlaca 'Mra Bamsley' Mallow L
Lsvcophyllom frutescans 'Compactum Texas Ranger 4.5 45 L
Lupinus arboreus Yellow Bush Lupine 58 ey L
Mahonia aquifolium Oregon Grape & M
Myntus communia True Myrle 5 45 L
Nondina domestica Heavenly Bamboo 3.8 2 L
Nerium oleander 'Litla Red" Dwarf Red Oleander 4 4 L Red flowsrs
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Nerium oleander ‘Peiite Pink' Duwad Pink Oleander 4 & L FinkRowers
|Osmanthus fragrans Sweet Olive. 0 10412 M
|Osmanthus x fortunel Hybrid Tea Olive 620 10412 M
| Philadelphus lewisi ‘Wild Mock-orange 490 6410 M
Philadelphus Belle Etoile’ Purple Spot Mock Orangs 57 57 M
th New Zealand Flax 45 45 L Burgundy-bronze bladsd foliage
= [Phommiom Yellow Wave' Yellow Wove New Zealand Flox 4.5 45 M Yellow and lime green bladed foliage.
Prunus caroliniana ‘Bright ‘N Tight [Compacia) Bright N* Tight Cherty Loure| 81 X L
Tndica India Howihom 45 L
Tndica ' Clara" India Hawthom 35 35 L
haphiolepis indica ‘Springlime' India: Hawthom 44 L
h umbellata Yeddo Howthom 44 48 L
2h i Mound Son Brono' San Bruno Coffebary s 8 L
i Rhamnus calfornica ‘Eve Case! Dwaorf Coffebeny 4-8 4.6t L
Rhomews crocea Redbery
Ehamnus fomentello Hoary Coffesbeny L
Ribs {var. Golden Currant 38 L
Wik Pink Flowering Currant 412 M
Rosa collfonica Plena’ Celifornio Wild Rose L
sucrium fruticans Bush Germander 50 56 L Groy leaves, lavender flowers
eucrium fruficans Bush Germander 48" 410" L
|Vibumom 1. *Spring Bouguet' Spring Bovgqust Vibumum 48 4.8 M Deep green leathery foliage with tight clusters of pink buds and white flowess
3! Xylosma congastum ‘Shiny Xylosma 810" 810" L
[Abstia x grandiflora ‘Kaleidoscope’ Glossy Abelia 225 34 M Whte fiower
Berberts thunbergll ‘Cnzam' Crimaon Ruby Japanese Barberry 2 2 M Deep red/burgundy follage
Callistemon ciirinus ‘Compacia’ Botflebrush L
Collistemon ctrinus ‘Litle John' or ‘Captain Cook! Dwar Bottlebrush 3 3 L
Coleonema pulchm Voristies' Pink Breath of Heaven 34 & M Ughtgreen foflage with finy pink flowers
[Mahonia aguifofim ‘Compacia’ M
I |Mymine officanc Affican Boxwood 3-8 36 L
Patosporum 1. 'Wheeler's Dwarf’ Mock Orange a4 4-5 M White flower
[Punica granatum Nana' Dwart Pomegranate 3 5 1 Orange flowats
&h lepls indica ‘Ballering™ Dwaort Pink Indian Howthome. 2 4 i Pink flowsrs
Salvia gregght / Salia x fomensis Autumn Sage 34 L
Salvia gregali "Albo’ iy L
Sahia microphylia Mint Bush Sage 3-8 M
bumaid Spirasa 23 M
= Spirosax bumalda ‘Goldfiame” Goldflame Spirsc s M Yollow-green follags with pink/red flowers
[Vibumum davidit David Viburnum 3 M rge glossy green deep veined foliags, fight clusters of pink buds and white Rowers
cof California Fuschia 3 L Gray leaves w/ red flowers
Achillea millefolivm colifsmica Yomow L
Achille e "lsland Pink’ Pink Yarrow "3 L
lsa fomentosa Woolly Yarrow & 13
| Agopanthus afiicanus Iy-of-the-Nile. 15224 152 M Blue/white flower
Aioe mpecies vares L
Blue Ster Flowsr -3 2
eximia Serpentine Columbine 2' 1.3 L
H Arwemisia Powis Castie’ Powis Casile Sapebrush 2 & v
fascicularts Natrow-leaved Milkweed »3 ” 13
C fumb Je Plumbage o751 ms M Deep blue flower
dvvisa Borksloy Sedge L Deep gresn clumping svsrgreen grass
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Fortnight Lily, Bicolor ks 1
For Ly 34 2 M White flower
Santa Barbora Daksy "2 35 L White with somo pink flowers
California Poppy r 15 w
blue' Blvs Bunch Grass 14 10 L
Alos Fescue 23 2.3 L Evergreen clumping yollowish gray-green fofiage
Festuca ovina 'Glauca’ Eiljoh's Blus, Blus Festuca 490 & M
| Festuca rubro Red Fascue 2 & M
loborus x hybrid: Loshen Rose M
tolla de Oro' Stella De Oro Dwarf Daylly 2 2 M Heavy cluster of large yellow flowers
fuva Orange Daylly 225 2.5 M Townyorangs
pandfi Corol Yucca 2 2 /
Heuchera 'ilian's Pink' Lian's Pink Coral Bells /
Heuchera 'Rosado’ Rosada Coral Bells 2
chi Corat Bells M
Iis ‘Canyon Snow' Canyon Snow Pacific Ids ¥
| | Juncus patens CA Gray Rush 2 2 H
Kniphofia uvaria Red Hot Poker M
dok ol English L g2 I L
Lavandulo . ‘Buena Vista' English Lavender 2 2 L Gray-green foliage with desp violst blus flowars
Lavondula ‘Goodwin Creek Grey' Goodwin Creek Lavender L
Lovondula stoschas 'Otto Quast' Otto Quast Spanish lavender 18 2 L
Ley d *Canyon Prince’ Canyon Prince Wild Rys 74 2 v
Lirope muscarl Ly Turf M
Lomandra |. ‘Breezs’ Dwarf Mat Rush 2.3 24 3
Lupinus albfirons Bush Lupine 3.5 23 L
inensis 'Moming Light 54 34 M
| Muhlenbergia dubia Mesdcan Deergrass 2.3 23 L
Pennisetum setoceum ‘Cupreum’ Red Fountaln Gross 34 34 L
Panstemon heterophylus ‘Margarita® Foothl Penstemon =3 " L Lavender flowers
Panstemon species ML
Penstemon spectabilis Showy Peastemon El ML
Percvskia a. 'Litle Spire' Rossian Sage 2 2 L Vertical spikey gray-green foliage with lavander-blus flowers
Phormium tenex "Apricot Queen' New Zeaknd Flax 3 4 L Yellow wit green margined bladed foliage
Phormium tencox ‘Dusky Chief New Zeakand Flax 58 4.5 L Reddish brown bladed foliage
Phommium tenax ‘shimzz! New Zsaland Aax L
Phomium tenax Tom Thumb' New Zeokand Fax 2 .2 L
Salvia. LM
Salvio 'Bee's Bliss' Bee's Biies Sahia " 3 M
Salvia m. *Hot Lips' Hot Lips Sage 3 3 L Red/white Rowers
Sabia 'Mrs. Beard! Mes. Beard Saa 2 3-¢ L
Salvia sonomensis Creeping Soge L
Salvia spathacso Hummingbind Soge L
Solidogo callfornica Catifomnia Goldearod 1-3 183 L
chik California aster 1-3 L
 Tulboghia violacea Soclety Gorlic 18 e L Purple flowers
Tulboghio v. 'Silver locs' Yoriegated Society Garlic 18 18" L Siiver/white blodes w/purple flowsrs
[ Veronica ausidoca 'Crater Lake Blus! Crater Lake Blue Speadwell e 12 M Gentian blve.
californica 'Cotaling’ Istand California Feschic 1-3 1-3 L
cana California Fuschia 23 183 L
1 hichie vigwe
Boutslova gracills Blue Grama Gross. L
Cal acutifiora *Korl Foerster Ko Foemter's Feather Read Grass 2 L Stunning verlical fecthery plumes, urn golden In foll
Carex borbaras Wil Root Sedge vy 3t M Doep green native meadow grass
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Corex diwisa Borkeley Sadgo 1
Carex pansa Cahfornla Meadow Sedge 34" M
Carex Clustersd-fisld Sedge 1" & M
Carex festacea Orange Sedge w24 182 M
‘ caespliosa Tuhed Halr Grass "y 3 L
h elongaie Stender Hair Grass 3 L
looch h Spike Rush i 2 L
[Elymus glaucus ‘Anderson’ Blue Wild Rys 23 2 L
Elymus trificoides Creeping Wildrys L
H tzia calfornica Calforia Poppy » 15 w
Festuca californica Calfornia Fescue 3" 23 M
IF doh blve' Blue Bunch Gross 14 10 L
| {Fertuca malrel Atlos Fescue 3" 23 L
Festu M
Efijah's Blue, Blue Fesivea 430 o M
Red Fescus 12 & M
Gum Plant "y "y L
Blue Oot Grass 2.3 L
Meadow Barley n
Japanese Blood Grass 2! H
Baliic Rush 3 H
Pacific Rush 36 k4 H
CA Groy Rush 2 2 H
Rice Cuigrass M
‘Camyon Prince’ Canyon Pince Wild kys v
Leymus frificoldes ‘Grey Dawn' Creeping Wild Rye v
lomandra ). ‘Breazs" Dwerf Mat Rush L
(M e Coast Melie Grass, Onlongrass W
Melico califomica Melica ¢
Aiscanthus sinensis Japaness Siver Grass H
| |Miscanthus sinensis ‘Moming Light' H
A capitlarts Halry Awn Mubly L
dubia Mesxican Deergrass L
Avhle rigens Deer Gross. L
Nasslla pulchra Yolo' Purple Nesdle Gross L
Penniselvm 'title Bunny' Dwarf Fountain Grass L
Ponnisstum "Moudry' Block Fountain Grass L
Pennisetum orlentale Oriental Fountaln Grass L
Pennisetum sstacevm Rubrum’ Red Founialn Grass L
[Scirpus americanus Three-square Bukush H
|Scirpus actus var, cccidentalis Hardstem Bulrush H
calfornica Califomia Bulrush H
Sciep Smal-fuired Bulush H
olroldes Alkall Sacaton w
Stipa comua Nodding Feather Grass v
] Spe pulchra Purple Neadle Grass L
I Stipa glgantsa Giant Feather Grass w
3 ETY Mix Enny Mix

= {Carex Divulso, Eschscholzia ealifornica,
Festuca Idahoensis, Layfa platyglosso, Salvia . "Bee's
Bliss". hium idahoensis)

iative Mow Free Mix
[Festuea idahosnsls, Festuco rubra, Festuca

No Mow Fescue

12ve

Deep groen cumping evergresn grass

Evergreen, green and orangs spring / summer, vibrant orange in winter

Evrgreen clumping ysllowish gray-green foliage

Trim fo ground in winter
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Locthery gray grean foliage wih pulfy yellow ball shoped Flowers

(Acadia r. Desert Carpe? Desent Carpot Acocka 10412 T
| Ajuga spedles. Carpet Bugles " 3 M
[~ = A hylos Pocifio Mist 21/2 4 L
Artemisia californica ‘Montara® California Sagebrush 185 L
= Artamesia 'Powis Castle! Powis Casile Aremesia ] 5 M graygresnfolioge
=0 Booohotts pilularis Coyote Bush L
Baccharis pllularis ‘Pigeon Polnt' Dwarf Coyote Brush o L) L
Caanothus griseus hoitzontalls Yankse Point* Shrub Ceanothus 23 8 L Blue flowers
it C: Nolley Violet' Valley Vollet Martiime Licc L
= Coanothus thyriflorus 'S Blueblossom ] 5 L
Il Ceanothus ‘Concha’ L
Tl Ceanothus Dark Stor' Dark Star Calfomia Uloc 54 8.10" L
Ceanothus foyce Coulter' 'Wikd Calfornia Lilac: 35 8~10" L
Ceanothus Ray Hortman' Roy Hortmon Cofifornia 1220 15-20 L
Custus salviolivs Sageleaf Rockrose 2 3 L
= Coprosna kirki Kirk's Coprosma 2.3 L
Cote *Eichholz Bearberry Colonaaster 8" -8 L White flowers, red berries
Cotoneaster lacteus (Cotonsaster pameyl) 8 0 L
I Cotoneaster microphyllus Rockspray Cotoneaster 23 6 L
Erigeron "Wayne Roderick' Wayne Roderick Seaside Dalsy 8 11/2' M
Erigeron karvinsk Santa Barbara Daisy 10%.20" 3 L
Eschscholzia californico California Poppy ” 15 A3
Hypericum calycinum Aaron's Beard " M
Hypericum moseranum Gold Flower » M
Lessingria filagintfolic vor. califomica *Siver Carpef  Sitver Carpat Caltfomia- Aster M
Lobularia meitime Sweat Alyssum 220 12t M
1 Lupinus Chick Luplne 21/2' M
Myoporum parvfolium Myoporum & 14 L
Oenothera hookert Evening Primross "3 "3 L
Phacelia californica Phacslia 18 M
| | I Potentilla verna Sping Cinquefoll 2.3 3 M
I Ribes vibumnifol Evergrean Currant E 12 L
i Rosa "Noamel! Apple Blossom Flower Carpst Rose 2 3 M ‘White/pink Rowers.
== Rosa "Noare' Red Flower Carpel Rose. 2 3 M Red flowers
I Rosa "Noaschnes' ‘White Flower Carpet Rose 2 3 M ‘White owers.
I Rosa "Noatraum' Pink Alower Carpet 2 ¥ M Pink flowers.
=1 Rosmarinus o, ‘Irene' Resemary LR RV 23" L Blus fowers
U Rosmarinua o. Prostraiss Dwarf Rosemary 2 4 L Blue fowers
Sedum Stone Crop %5 N L
hivm bellum Blue-eysd Grass 412 6m.24° L
= hek Asian Josmine 2 0 M
hek de Star Josmine 2 10 M
[ ETY Mbx Entry Mic
{Corex Divulso, Eschscholzto calfomico, ne 12 L
Festuco Idahosnsis, Layla platyglossa, Sabda L Bee's
| Bliss”, dahosnis)
I Native Mow Free Mbx No Mow Fescus
{Festuca idahosnsis, Festuca rubra, Festuca 12018 M
Viney
Adtstolochia califomica Colifomio Pipevine L
Campsls radicans (Bignonla radicans) Common Trumpet Cresper L
|| Ex || Clomotis amandi Snow Drfff Evergraen clemotls 1520 M
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= cla r. ‘Desert Carpat’ Desert Catpst Acacia Leathery gray gresn follage with puffy yellow boll shaped flowers
|Ajuga species Corpet Bugles E M
|Arctostaphylos 'Pacific Mist 21/2 4 L
| Atemisia colifornics "Momara' California Sagsbrush 185 i
£ | Aremesia "Powis Castle’ Powis Costle Atemesia 3 5 M gray grsen folioge
2 Baccharls pilulons Coyote Bush L
Baccharls pilukarts ‘Pigson Point' Dwarf Coyofs Brush & ¢ L
b |Ceanothus griseus horizontalis Yankee Polnt Shrub Ceanothus. 2.3 8 L Blue flowers
[ [Ceanothus mariiimus Valley Violet Yalley Yoilet Maritime Lilac L
i |Ceanothus thyrstflorus ‘Skylork' Blusblossom 3 5 L
| Caanothus 'Concha’ L
[Ceanothus 'Dark Star' Dark Stor Calffornia Uilac 54 810 L
[Ceanothus Yoyce Couber' Wild Calfornia Ulae 5 8-10* L
|Ceanothus 'Ray Harman' Ray Hartman Califomia 1220 15420 L
Clatus salvifolius Sageleaf Rockrose 2 L L
Coprosma kit Kik's Coprosma 2.3 L
= Cotoneaster dammeri 'Eichholz’ Bearbarry Colonsaster 8 6.8° L White flowers, red barries
Cotoneaster lacteus {Cotaneaster parneyl) 8 w0 L
[ Coonaaster microphyllua Rockspray Cotoneaster 2.3 ¢ L
Erigeron Wayne Roderick’ Wayne Rodstick Seaside Daisy 8 1172 M
Erigeron karvinskianus Santn Barbara Daisy 1020 Ed L
cofomico Colifomia Poppy i 15 Wi
[ Hypericum calycinum Aoron's Beard U M
[ Hypericum moseranum Gold Flower T M
Lessingrla flaginlfollo var. calfomica ‘Siver Carpel’  Silver Carpet Californio- Aster M
Lobulora mariiima Sweet Alyssum 212" 12" M
[ Lopinus Chick Lupins 21/2 M
i Myoporum parvilohum Myoporum & ¢ L
|Ganothera hookert Evening Primtoss I3 - L
Phacelia calffomica Phacslia 18" M
[0 o] Potentlia vema Spring Cinguefoll 23 34 M
== Ribea viburnifolivm Evergraen Currant 3.6 12 L
= Rosa ‘Noamel Apple Blossom Flower Carpst Rose 2 3 M White/pink flowers.
. Roso 'Noare' Red Flower Corpet Rosa 2 ¥ M Red flowsrs
[Rosa 'Noaschnee' ‘White Flower Carpet Rose 2 k) M White fiowers
Pink Flower Corpet 2 ¥ M Pink flowen
& Rosemary ™2 3" L Blue fowers
I Dwarf Rosemary 2 & L Blefower
Stone Crop 25 » L
hlum bellu Blue-syed Grass. 412 24" L
=, osiaficom Asian Jasmine 2 10 M
£l Stor Jasmine 2 w M
ETY Mbx Entry Mix
(Corex Divulso, Eschacholzia califomica, "5 12 !
Festuco Idohoensls, Layia plotyglosso, Saiia |, *Bee's
— Bliss", idchoensis)
= Native Mow Fres Mix No Mow Fescue
{Festuca idahoensis, Festuca rubna, Festuca 12-1et M
(el
californica Californla Plpevine
| Compats radicans [Bignonia tadioans) Common Trumpet Creepsr
[ | || Clematis amandir 'Snow Drift Evetgreen clemalis 1520 M
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Clytostoma callistigioides Violet Trumpet Vine
Distictis b

M

Trumpet Vine 2030 M

Ficus pumil Creeping Fig 10 M

Gel p Caroling Jessamine 20 L
Hardenberdia violacea 'Happy Wand, Hardenbergia Vine 10 M

I tyanth Pink Jasmine 20 M
Lonicera hispldula Honeysuokle 310 L
Aactady guis-coli Cats Clow 20-40' L
Hm " California Wikd Grape 12:30' v
Wisteria sinensis 'Alba’ or ‘Cocke's Special' M
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Site Plan Review
Redwood Café Restaurant and Event Center
July 2025

Redwood Café and Event Center is a new use within the Town Center District of River Islands
(Phase 1). The new use is closely based on the former Redwood Café and event center that was
in Modesto. Four of the existing structures from the Modesto location are being moved to the
site to be relocated at the River Islands site, two are being integrated into the new restaurant
building as follows:

Building 1 (Dining Room): 21’ x 57.5” (1,207.5 SF)
Building 2 (Bar): 17> x 31.5° (535.5 SF)

There are two other buildings moved from the former site that will be placed on the new River
Islands site (shown on the site plan) as follows:

Building 3 (Bridal Suite): 16’ x 19’ (304 SF)
Building 4 (Outdoor Bar): 21’ x 25” (525 SF)

The new restaurant facility will have a basement/wine cellar and a main floor above ground. The
basement/wine cellar will include storage, a bar with limited food service and four wine cellar
dining areas, as well as two elevators for access to the main level. There will also be a tunnel
constructed to provide access to the basement/wine cellar from the adjacent Commercial Place
directly without entering the main floor of the restaurant.

The total restaurant facility will include the following square footage:

Basement: 8,582 SF

Tunnel: 1,346 SF
First Floor:  8.042 SF
Total: 17,970 SF

Total seating for the project is as follows:

Restaurant Basement/Wine Cellar:  Bar — 40 seats. Cellar Rooms (4 @ 14/16/16/24 each — 70
total seats (110 seats total)

Restaurant Main Level/Bar: Bar - 50 seats. Dining - 50 seats.
Restaurant Outdoor Seating/Bar: Patio Areas — 50 seats. Garden/Bar: 40 seats (90 seats total)
Bridal/Event Center: Outdoor seating and tents - 200 total seats. Up to three (3)

tents of 1,600 SF each may be erected as shown on the
attached site plan. Specifications for the proposed tents are
also attached to this project description.



Phasing for the project will be as follows:

1.

Grading. Grading for the foundation of the restaurant facility has already been completed
under a City at-risk grading permit.

Foundation/Podium: a foundation-only permit will be requested as the first phase of
construction for the restaurant (start construction early-mid July, complete by early
September 2025)

Restaurant Shell: a permit for the main restaurant facility will be submitted after
construction of the foundation and constructed subsequently. (start early September,
complete November 2025)

Specialty Construction/TI: the specialized indoor construction (kitchen, restrooms,
dining, etc.) will be permitted and constructed as the last phase of the main restaurant
facility. (start November, complete April 2026). Outdoor dining areas should also be
completed by April 2026.

Bridal/Event Center: the bridal area will start construction early 2026 and is expected to
be complete by Fall 2026.

Additional areas/uses on the site will include the following:

1.

Bridal/Event Center: an outdoor event center that hold up to 200 guests. The Bridal Suite
building will be an accessory use to this area, which will include a small stage/pergola to
serve as the bridal altar, an area for seating near the altar and an event lawn. A

Fire Pit/Plaza: a plaza area that can contain additional outdoor dining/seating areas to be
used with the Bridal/Event Center.

Small Fountain/Entry Plaza: a small plaza area with a fountain that serves as the entry
point to the main restaurant.

Outdoor Dining Area: adjacent to the Redwood Café restaurant will be an outdoor dining
area that will include covered and uncovered seating areas and areas with a view to the
future, adjacent Amphitheater (former Community Stadium) site. This area will have a
total of 129 seats.

Outdoor Bar: an outdoor bar as part of the garden area of outdoor seating for the
restaurant will utilize the former outdoor bar structure from the Modesto site.

Back of House/Loading Area: A back of house area for entry to the restaurant for
workers and supplies will be located near Riverfront Drive. The enclosed trash enclosure
will also be located in this area.

Parking for the use will include a 50-space lot adjacent to the site, a 104-space parking area
along Riverfront Drive accessible to the site from the north and a 101-space lot to the south of
the site. The Town Center Parking Analysis from Hexagon Transportation is pending and will be
provided to the City upon completion. Other parking lots in the vicinity can be used for special
events when held during off-peak hours.



Pedestrian access to the site is from the 50-space parking lot, Commercial Place (including the
tunnel access to the basement/cellar) and from Riverfront Drive. The 50-space parking lot will
contain a loading and unloading zone for patrons and event guests.

Utility services will be provided to the site from Commercial Place (the terminus of Commercial
Street) and will include City sewer, water and storm drainage, communications, LID electrical
service and PG&E gas service. Commercial solid waste service will be provided by Republic
Services.



Description

add note optional: bolt on sleeve for mega male 30.50.030

add Table-1, update design notes, add " no mid column" to description

update to NBC 2015 from NBC 2005 Apv. NZ

add leg & guyline ballast weight to table

update table-1 reactions
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EXPLODED VIEW

Optional: /\
bolt on sleeve
30.50.042 \ |

20.40.425 # ;;]‘

] I

iN 22" Stakes !
NOT INCLUDED

S . n X 42" Stakes | |
M NOTINCLUDED\ & =

PLAN VIEW

"

12001mm [39'-41"]
center base to center base
12203mm [40'-
O/S Corner Box

17219mm [56'-6"] !

SIDE VIEW

6045mm [19'-10"]
5486mm [18']
2 /
3341mm [10'-1 1%"] L o
/ X m 2667mmz50mm [8'-9"+2']
y Anchors shown are only TYPICAL. ‘ .
T —— o \ Anchors shall _be appropiate to surface, subsoil, & ‘ ‘ ! 12000mm [39-4§"] O.C. | ' }
N i exposure to wind. Anchors whether stakes (& anchor
- = bars) or other types are NOT INCLUDED. ITEM # PART # QTy. DESCRIPTION WEIGHT]
e 1 30.55.007 4 COLUMN MEGA 3.15M 198
2 30.50.030 4 EAVE MEGA MALE COMPLETE 461
3 30.50.034 4 EAVE MEGA FEMALE 370
4 20.40.309 4 MAST TUBE ASSEMBLY 119.5 IN SL 45
TEM# PART # QTyY. MEGA 12 X 12 M BASIC INSTALLATION EQUIPMENT WEIGHT % 40.35.038 4 PENNANT SET (1 EA BLUE GRN YLW RED) 1.92
Guv line: pretension = 9001k Z A 30.25.138 2 |MEGA JACK KIT COMPLETE 241 - e 1 ___|MEGA12M TOP SL 431
y p © B 20.21.034 1 HAMMER SLEDGE 12 LBS 12.0 7 30.55.031 2 CABLE HARNESS UPPER MEGA SL 20.6
Table - 1 C 20.21.087 1 PULLER 3 TON 5FT CHAIN 36 8 30.50.031 4 BASE STANDARD MEGA GALVANIZED 55
" - = D 40.35.030 1 DROP SHEET 40 X 40 67 9 30.73.020 8 ANCHOR WINCH COMPLETE 49
max. reaction leg ma)_(- Ba'SIC Ballast Weight E 20.21.123 1 WRENCH WEB 28MM & 1-1/8" 1.00 10 30.55.012 8 STRAP 2 IN X 196 IN WITH SAFETY HOOK 30
Down - Level | FE3ction | wind s — 5 ot used 11 30.55.025 3 CORNER 3 WAY MEGA SL GALV 203
reaction P guyline | speed C 9 uyin G 20.21.054 1 RATCHET 0.5 DRIVE 10 IN HANDLE 3.20 12 20.22.021 4 BOLT EYE SHOULDER 0.625 MACHINE S-279 ZINC PLATE 3.00
Kivielis 34400bs | Olbs | 704lbs | 19490bs | .. 0 3796 lbs H 20.21.250 1 SOCKET 15/16 X 0.5 DRIVE 0.35 13 30.55.030 1 CABLE HARNESS LOWER MEGA SL C/W TURNBUCKLE 93
153KN | OKN 31KN | 87KN s 16.9 KN [ 20.21.178 1 LEVEL CONSTRUCTION 24IN 3 VIALS 0.30 14 30.50.604 1 MATCH PLATE SL ASSEMBL\;(dW BS\;—J_Smeoo 96
J 20.21.055 1 EXTENSION 0.5 DRIVE 10 IN 0.56 15 20.22.138 4 BOLT EYE SHOULDER 0.875 X 2.25 6.2
i 6026 Ibs 0 Ibs 2866 Ib 2165 Ibs 4215 Ib
With walls 26.8 KN 0 KN 127 Kl\? 9.6 KN 70mph 0 18 7K,\f K 20.21.036 2 PRY BAR 27.5 IN ROUND END W ALIGNER 6.3 16 30.55.027 1 CORNER 2 WAY MEGA SL GALV 9.4
: 30.50.800 SET-UP KIT MEGA SL 367[lbs 17 30.50.021 4 MEGA CAST CONE 6.7
Leveling is important. To insure proper drainage: (1) Columns shall be vertical. (2) Base plates shall be at same elevation (level). Block all base plates to bring them up to the elevation L 30‘50‘0520333 120 4 ::Eg: ':;A)SELASE T 115: T
of highest if necessary . (3) Install approx. 900 Ib pretension in each guyline, keeping columns precisely vertical. Total Ibs 99 . NONNIC Loluimn ] S
Best accomplished by thirds @ opposite corners. MEGA 12 X 12M SL. no Mid column \
This structure meets or exceeds the following: Design Wind IBG-2012 (See Table-1); NBC 2015, Section 4.1.7; TUV: DIN 4112 Wind pressure 0.5 Kpa; Snow load is not considered; Fire - ULC S109, Cal. Fire te N t nNnNo I O g y CcoO. GENERAL ARRANGEMENT
Marshall, M2; NFPA 701. User Note: This structure is designed for temporary use and is not for Hurricane weather. Tent integrity is a direct function of installation quality. Follow installation instructions, adding Project: MEGA SL Scale:  NTS | Sheet No: 1 of 1
stakes as conditions require. Do not exceed design parameters or local ordinances for public assembly. Stakes & guying indicated on this drawing may or may not be appropriate for soil or site conditions. When i ’ : -
in doubt, consult local engineer. Dimensions shown in millimetres unless stated otherwise. CLIMBING ON TENT CAN RESULT IN INJURY OR DEATH PO Box 12184 Langley RPO Murraywlle, BC Canada’ V2Y 0M6 Dwg By: KM Date: 25 AUG 11 File: 50.33.120
\\is\tentshare\A_Product\AAMasterEngineer\ 50.33.120.dwg _ Printing: Feb 20, 2025-9:00 Copyright ©2012, Intermational Tentmology Corp. Allrights reserved. ||| 1 O (604) 5108-9369 Fax: (604) 5108-98410 e-mail tent@tentnology.com ||l "ccq sy ALNZ v GPY T




REDWOOD CAFE & EVENT CENTER

BACK-OF-HOUSE LOADING
PERIMETER FENCE
A = A OUTDOOR
N = 7 BAR
= = (RELOCATED
= =@ = S STRUCTURE)
v . / """ ST & 5 N
e g — &5 ~ Q
0o 10 20 40 s 2 5 y \ // // R o %
SCALE: 1"=20' %/ s / y @ &
© L 40'X40' h g

_~TENT
" (1600 SF)

BRIDAL SUITE
(RELOCATED
STRUCTURE)

S a0xa0
_—TENT

$® EVENTLAWN - (1200 SF)
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SMALL DINING SETS /" *,

2 @ EREDWOOD CA
SMALLWATER ~/
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T

PASSENGER
LOADING AREA

X TIERED LANDSCAPE

SITE PLAN

Q LOUNGE SEATING

OVERLOOK

OUTDOOR DINING AREA
WATER FEATURE WITH GLASS WINDBREAKS

AMPHITHEATER SITE

PROPERTY OWNER:

DEVELOPER:

CONTACT:
SITE ADDRESS:

APN:

PROJECT SIZE:
ZONING:

LAND USE:

CALIFIA, LLC
CALIFIA, LLC

73 STEWART ROAD, LATHROP, CA 95330
SUSAN DELL'OSSO, PRESIDENT
1300 RIVERFRONT DRIVE, LATHROP, CA 95330

213-740-01

2.55AC

MU-RI (MIXED USE RIVER ISLANDS)
MU-RI (MIXED USE RIVER ISLANDS)

07/30/2025 NOTE: THIS DOCUMENT IS FOR CONCEPTUAL PLANNING PURPOSES ONLY. THIS DOCUMENT IS MARKED PRELIMINARY AND WestWOOd

NOT TO BE USED FOR CONSTRUCTION PURPOSES. ANY IMAGES SHOWN ARE TO CONVEY CONCEPT ONLY. CONSTRUCTION
PLANS WILL VARY DEPENDING ON BUDGET, CLIENT DIRECTION, COMMUNITY INPUT AND FINAL MATERIALS SELECTION. Westwood Professional Services, Inc. westwoodps.com




REDWOOD CAFE & EVENT CENTER

NOTES:

1. Parcels shown are from pending parcel map for the Town Center that further
subdivides parcels created with Tract 4167.

2. Setbacks are governed by the Lathrop Municipal Code and Town Center

N Architectural Guidelines and Design Standards.
—
0 50 100
SCALE: 1"= 50'
PARCEL 3
(TRACT 4167)
o\ D
?P\RCL\/ 61!
TRACY

PARCEL 4

PARCEL 3
2.556 ACRES +

PARCEL 7
(TRACT 4167)

PARCEL 4
(TRACT 4167)

PARCEL 1

GARDEN FARMS AVENUE

SITE PLAN - SETBACKS

0713012025 Westwood

Westwood Professional Services, Inc. westwoodps.com
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REDWOOD CAFE

Westwood Professional Services, Inc.
R | V E R | S LA N D S 6200 STONERIDGE MALL ROAD, STE 330 T: 925.223.8340
PLEASANTON, CA 94588
CITY OF LATHROP SAN JOAQUIN COUNTY CALIFORNIA
DATE: JULY 31, 2025 Uestmeedpecem

T:\25506—RIVER ISLANDS\PHASE 87 — STAGE 1B REDWOOD CAFE\ACAD\EXHIBIT\REDWOOD CAFE ADA PATH OF TRAVEL.DWG



OBSCURED

N

PR KRR T FA
KR
(R sw,o,o:o,,o"

74

X
,o,sttoz"o‘o’:

//

[
Lady

S

. /S~ ‘ QY e
\ 7 i D KRR
............. ‘ 3 ¢ AN VR 7~ / g4 4 }‘Q’é‘””;\?‘&

_— X & 4 9 ’/’ ”""‘

= - > & . e YA INCSNCSESXT

AT

____________ S =7 O

/0‘\

./‘"\Q ZKKX o A U Y Q) /-7 - R Q) {o% S ety B < B AR /4y /o0 Wl \ N W\ \ W W W W 5 e N v Y ( Z A WY/ SRy A NN
KRR

X¢ TS ) & / g .
A ORGLRRELSEIBLD > 720N
272 RN /"0’/}5\‘\0‘ "\/‘/‘0""&‘\0‘\0}\ X ' ) 02020257 Y
---------- QIIRIE AR ILL XN o AR \
0\ N 4 0% %% &6 . KK .
. - % i A/ 378030008 _

(&

\ NN SO RN YN RIS
- /2 i,»""’ e ’_ ,,,, T t O K N q ’4"‘
,/ \ o e e A T 4 /| : X v" LRI A A
R s ~ ‘ 255 ‘ QUL
= —— 1 : o ‘ RS
= — &5 ' S NG LOKEEAN
X R 6&:{0:0}:@ <
ST SO Z A M
........... g} QEBER (
........... L
SRR
‘0’0‘0‘4“
o NS

PR

SCALE: 1" = 40’

AT REDWOOD CAFE & EVENT CENTER
oo FIRE HOSE PULL EXHIBIT  WWestwood

(175ft RADIUS FOR COMMERCIAL) Westwood Professional Services, Inc.
( \ EXISTING FIRE HYDRANT COVERAGE R | V E R | S LA N D S 6200 STONERIDGE MALL ROAD, STE 330 T: 925.223.8340
(175ft RADIUS FOR COMMERCIAL) PLEASANTON, CA 94588
FIRE HOSE PULL (150ft MAX) CITY OF LATHROP SAN JOAQUIN COUNTY CALIFORNIA
DATE: JULY 15, 2025 Wtimedpam
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REDWOOD CAFE
PARKING AREAS

(104 SPACES

\_/ a8y

)

MAWA\“B
PARKING LOT

5 (50 SPACES)
Ve
. ,
B F L\
' . MEDICAL OFFICE
\ \ \
| |70 PARKING LOT
\\%'" (186 SPACES
VA L X
;' ) ;\\ \
& —\COMMERCIAL | . |
S — /
< —PARKING LOT \
S / ~(101 SPACES)
U) \\‘ ‘ — " \r\
& X\ —
S ‘ - ‘
Q - \ )
c,) P
28|
" : —— &
y—-————GARDEN FARMS AVENUE —aW/ | U“—
- Z [ 7 [ 1
Parking Location Availability Number of Spaces Notes
Main Parking Lot Daily use 50 Adjacent to site with loading/drop off area
Riverfront Parking Lot Daily use 104 Easy pedestrian access to the site.
Commercial Parking Lot  Daily use/special events 101 Future parking lot - not available at restaurant opening.
Medical Office Parking Lot Special events 186 Available for special events after hours on weekdays and wee
Commercial Place Daily use (on-street) 33 On-street parking just south of the restaurant site.
Sutter Gould Way Daily use (on-street) 23 On-street parking just south of the restaurant site.
Total Parking Spaces 497

Notes:

1.

Primary parking for the Redwood Cafe are the adjacent
main parking lot and Riverfront parking lot (154 spaces).

Additional parking will be provided with the Commercial
parking lot. More immediate parking is provided with on-
street parking on Sutter Gould Way (23 spaces) and
Commercial Place (33 spaces).

For special events, an additional 186 spaces are available
at the Medial Office Parking Lot during off-hours (after 5 pm
on weekdays) and all day on weekends.
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Luminaire Schedule - LED

Project: RIVER ISLANDS REDWOOD CAFE - MAIN AND RIVERFRONT PARKING LOTS

Symbol Qty Label Arrangement LLF Luminaire Luminaire Description Filename
Lumens Watts
@ 4 AA Single 0.558 11803 39.3 GARDCO P26-A01-740-T5SW @ 25' - FAWS 3 P26-A01-740-T5W.ies

Calculation Summary

Project: RIVER ISLANDS REDWOOD CAFE - MAIN AND RIVERFRONT PARKING LOTS

Description CalcType Units Avg Max Min Max/Avg
MAIN PARKING LOT llluminance Fc 0.23 0.72 0.04 3.13
RIVERFRONT PARK LOT llluminance Fc 0.21 0.73 0.04 3.48

Note: Unless otherwise specified - the lamp lumen depreciation (LLD) for legacy sources used in these calculations is based on published P LAN L I G HTI N G _ P H OTOM ETRI C ANALYS I S _ LAYOUT RECOM M E N DATIO N

mean lumen ratings by major lamp manufacturers; 0.80 LLD for pulse start metal halide; 0.90 LLD for high pressure sodium; 0.95 LLD for _

linear T8 and T5 fluorescent; 0.86 LLD for compact fluorescent and induction; 0.88 LLD for Cosmo and Elite lamps. 0.94 LDD for all LED P RE LI M I NARY N OT FO R CO N STRU CTIO N
sources. Unless otherwise noted - 0.90 luminaire dirt depreciation (LDD) is commonly applied. In cases where appropriate - ballast factor (BF)

is applied. Additional user defind factors (UDF) may be applied if necessary to represent luminaire performance to a higher degree of ( ALL VALUES SHOWN ARE MAINTAINED HORIZONTAL FOOTCANDLES AT FINISHED GRADE, U.O.N. ) N OT FOR QUOTI N G PU RPOS ES

accruracy. Total light loss factor (LLF) is the product of all multiplied loss factors.

Oregon / SW Washington
9070 Double Diamond Pkwy. 800 C Street

89521

Vancouver, WA

98660
503-894-7500

775-849-9770

2720 North Grove

Fresno, CA
559-453-0444

Sacramento, CA
1912 Del Paso Rd.
916-383-4545

Associated Lighting Representatives, Inc

Oakland, CA
7777 Pardee Lane

94621
510-638-3800
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PHOTOMETRIC DATA USED AS INPUT FOR THESE CALCULATIONS IS
BASED ON ESTABLISHED IESNA TESTING PROCEDURES AND

PUBLISHED LAMP RATINGS. FIELD PERFORMANCE WILL DEPEND ON
ACTUAL LAMP, BALLAST, ELECTRICAL, AND SITE CHARACTERISTICS.

Calculations have been performed according to IESNA standards and good practice.
Some differences between measured values and calculated results may occur due to
tolerances in calculation methods, testing procedures, component performance,

measurement techniques and field conditions such as voltage and temperature
dimensions, reflectances, furniture and architectural elements significantly affect the

lighting calculations. If the real environment conditions do not match the input data,

variations. Input data used to generate the attached calculations such as room
differences will occur between measured values and calculated values.

Lighting Analysts ===
Ilumnm-?nnnglmqr;ngqugo ,) =

AGi32 VERSION 22.1
AGi (C) 2024 LIGHTING ANALYSTS, INC. From REVALIZE SOFTWARE
8800 BAYMEADOWS WAY WEST, SUITE 500, JACKSONVILLE, FL 32256
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ASSOCIATED LIGHTING REPRESENTATIVES, INC.
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RAMON ZAPATA

APPLICATION ENGINEERING :

WESTWOOD
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REPORT FOR :

08.11.2025

REDWOOD CAFE - MAIN AND RIVERFRONT PARKING LOTS
CITY OF LATHROP
24270REY.DWG / 24270REY..A32

PROJECT DESCRIPTION
DRAWING NO. / INPUT FILE



AutoCAD SHX Text
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AutoCAD SHX Text
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Drawing: T:\25511-River Islands\25511.69-Redwood Cafe\Landscape\ConstPlans\25511.69-SF

Plot Date/Time: 7/31/2025 11:16 AM

Last Saved by: IDomingo

GENERAL NOTES SITE FEATURE SCHEDULE
1. COORDINATE INSTALLATION OF SITE FURNISHINGS, STRUCTURES, AND SPORT

SURFACING WITH OTHER WORK OF GRADING, CONCRETE, AND ELECTRICAL.
2. AL SITE FURNISHINGS SHALL BE LOCATED AS SHOWN ON THE DRAWINGS. ITEM |DESCRIPTION / MODEL COLOR QUANTITY |MANUFACTURER / SUPPLIER / INFORMATION DET REF.

AND ASSEMBLED AND INSTALLED PER THE MANUFACTURER’'S SPECIFICATIONS.
SITE FURNISHING INSTALLATION SCHEDULE SHALL BE COORDINATED WITH
OTHER CONTRACTORS TO AVOID CONFLICT AND POSSIBLE DAMAGE.

3. MANUFACTURER NAMED ITEMS ARE FOR STANDARD OF REFERENCE AND DO
NOT NECESSARILY LIMIT SUPPLY TO NAMED MANUFACTURERS.

4. CONTRACTOR SHALL EXAMINE RELATED WORK AND SURFACES BEFORE

STARTING WORK OF THIS SECTION AND SHOULD REPORT TO THE LANDSCAPE

ARCHITECT AND/OR OWNER IN WRITING ANY CONDITIONS WHICH WILL

PREVENT THE PROPER PROVISION OF WORK. BEGINNING THE WORK OF

THIS SECTION WITHOUT REPORTING UNSUITABLE CONDITIONS CONSTITUTES

ACCEPTANCE OF CONDITIONS. ANY REQUIRED REMOVAL, REPAIR OR

REPLACEMENT OF WORK CAUSED BY UNSUITABLE CONDITIONS SHALL BE

DONE AT NO ADDITIONAL COST TO THE OWNER.

CONTRACTOR SHALL PROVIDE CONSTRUCTION STAKING.

CONTRACTOR SHALL PROVIDE COMPACTION TESTING. REPORTS SHALL BE

DELIVERED DIRECTLY FROM THE LAB TO THE OWNER OR OWNER

REPRESENTATIVE.

7. ALL EARTHWORK, GRADING AND SOIL DELIVERY/REMOVAL SHALL BE
PROVIDED BY THE CONTRACTOR.

8. ALL CONCRETE COLORS SHALL BE REVIEWED AND APPROVED BY OWNER
PRIOR TO INSTALLATION.

9. INTEGRAL COLOR CONCRETE SHALL BE CHROMIX ADMIXTURE BY L.M.
SCOFIELD COMPANY, OR APPROVED EQUAL.

10. CONCRETE COLOR SEALER SHALL BE CURE SEAL BY L.M. SCOFIELD
COMPANY, OR APPROVED EQUAL.

11. INSTALL INTEGRAL COLOR CONCRETE MIX AT MANUFACTURER’S
RECOMMENDED RATES FOR SPECIFIED COLORS LISTED ABOVE.

12. APPLY COLOR SEAL TO COLORED CONCRETE BY MEANS, RATE AND TIMING
AS RECOMMENDED BY MANUFACTURER.

13. CONTRACTOR SHALL PROVIDE A 6'X6" POURED SAMPLE OF COLORED
CONCRETE, FINISH AND JOINTING TO OWNER FOR REVIEW AND APPROVAL
PRIOR TO INSTALLATION.

T: 925.223.8340

SINGLE GATE BLACK 2 EA BUILDERS FENCE COMPANY / GLENN PETEGOLD: P: (916)—381—4065 4/

DOUBLE GATE BLACK 2 EA BUILDERS FENCE COMPANY / GLENN PETEGOLD; P: (916)—381-4065 #/####

4’—0” DECORATIVE GATE 148 L.F. it/

4’—0" TUBULAR STEEL FENCE BLACK 165 L.F. |BUILDERS FENCE COMPANY / GLENN PETEGOLD; P: (916)—381-4065

7’=0" WOOD COMMUNITY FENCE 350 L.F.

6'—0" TUBULAR STEEL FENCE BLACK 254 L.F. BUILDERS FENCE COMPANY / GLENN PETEGOLD; P: (916)—381-4065
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6’'—0 CHAINLINK FENCE

APP.

6'—0" WALL WITH GLASS TOP 118 L.F.

RETAINING WALL SEE DETAIL

APP.
DATE

ENTRANCE MONUMENT WALL

PILASTER 22 EA #/#H##

SEATWALL #/#H#

RETAINING WALL SEE DETAIL

DATE |BY

12" WIDE CONCRETE CURB NATURAL 420 L.F.

RAISED PLANTER

WATER FEATURE SEE DETAIL

DESCRIPTION

GENERAL LIGHTING NOTES

1. COORDINATE INSTALLATION OF LIGHTING WITH OTHER WORK OF GRADING,
CONCRETE, IRRIGATION AND ELECTRICAL.

2. ALL LOW-VOLTAGE LIGHTING SHALL BE LOCATED AS SHOWN ON THE
DRAWINGS, AND ASSEMBLED AND INSTALLED PER THE MANUFACTURER'S
SPECIFICATIONS.  INSTALLATION SCHEDULE SHALL BE COORDINATED WITH
OTHER CONTRACTORS TO AVOID CONFLICT AND POSSIBLE DAMAGE.

3. MANUFACTURER NAMED ITEMS ARE FOR STANDARD OF REFERENCE AND DO
NOT NECESSARILY LIMIT SUPPLY TO NAMED MANUFACTURERS.

4. CONTRACTOR SHALL COORDINATE ELECTRICAL CONNECTION WITH OWNER AND SITE FINISH SCHEDULE
ELECTRICAL CONTRACTOR.

5. CONTRACTOR SHALL EXAMINE RELATED WORK AND SURFACES BEFORE FINISH DESCRIPTION COLOR QUANTITY PATTERN / INFORMATION DET REF.
STARTING WORK OF THIS SECTION AND SHOULD REPORT TO THE LANDSCAPE _
ARCHITECT AND/OR OWNER IN WRITING ANY CONDITIONS WHICH WILL STAEQS?BR(@EYGSE)N%?REE é/fT(éREgé;E M'é/gf gg?EE—N E%/ %OLSSRZEENED
PREVENT THE PROPER PROVISION OF THIS WORK. BEGINNING THE WORK , 50% - :
OF THIS SECTION WITHOUT REPORTING UNSUITABLE CONDITIONS CONSTITUTES A CONCRETE FLAT WORK STANDARD GREY 6,145 SF. FINISH: 3/8” EXPOSURE (SCORE LINES AS SHOWN) EXPOSED /R
ACCEPTANCE OF CONDITIONS. ANY REQUIRED REMOVAL, REPAIR OR AGGREGATES SUPPLIED BY CASCADE ROCK (916)-383—1300
REPLACEMENT OF WORK CAUSED BY UNSUITABLE CONDITIONS SHALL BE
DONE AT NO ADDITIONAL COST TO THE CLIENT.

SHADE STRUCTURE PERGOLA 5 EA

BRIDAL SUITE (BY OTHERS) T EA SEE ARCHITECT'S DRAWINGS

TRASH ENCLOSURE BY OTHERS SEE ARCHITECT'S DRAWINGS

ENTRANCE MONUMENT WALL SEE DETAIL 2 EA

©EEROFEOFGEOE®EPEOWEH ®W®E

LATHROP, CALIFORNIA g NO.

i
I ' MINIMUM 2" THICKNESS FOR WET—SET INSTALLATION, 2” MINIMUM

(/2]
LL
o
=
(]
6. LOW-VOLTAGE LIGHTING SHALL BE INSTALLED PER LOCAL CODES AND <=
~ - B A AV 4,213 SF ;
REGULATIONS.  LOGAL REQUIREMENTS WILL SUPERCEDE DRAWING FLAGSTONE PAVER COPPER RIDGE COMPACTED GRAVEL BASE, MORLAAR\’/ E%%LOR TAN TO MATCH FLAGSTONE it/ <L
SPECIFICATIONS. N
7. LOW VOLTAGE CABLING SHALL BE BURIED 18” MIN BELOW GRADE. >
INTEGRAL COLOR — STANDARD GREY CONCRETE WITH INTEGRAL COLOR REDWOOD CC630/6. (1E
¢ CONCRETE BOARDER REDWOOD INTEGRAL COLOR SUPPLIED BY EUCLID CHEMICAL w ©
2 |t 4
Q <
ASPHALT CONCRETE (NOT Z 7p
D N SCOPE) SEE CIVIL PLANS < (@) A
-4 | T
?»n O »m
E WASHED SJ,V_EBR,, COBBLE. | GRANITE FALLS coBBLE 968 S.F. MRM STONE / BRYCE BYKER P: (209)743—1389 Y ®) >
w | = I
> |82 o
SOD AREA, SEE PLANTING o LL
F PLAN AND NOTES, SHEET 16,061 S.F. Yy =
L5.0 <C
| (/2]
| | L
S | | BARK, SEE PLANTING PLAN o’
| | AND NOTES, SHEET L5.0
| | E
H SIDEWALK SEE CIVIL PLANS SEE CIVIL PLANS SEE CIVIL PLANS LL
LL
LU
REFERENCE KEY =
(/5]
SCHEDULE KEY SECTION CUT CONCRETE JOINT LEGEND
ARRS
<
SITE FEATURE o 4w DATE:  07,/29/2025
NUMBER SECTION NUMBER - <
SURFACING R R T DRAFTER:
NUMBER
Y p ) DESIGNER:
< A 9
\ SHEET NUMBER CHECKED:
EJ = EXPANSION JOINT
SJ = TOOLED CONTROL JOINT
CJ_= COLD JOINT PROJECT NO

25511.69

SHEET # OF #

K hat's below.
( P R E LI M I NA RY) “0&”:;’"3b:fore you dig.
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el
GENERAL PLANTING NOTES PLANT LEGEND §
Al
SYMBOL |BOTANICAL NAME COMMON NAME size | APPROX- 1 ywater USE QTY REMARKS e
ANY AND ALL PORTIONS OF THIS WORK ARE SHALL 5. HYDRAULIC EQUIPMENT USED FOR THE APPLICATION OF CLOSE—OUT DOCUMENTS SPACING
CONSTRUCTED IN COMPLIANCE WITH ALL APPLICABLE SLURRY SHALL BE A COMMERCIAL TYPE HYDRO—SEEDER 1. AT THE COMPLETION OF THE PROJECT THE CONTRACTOR 8
RULES AND REGULATIONS AS SET FORTH BY LOCAL AND HAVE A BUILT—IN AGITATION SYSTEM WITH AN SHALL SUPPLY A "CERTIFICATE OF COMPLETION” TREES
MUNICIPALITIES, STATE AND NATIONAL AGENCIES. IN THE OPERATING CAPACITY SUFFICIENT TO AGITATE, SUSPEND, DOCUMENT. THE DOCUMENT SHALL INCLUDE: y E
EVENT THERE IS A CONFLICT WITH THESE PLANS AND AND HOMOGENEOUSLY MIX SLURRY. DISTRIBUTION LINES A. PROJECT INFORMATION SHEET THAT CONTAINS: ACE GLO ACER RUBRUM 'OCTOBER GLORY' TM OCTOBER GLORY MAPLE 15 GAL | PER PLAN MODERATE 9 F&B, FGR, NI BR, MACTCH, SL £ 3
THE AGENCIES STATED ABOVE, THE GOVERNING BODY’S SHALL BE LARGE ENOUGH TO PROVIDE EVEN 1. DATE g g
RECULATIONS SHALL PREVAIL. DISTRIBUTION "OF THE SLURRY OVER® THE OROUND. THE 2. PROJECT NAME MAL PRA MALUS X 'PRAIRI FIRE’ PRAIRI FIRE CRABAPPLE 15 GAL | PER PLAN MODERATE 11 |F&B, FGR, NI BR, MACTCH, SL £
. PRIOR TO BIDDING AND COMMENCEMENT OF SITE WORK, SLURRY TANK SHALL HAVE A MINIMUM CAPACITY OF 3. PROJECT APPLICANT NAME, TELEPHONE NUMBER, L ’ ’ c% %
THE CONTRACTOR SHALL BECOME FAMILIAR WITH AND 1,000 GALLONS AND SHALL BE MOUNTED ON A AND MAILING ADDRESS. ® 3
<
LOCATIONS OF ALL EXISTING UTILITIES, STRUCTURES AND AND SPRAY NOZZLES WITHIN SUFFICIENT PROXIMITY TO 5. PROPERTY OWNER NAME, TELEPHONE NUMBER 'g § <
SERVICES. LOCATIONS OF ITEMS SHOWN ON THESE THE AREAS TO BE SEEDED SO AS TO PROVIDE UNIFORM AND MAILING ADDRESS. PIS KEI PISTACIA CHINENSIS ‘KEITH DAVEY' KEITH DAVEY CHINESE PISTACHE 15 GAL | PER PLAN LOW 18 F&B, FGR, MATCH, TRI SP e af
PLANS ARE ONLY APPROXIMATIONS. ANY DISCREPANCIES DISTRIBUTION WITHOUT WASTE. B. CERTIFICATION BY EITHER THE SIGNER OF THE s % 3
DISCOVERED SHALL BE REPORTED TO THE LANDSCAPE 6. SPRAY WITH A UNIFORM VISIBLE COAT BY USING THE LANDSCAPE DESIGN PLAN, THE DESIGNER OF THE : : F&B. FGR Hl BR. MATCH o
ARCHITECT /OWNER. FALURE T0 REFORT DISCREPANGIES CREEN COLOR OF THE MULCH AS & GUIDE. APPLY THE BRICATION DESIGN. PLAN OR THE LICENSED ZEL GRE ZELKOVA SERRATA 'GREEN VASE SAWLEAF ZELKOVA 15 GAL | PER PLAN MODERATE 8 , FGR, : § 2 %
TO THE LANDSCAPE ARCHITECT/OWNER BEFORE SLURRY IN A SWEEPING MOTION, IN AN ARCHED STREAM LANDSCAPE CONTRACTOR THAT THE LANDSCAPE £ )
COMMENCEMENT OF SITE WORK/ IMPLIES ACCEPTANCE OF SO AS TO FALL LIKE RAIN, ALLOWING THE WOOD FIBERS PROJECT HAS BEEN INSTALLED PER THE APPROVED SHRUBS 8 % ¥
SITE CONDITIONS AND COSTS ASSOCIATED WITH TO BUILD ON EACH OTHER UNTIL A GOOD COAT IS LANDSCAPE DOCUMENTATION PACKAGE. .
CORRECTING PLANTING RELATED INSTALLATIONS. ACHIEVED AND THE MATERIAL IS SPREAD AT REQUIRED 1. WHERE THERE HAVE BEEN SIGNIFICANT CHANGES o ACHILLEA TOMENTOSA WOOLLY YARROW 5 GAL 36” 0.C. LOW 7813 |F&B, FGR, YLW FLR, MATCH, TRl SP &
- GONTRACTOR TO PURCHASE AND PROVIDE ALL LASOR, 7 Eﬁiﬁ UP SPILLED SLURRY ON SIDEWALKS, CONCRETE e e DR e T HPN THESE -
MATERIALS, AND EQUIPMENT NECESSARY TO COMPLETE ’ ’ AS—BUILT OR RECORD DRAWINGS SHALL BE © | AGAPANTHUS AFRICANUS ‘QUEEN ANNE' QUEEN ANNE LILY OF THE NILE 5 GAL | 30" o.C. MODERATE 135  |F&B, FGR, MATCH, BLUE FLW, TRI SP e
THE LANDSCAPE WORK (I.E. TREE PLANTING, LAWN i@ﬁggfﬁDPLQTNFIEETQRCH'TECTURAL FEATURES, SITE INCLUDED WITH THE CERTIFICATION. %S
HYDROSEEDING, ETC.) AS SHOWN ON THE DRAWINGS AND c ' ANUFAC 2 A DPCRIN OF JHE IRRIGEIION ELAR. SHOWING ANISODONTEA X HYPOMANDARUM 'TARA'S PINK’ TARA'S PINK CAPE MALLOW 5 GAL | 60" 0.C. Low 72 |F&B, FGR, BLUE FLW, MATCH
AS SPECIFIED. THE CONTRACTOR SHALL BE RESPONSIBLE 8. MIX SLURRY LOMPONENTS PER MANUFACTURER HYDROZONES SHALL BE KEPT WITH THE >
FOR PROTECTION OF THESE ITEMS UNTIL THE PROJECT IS RECOMMENDATIONS PER ACRE. IRRIGATION CONTROLLER FOR SUBSEQUENT f f \ 4B MATCH. TRI SP =
COMPLETED. WEED CONTROL ) IRRIG&#I\(I)AI\(IEESMCEI-TETD Sﬂﬁgogigmﬂms Jsen 10 e (© | CALAMAGROSTIS X ACUTIFLORA ‘KARL FOERSTER FEATHER REED GRASS 5 GAL 36" 0.C. LOW 17 , , ¥
. ALL SCALED DIMENSIONS ARE APPROXIMATE. BEFORE : <
1. PRIOR TO HYDROSEEDING THE CONTRACTOR SHALL SPRAY THE CONTROLLER , 35
PROCEEDING WITH ANY WORK, THE CONTRACTOR SHALL ~ © CAREX PRAEGRACILIS SLENDER SEDGE 5 GAL 36" 0.C. LOW 290  |F&B, MATCH, TRI SP
CHECK AND VERIFY ALL DIMENSIONS AND QUANTITIES AND A POST EMERGENT HERBICIDE TO KILL EXISTING WEEDS, D. LANDSCAPE AND_IRRIGATION MAINTENANCE SCHEDULE
SHALL IMMEDIATELY INFORM THE LANDSCAPE ALLOW ONE (1) WEEK FOR WEEDS TO COMPLETELY DIE £ IRRICATION AUDIT REPORT. CISTUS X PURPUREUS ORCHID ROCKROSE 5 GAL | 48" O.C. MODERATE 93 |F&B, FGR, WHITE FLW, MATCH
ARCHITECT/OWNER OF ANY DISCREPANCY BETWEEN THE AND REMOVE FROM SITE. F. SOILS ANALYSIS REPORT IF NOT SUBMITTED WITH
NEORVATION. NUMBERS PROVIDED ON THIS PLAN ARE 2. FOLLOWING REMOVAL OF WEEDS, IRRIGATE THE SITE LANDSCAPE DOCUMENTATION PACKAGE AND
~ KEEPING SOIL MOIST ~UNTIL GERMINATION OF THE NEW DOCUMENTATION VERIFYING IMPLEMENTATION OF SOILS COLEONEMA PULCHRUM PINK BREATH OF HEAVEN 5 GAL 36” 0.C. MODERATE 42 F&B, FGR, PINK FLW, MATCH
FOR REFERENCE ONLY. THE NUMBER OF SYMBOLS " -
SHOWN. ON THE PLANS SHALL HAVE PRIORITY. OVER THE CROP OF WEEDS IS A MINIMUM OF ONE INCH (17) REPORT RECOMMENDATIONS. z
NUMBERS GIVEN. E/ELC%NDREEEEQMTE“ET QEEB'EF'?EERT?EET“QE%RAEFJE\ENTTHE {3 |COPROSMA P. VERDE VISTA’ COPROSMA 5 GAL | 36" O.C. MODERATE 108 |F&B, FGR, MATCH =
@
SOIL_PREPARATION PERIOD (AS SPECIFIED BY HERBICIDE MANUFACTURER) ®  |DIETES BICOLOR FORTNIGHT LILY 5 GAL | 36" O.C. LOW 385  |F&G, FGR, MATCH, TRI SP %
THE LANDSCAPE CONTRACTOR SHALL INSPECT THE 3 ?;ERSSEE&L@%@%%H%LTEE? MAEDBROADLEAF HERBICIDE =
PLANTER AREAS FOR EXTREME COMPACTION ’ g | GELSEMIUM SEMPERVIRENS JESSAMINE ESPALIER 5 GAL | PER PLAN MODERATE 11
PARTICULARLY AROUND CONSTRUCTION AREAS. PROVIDE iaETmFRIEE M(g\?”)NgAYTi EAFJEQB%%EINSGH AEEETBEOZPEEFE%RE v
MEANS FOR RIPPING TO A DEPTH OF TWELVE INCHES : , , .
(12") ALL COMPACTED AREAS TO INSURE PROPER ROOT IN ACCORDANCE WITH THE MANUFACTURER'S PRINTED @ HEMEROCALLIS X STELLA DE ORO STELLA DE ORO DAYLILY 5 GAL 24" 0O.C. MODERATE 546 DV, F&B, FGR, ORANGE FLW, MATCH, TRl SP
GROWTH OF NEW PLANTINGS. DIRECTIONS. , , ) S
_ CULTIVATE TOP SIX INCHES (6”) OF SOIL IN ALL AREAS. 4. AFTER PLANTING SHRUB BEDS AND PRIOR TO <) LAVANDULA STOECHAS ‘OTTO QUAST SPANISH LAVENDER 5 GAL 36" 0.C. LOW 242  |F&B, FGR, PURPLE FLW, MATCH =
. NO SOIL SHALL BE HANDLED OR WORKED WHEN IN A TOPDRESSING, APPLY RONSTAR-G (OR EQUAL) <
MUDDY CONDITION. PRE-EMERGENT WEED CONTROL IN THE AMOUNTS @ LIGUSTRUM JAPONICUM ‘TEXANUM' WAX LEAF PRIVET 5 GAL 60" 0.C. LOW 111 F&B, FGR, MATCH 5
. FINISH GRADE SHALL BE APPROVED BY THE LANDSCAPE SPECIFIED BY THE MANUFACTURER. noc
ARCHITECT/OWNER BEFORE ANY PLANTING BEGINS. PLANTING OPERATIONS @  |MYOPORUM PARVIFOLIUM 'PUTAH CREEK’ PUTAH CREEK TRAILING MYOPORUM 4"PQT 36" 0.C. LOW 137  |F&B, FGR, MATCH, TRI SP e
. AN EVEN FINISHED GRADE WITH NO RIDGES OR 3
DEPRESSIONS SHALL BE CAREFULLY MAINTAINED DURING 1. ALL PLANTS SHALL BE PLANTED, STAKED, AND TIED . , , S
OPERATIONS TO ENSURE PROPER SURFACE DRAINAGE ACCORDING TO THESE PLANS. (N)  [NERIUM OLEANDER ‘LITTLE RED‘ TM LITTLE RED OLEANDER 5 GAL 60" 0.C. LOW 58 F&B, FGR, RED FLW, MATCH, TRI SP <
UAWN AREAS SHALL BE FINE GRADED TO WITHIN ONE 2. STAKE TREES AT THE LOWEST POINT WHERE THE TREE &
» CAN SUPPORT ITSELF. ® PENNISETUM SPATHIOLATUM RYE PUFFS 5 GAL 36” 0.C. MODERATE 42 F&B, FGR, TRI SP, MATCH o
INCH (1) BELOW ADJACENT SURFACES. 3. THOROUGHLY WATER TREES, SHRUBS, AND GROUNDCOVER T
. CONTRACTOR TO PERFORM SOILS ANALYSIS AND OBTAIN ' MMEDIATELY. AFTER PLANTING ’ E
AMENDMENT RECOMMENDATIONS FROM SOIL LABORATORY / ' 6) PENSTEMON HETEROPHYLLUS ’MARGARITA BOP’ BEARD TONGUE 5 GAL | PER PLAN MODERATE 50 F&B, FGR, MATCH 3
PRIOR TO BEGINNING WORK AND AFTER BACKFILL SOIL 4. RELOCATION OF TREES: IN THE EVENT THAT
LAS BEEN PLACED. CONTRACTOR SHALL AMEND SOILS UNDERGROUND CONSTRUCTION WORK OR OBSTRUCTIONS
' ARE ENCOUNTERED IN EXCAVATION OF THE TREE HOLES s.< PHORMIUM TENAX ‘DUSKY CHIEF' NEW ZEALAND FLAX 5 GAL PER PLAN MODERATE 28 F&B, FGR, MATCH
PER MOST RECENT RECOMMENDATIONS. THE FOLLOWING ALTERNATE LOCATIONS WILL BE SELECTED BY THE ’ i 175}
MINIMUM AMENDMENTS SHALL BE INCORPORATED INTO , , . Ll
LANDSCAPE ARCHITECT/OWNER. () |PITTOSPORUM TOBIRA VARIEGATA VARIGATED JAPANESE PITTOSPORUM 5 GAL 48” 0.C. MODERATE 68 F&B, FGR, MATCH
ALL PLANTED AREAS AND TILLED INTO THE ‘SOIL TO A 5. ALL TREES SHALL BE PRUNED TO REMOVE BROKEN AND
DEPTH OF SIX TO TWELVE INCHES (6"—12"): :
iéﬁQ%EEDL'MBS AND BRANCHES. NO OTHER PRUNING IS ®  |ROSA FLORIBUNDA ‘ICEBERG' ICEBERG ROSE 5CAL | 36' 0.C. MODERATE 129  |F&B, FGR, WHITE FLW, MATCH (@)
A. RECOMMENDED FERTILIZER AND ELEMENTAL : 2
: A A A
AMENDMENTS. 6 E&DJTI_:BD vajllﬁii ?g LCL)FB/E ;_E\SE[')RE%RFF%E LLSEEEESETNL ® ROSA X ‘NOASCHNEE' FLOWER CARPET WHITE GROUNDCOVER ROSE 5 GAL 368” 0.C. MODERATE 313 |F&B, FGR, WHITE FLW, MATCH w A
B. ORGANIC AMENDMENT AT 4 CUBIC YARDS PER : (7))
1000 SF. X ON SHEET XX FOR MORE INFORMATION. , , - B FOR. PURPLE FLW. MATCH a L >
7. 3" TOPDRESSING OF DECORATIVE MULCH (BLACK) BY @ TULBAGHIA VIOLACEA VARIEGATA STRIPED CAPE GARLIC 5 GAL 36 0O.C. LOW 225 , , ) < <
PLANT MATERIAL RECOLOGY ENVIRONMENTAL PRODUCTS (866)—764—5765 pa %)
1. SUBSTITUTIONS SHALL NOT BE PERMITTED UNLESS OR EQUAL (MAXIMUM 2 INCH LENGTHS) SHALL BE GROUND COVERS 5 a (]
APPROVED BY THE LANDSCAPE ARCHITECT/OWNER. INSTALLED PER DETAILS. WASH EXCESS BARK OFF : =
2. PLANTS SHALL BE SOUND. HFEALTHY. VIGOROUS, FREE LEAVES AND DO NOT ENGULF STEMS OF PLANTS AND | TURF SOD  BOLERO PLUS 90/10 FESCUE BLEND DRILL SEED HIGH O e o ok PER » O w
FROM NOXIOUS WEEDS, PLANT DISEASE, INSECT PESTS, GROUNDCOVER. ' ’ — O O
OR THEIR EGGS, AND SHALL HAVE HEALTHY, NORMAL 8. FERTILIZER TABLETS SHALL BE BEST—PAKS (20—10-5) GROUND COVERS n'e
ROOT SYSTEMS AND COMPLY WITH ALL STATE AND LOCAL PLANTER PACKETS PLACED IN ALL PLANTING PITS PER L ; L_IIJ
REGULATIONS. DETAILS. == ———=ROO0T BARRIER (DEEP ROOT UB18-2, OR EQUAL
. PLANTS SHALL NOT BE PRUNED PRIOR TO DELIVERY ( ’ QUAL) o0 LF 2 B 0
EXCEPT AS AUTHORIZED BY THE OWNER’S PLANT ESTABLISHMENT AND MAINTENANCE PERIODS o’
REPRESENTATIVE. DO NOT “TOP” TREES. 1. THE LANDSCAPE CONTRACTOR SHALL PROVIDE A PLANT x =z
. ALL PLANT MATERIAL IS SUBJECT TO REVIEW AND ESTABLISHMENT PERIOD OF THIRTY (30) DAYS -
APPROVAL BY THE LANDSCAPE ARCHITECT/OWNER PRIOR COMMENCING AT COMPLETION OF PLANT MATERIAL
TO INSTALLATION. THE CONTRACTOR SHALL BE INSTALLATION. PLANT LIST ABBREVIATIONS =
RESPONSIBLE FOR REPLACING ANY REJECTED MATERIAL. 2. APPROXIMATELY 30 DAYS AFTER INITIAL PLANTING, APPLY <
. CONTRACTOR SHALL PROVIDE PLANT MATERIAL DELIVERY A BALANCED FERTILIZER TO TURF AND SHRUB AREAS _
TO JOB SITE. CONTRACTOR SHALL BE RESPONSIBLE FOR PER MANUFACTURER'S RECOMMENDED RATES. BR GR BRANCHED TO GROUND MATCH MATCHED SIZE, FORM, CALIPER, (a
STORAGE, CARE, INSTALLATION, AND GUARANTEE FROM 3. FOLLOWING THE PLANT ESTABLISHMENT PERIOD, THE oy OWARE VARIETY BRANCHING AND CULTIVAR. ~ SELECT
TIME OF DELIVERY. DO NOT STORE PLANT MATERIAL ON LANDSCAPE CONTRACTOR SHALL MAINTAIN THE FROM ONE LOT, ONE GROWER, FOR
CONCRETE OR ASPHALT SURFACES. INSTALLATION FOR THIRTY (30) DAYS INCLUDING MOWING F&B  FULL DENSE. BUSHY. VIGOROUS ElgéRgﬁTEaNggNS'&TE(?SJE;AHLROUGH
AND MAINTENANCE OF TURF, SHRUBS, TREES, PLANTS, WITH YOUNG GROWTH :
HYDROSEEDING FIBER MULCH, BINDER, FERTILIZER & MIX FERTILIZATION, REMOVING CLIPPINGS FROM SITE, EDGING, CLOSELY SPACED ON BRANCHES PLANTS WITHIN A GROUP OR AREA
PROVIDE HYDROMULCH COMPOSED OF WOOD CELLULOSE AND THE CONTROL OF WEEDS. ADJUSTMENTS TO THE é%E;\C/)VISBEE MATCHED, UNLESS NOTED
FIBER AND CONTAINING NO GERMINATIONS OR IRRIGATION SYSTEM FOR TIME AND DURATION OF FLOWS
GROWTH—INHIBITING FACTORS. ENSURE A CONSISTENT AND REPLACEMENT AND ADJUSTMENTS TO HEADS AND FGR FREE OF GIRDLING ROOTS MULTI  MULTI STEMMED
TEXTURE WHICH DISPERSES EVENLY AND REMAINS NOZZLES ARE ALSO REQUIRED. FLW  FLOWER SL SINGLE, STRAIGHT, DOMINANT LEADER
SUSPENDED IN AGITATED WATER. PROVIDE WITH A 4. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE GAL GALLON CAN TRl SP TRIANGULARLY SPACED
TEMPORARY GREEN DYE. FOR DISEASE AND PEST CONTROL DURING THE 1 BR HIGH BRANCHED W TRAIN TO WAL
. PROVIDE ORGANIC BINDER SEEDING ADDITIVE OR EQUAL. FSTABLISHMENT AND MAINTENANCE PERIODS.
. USE A BALANCED 15—15—15 BALANCED FERTILIZER. LO BR LOW BRANCHED VAR VARIEGATED SPECIES
. INCORPORATE SEED UNIFORMLY IN HYDROMULCH AT THE ACCEPTANCE
SPECIFIED RATES PER ACRE. SEED SHALL BE OF THE 1. COMPLETED WORK WILL BE REVIEWED AND OBSERVED BY DATE: 07,/29/2025
LATEST CROP, LABELED IN ACCORDANCE WITH THE LANDSCAPE ARCHITECT/OWNER. ANY MODIFICATIONS
CALIFORNIA FOOD AND AGRICULTURE CODE. REQUIRED TO MEET THE STANDARDS AS SET FORTH IN DRAFTER: ID
SUBSTITUTIONS OF THE SEED MIX ARE PERMISSIBLE ONLY THESE LANDSCAPE DOCUMENTS SHALL BE SUBMITTED TO
WITH PRIOR APPROVAL OF THE LANDSCAPE THE LANDSCAPE CONTRACTOR AND CORRECTED AT THE DESIGNER: XX
ARCHITECT/OWNER. THE SEED MIX SHALL CONSIST OF LANDSCAPE CONTRACTOR'S EXPENSE. CORRECTED ITEMS
THE FOLLOWING: SHALL BE REVIEWED AND APPROVED BY OWNER. CHECKED: WS
2. UPON FINAL ACCEPTANCE, LANDSCAPE CONTRACTOR
—TURF TYPE: TALL FESCUE 90%, PREMIUM KENTUCKY SHALL INSTRUCT MAINTENANCE PERSONNEL AS TO THE PROJECT NO.
BLUEGRASS 10%. AVAILABLE THROUGH DELTA GROWERS, OPERATION AND MAINTENANCE OF ALL LANDSCAPING. 25511.69
CONTACT NUMBER IS (209)469—7979. .
GUARANTEE
HYDROSEEDING PROCEDURE 1. HYDROSEEDING CONTRACTOR SHALL GUARANTEE
1. LAWN HYDROSEEDING SHALL BE ALLOWED ONLY DURING COMPLETE COVERAGE OF THE AREA TO BE HYDROSEEDED
APPROPRIATE WEATHER CONDITIONS TO ASSURE AND AT LEAST 85% GERMINATION OF THE SEED.
GERMINATION. 2. ALL TREES AND SHRUBS SHALL BE GUARANTEED BY THE
2. SLURRY MIXTURE WHICH HAS NOT BEEN APPLIED WITHIN LANDSCAPE CONTRACTOR TO LIVE AND GROW IN A
FOUR (4) HOURS OF MIXING SHALL NOT BE USED AND HEALTHY UPRIGHT POSITION DURING THE ESTABLISHMENT
SHALL BE REMOVED FROM THE SITE. AND MAINTENANCE PERIODS. REPLACEMENT MATERIAL WILL
3. AFTER APPLICATION, THE CONTRACTOR SHALL NOT BE AT THE LANDSCAPE CONTRACTOR’S EXPENSE EXCEPT
OPERATE ANY EQUIPMENT OVER THE COVERED AREA. IF VANDALIZED OR STOLEN.
4. APPLY IN A SLURRY FORM CONSISTING OF CELLULOSE
FIBER, SEED, CHEMICAL ADDITIVES, COMMERCIAL WATER CONSERVATION STATEMENT
FERTILIZER, AND WATER. WHEN HYDRAULICALLY SPRAYED 1. | HAVE COMPLIED WITH THE CRITERIA OF THE CONCEPTUAL PLAN ON LY
ON SOIL, ENSURE THAT HYDROMULCH FORMS A (STATE/CITY WATER CONSERVATION) ORDINANCE AND
BLOTTER—-LIKE GROUNDCOVER IMPREGNATED UNIFORMLY APPLIED THEM FOR THE EFFICIENT USE OF WATER IN
WITH SEED AND FERTILIZER THAT ALLOWS THE THE LANDSCAPE DESIGN PLAN.

ABSORPTION OF MOISTURE AND RAINFALL TO PERCOLATE Know what's below. SHEET # OF #
TO THE UNDERLYING SOIL. CPRELI M I NARY) Call before you dig.
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