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MULTI-FAMILY




PURPOSE AND OBJECTIVE

The intent of the Folsom Ranch Multi-Family guidelines is to establish parameters which apply to all multi-family
land use categories, including Multi-Family Low Density (MLD), Multi-Family Medium Density (MMD) and
Multi-Family High Density (MHD). The guidelines are intended to encourage creativity in solutions to specific
design opportunities.

ARCHITECTURAL PRINCIPLES

The following principles have been identified to achieve the common goal of ensuring a high-quality and
aesthetically cohesive environment throughout the Folsom Ranch Community.

*  Designs incorporating building types, orientation with site improvements, and circulation in a manner to
cohesively blend into its existing and planned surroundings.

*  Designs highlighting community features for enhanced appearance, safety, convenience, and social
interaction through circulation connectivity and siting of open space.

*  Designs supporting a high-quality of life with appropriate usable private and common areas.

*  Designs embodying high-quality design elements and project identity through variation in massing,
articulation, heights, materials, styles, and creativity.







BUILDING TYPES AND DENSITIES

There are several recognized multifamily building types that range from attached or detached townhouse
developments to stacked flats / townhouses with a podium garage. Each building type has specific traits and is
looked at separately within these guidelines.

DETACHED TOWNHOUSES ATTACHED TOWNHOUSES
Detached townhouses are units typically situated in a Attached townhouses are units typically situated in a
row separated by private open space between units. row of at least three or more units where there is no
Units generally are more uniform in appearance than separation between units. Buildings of two attached
small lot detached homes and might include three- units are duplexes, twins, or duets. These can be
story units designed as either front- or rear-loaded.
FEATURES : FEATURES :

e Building design focus on individual unit * Typical built density: between 14-25 units per

identity and architectural interest acre
* Typical built density: 8-12 units per acre * Generally uniform massing with

individualized separate unit entrances
* Front-loaded with the front door and garage

facing the street or rear-loaded with garage * Front-loaded with the front door and garage
facing the rear of the property or a private facing the street, or "rear-loaded" with the
street garage facing the "rear" of the property, or

private street
* Side yards may provide usable private open
space and the site may include additional * Greater efficiency in layout without side yards
common open space provides for greater density opportunities and
larger common open space than private spaces

* Private open space for each unit is provided by
a front patio or balcony

* Building design focus on overall building
appearance and massing

* Units organized around "public" spaces and
sites around common space amenities.



STACKED FLATS WITH SURFACE
PARKING

Stacked Flats are units arranged on a single level of a
building and surrounded by units either above or
below each unit.

FEATURES:

* Typical built density: 20-30+ units per acre

* Typically, 2-4 stories of single-level units
stacked on top of each other

e Individual unit access can be from either
common interior corridor or by discrete
exterior entrances

* The design focus is on the whole building, less
on individual units

* Common open space is typically provided in
open areas of courtyards or common ground
area

* Private open space is typically provided in the
form of balconies

TOWNHOUSES / STACKED FLATS ABOVE

PODIUM PARKING

Townhouses or stacked flats are units built over a
submerged or partially submerged parking garage or
"podium,” rather than with individual garages.

FEATURES:

Typically, 3-4 stories or more in height above
a parking podium (garage)

* Typical built density of 30-60 units per acre

* The design focus is on the entire building, not
individual units

*  May or may not have additional surface
parking

* Urban in appearance due to height, mass, and
scale

e Common open space is typically provided,
including private space balconies



SITE PLANNING

A multi-family residential development should unify the styles and character of the surrounding community. The
location of these areas should be in walking distance to parks, commercial centers, and public facilities.

» Residential developments should provide a variety * Units should front streets and common areas to
of architectural styles complementary to each increase visibility of public streets, parks, and
other to provide a diverse neighborhood open spaces within the neighborhood.
atmosphere.

* The design should consider compatibility with the

* Building orientation and site layout to address surrounding neighborhood by mimicking
privacy concerns. existing architectural styles, massing, colors,

and rhythm.

* A variety of one, two, and three-bedroom dwelling
units should be provided to encourage a + Acoustical and noise attenuation issues should be
variety of product types. Units should be considered during the design process.

mixed throughout the development.




SMALL AND MEDIUM SITES

* Privacy:

o Use building orientation and site layout to address privacy concerns

o Buildings should be of a scale and have massing that is sensitive to adjacent properties
* Open Space:

o Buildings should define the edges of and face onto the common open space

o Location should be clearly and easily accessible

o Common open space should be consolidated in one location to allow for high usability and
sustainability

o Private spaces should be provided at side and rear yards
« Circulation:

o Guest parking may be difficult to provide on small sites with limited space; however, it should occur at
the rear of the site

o Shared vehicle and pedestrian circulation areas should utilize pavers for pedestrian ways traversing
parking areas or alongside of vehicular circulation

Common
. Open Space

RECOMMENDED - Buildings that face open spaces define the
edges of the open space.



LARGE SITES

* Connectivity:

Streets, auto courts, paseos and pedestrian ways
should not only connect internally but also to
adjacent streets in neighboring developments

Pedestrian and bike paths should be used where
street connections to adjacent neighborhoods
are challenged

Use paseos and pedestrian paths for internal
connections.

 Hierarchy of Streets:

Clear distinction in scale, landscape treatment,
and orientation between public/private streets,
auto courts and pedestrian paseos
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Auto courts should be designed to act as
secondary circulation to reduce service
functions and garage access from public and
private streets

Guest parking should be located throughout site

* Building Frontage and Orientation:

Units should face streets, open spaces and
internal private streets wherever possible

Building fronts should include porches and door
facing streets

®* Open space:

Large open space should be the fundamental
organizing element of the site plan

Common open space should be centralized and
directly accessible to units. It should be linked
to adjacent parks and paseos and paths where
possible



CIRCULATION BETWEEN NEIGHBORHOODS

e Connect to surrounding neighborhoods with streets

* Develop an overall connected network of streets and auto courts on larger sites

* Anticipate future connections to adjacent parcels to provide for future opportunities
* Include adequate emergency vehicle access

e Connect neighborhoods with pedestrian and bicycle connections, especially where street connections are
challenged due to site constraints

e Avoid dead end street stubs
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ENTRY DRIVES

* Easily identifiable and aesthetically pleasing entrances designed to complement the style of the project
should be provided.

* The principal vehicular access into a multi -family housing project should be through an entry drive rather
than a parking drive. Colored, textured, and/or permeable paving treatments at entry drives are
encouraged.

* Driveway entries should align with existing or planned median openings and adjacent driveways.

* The number of site access points should be minimized.

CARS, BIKES AND PEOPLE

* Connect the overall network of private streets, auto courts, and pedestrian walkways on larger sites.
* Traffic calming techniques should be used throughout development sites.

* Use color, texture, and landscape to reinforce purpose of the facility.

* Private streets and access ways should be used to allow design flexibility and enhancement of vehicular and

pedestrian facilities.

* The principal vehicular access into a project should be through an entry drive rather than a drive for parking

* Pedestrian and bike paths shall be used to connection nearby neighborhoods, schools, parks, commercial
projects, and bicycle parking areas should be provided
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OPEN SPACE

» Aggregate common open space to make a large
usable area that serves as the central focus

* Open space areas shall be well landscaped to create
a visually appealing high quality open space
with emphasis on privacy and green space

» Common open space should be well defined by
streets and buildings

» Common open space should be centralized and
directly accessible to units. It should link
adjacent parks, paseos and paths

» Small development sites may prioritize private

Spaces over common Spaces

» Define edges of open space with units, buildings,
and walkways. Streets can also serve this
function, but buildings are recommended
wherever possible

» Large and medium sites should have one central

open space and other small diverse open space

* Common open space should be designed to provide
for both active and passive uses, not merely
decorative space.
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PEDESTRIAN ACCESS AND PASEOS

e Paseos should serve as the front or "face" of units when a front door on a street is not feasible

* Paseos should be well-lit for pedestrians without adding glare to adjacent residences.

* Connect paseos to form internal walkway networks within developments.

GUEST PARKING

 Parking requires adequate maneuvering areas for
vehicle turnarounds.

Landscape
« Connect units to parking areas via walkways. :::::; g“
Guest
* Guest parking may be located on private streets, in Parking
parallel or perpendicular (90 degree) parking
spaces.
. : S
* On deep narrow sites, guest parking should be -
located at the rear of the site. ®
. . ¢
* Vehicular turnaround space may occur within the e
setback if an adequate landscape buffer ®
between paved area and property line is s
maintained.

In larger developments, guest parking should be e o
located in parallel, perpendicular, or angled 0060
spaces along private streets or dispersed
within auto courts.

Provide sufficient and convenient guest parking
appropriately dispersed on site.

- il
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PARKING AREA SCREENING

Screening should be provided at the edge of all parking areas
A landscaping buffer should be provided between parking areas and public rights-of-way

A 36-inch to 42-inch high berm, headlight hedge, or masonry wall should be used to screen any parking at
the street periphery. Breaks should be provided to allow pedestrian circulation. A combination of walls,
berms, and landscape material is highly recommended.

Both sides of all perimeter walls or fences should be architecturally treated. Walls should be finished and
designed to complement the surrounding development. Long expanses of fence or wall surfaces should be
offset and architecturally designed to prevent monotony.

BUILDING ORIENTATION RELATED TO PUBLIC SPACES

Orient buildings to face public/private streets and open space.
Include building entrances as primary building features opening to common open space or streets.

Use corner treatment and architectural detailing on narrow small sites where it is not possible for front
facades of buildings to face a street.

Locate private uses and private space along private streets, side yards, and rear of properties where possible

Design upper floors of 3-story and taller buildings to avoid over-dominating the size of the open spaces,
streets or alleys

Building fronts provide definitive edges to common open space, public and private streets, and paseos.

Building entrance features such as porches, stoops, front walkways, windows and front doors provide a
public "face" and orientation to a building; these features on the public street side of the building provide a
building face on the street.

Corner or end unit architectural treatment can include wrap- around porches and facade detailing in order for
a building to face the public street, paseo, or open space.

Address numbers that are identifiable for each unit where buildings face the street, paseo, or open space
provide an orientation feature to the public space or street
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ARCHITECTURAL GUIDELINES FOR MULTI-FAMILY

The following styles can be used within Folsom Ranch, Central District:

* Spanish Colonial * Early California Ranch
* Monterey * American Traditional
* Western Farmhouse ® Agrarian Contemporary

¢ Craftsman

Additional architectural styles compatible with the intent of these guidelines may be added when it can be
demonstrated to the Architectural Review Committee that they are regionally appropriate.
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MASSING

* To create variety in the streetscape, roof forms shall vary within a block of buildings.
* Large projects should be broken up into groups of structures of various heights.
* Buildings designs should include a combination of the following techniques:

*  Where appropriate, the upper stories of multi-family buildings should be stepped back to reduce the scale of
facades that face the street, courtyards, or open space areas

* Structures with greater height should include additional setbacks and steps within the massing to create a
transition in heights from adjacent properties and avoid dominating the character of the neighborhood.

* Vertical elements such as towers may be used to accent horizontal massing and provide visual interest

* Building scale should be reduced through the proper use of window patterns, structural bays, roof overhangs,
wall materials, awnings, fixtures, and other details.

* Architectural details and materials on lower walls that relate to human scale. Arches, trellises, or awnings
should be utilized

ROOF LINES AND MATERIALS

+ A variety of roof planes and accent details increase reflective glare and visual impacts.
the visual quality and character of a building.
* Major roofs shall be designed in a straightforward
* Varied roof pitches, porches, and overhangs provide way, to cover and highlight the primary
visual interest and increase the architectural masses of the buildings.
character of the dwelling unit.

* Gambrel and Mansard style roofs are not permitted.
» Use of a variety of roof tiles and colors consistent
with the architectural style is encouraged.

* Flat roofs are permitted within context of
* Roofing colors shall be earth tones to minimize architectural style.
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Garage and Accessory Buildings

* The architectural style and character of garages and parking structures will be consistent with the house.
* Garage doors are preferred to be perpendicular to the street or located at the rear of the lot.
* Garage doors should be recessed into, rather than flush with, the exterior wall.

* Detached garages and accessory structures should be designed as an integral part of the architecture of the
project and should be similar in materials, color, and detail to the principal structures of a development.

* Detached garages, carports, and accessory structures should incorporate roof slopes and materials similar to
the principal structures of a development

* Carport columns shall include architectural features and be a minimum of 24 inches wide at the base. The
architectural treatment shall extend vertically for a minimum of 36 inches.

Lighting
+ All lighting selections shall meet the dark sky recommendations

» Light fixtures should be designed or selected to be architecturally compatible with the main structure or
theme of the development.

» Up lighting of building elements and trees should use the lowest wattage possible to minimize impacts to
the night sky. Light sources for wall washing and tree lighting should be hidden.

*  Where landscaping is lit, low-voltage lighting should be used whenever possible to conserve energy.
Energy efficient lamps and ballasts, controlled by photoelectric methods or timers, should be incorporated.

»  Walkways and paseos should be lit to ensure safe night time conditions.
» Light poles should be designed with downward facing fixtures to eliminate light spill.

* The height of a light pole should be appropriate in scale for the building or the complex and the
surrounding area.
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PURPOSE AND OBJECTIVE

The following changes to the Folsom Ranch, Central District Design Guidelines are submitted to reflect the most
recent land plan. Additional enhancements to the Architectural Guidelines have been made to further clarify the
architectural styles, elements, and details related to single family home designs within Folsom Ranch. The goal of
ensuring a high-quality and aesthetically cohesive environment throughout the Folsom Ranch community remains
the highest priority for the project.

FOLSOM RANCH, CENTRAL DISTRICT DESIGN GUIDELINES (MAY 2015)
ERRATA SHEET (JANUARY 2018)

SECTION #

PAGE # DESCRIPTION

Section 1 Figure 1.2 has been updated to reflect the current location of the entire Folsom Ranch

Page 2 planned area.

Section 1 Table 1.1 has been updated to reflect the current land plan for Folsom Ranch.

Page 3

Section 1 Figure 1.3 has been updated to reflect the current Folsomm Ranch Boundary and Land use

Page 3 plan.

Section 2 | The list of appropriate architectural styles has been updated to include Agrarian

Page 12 Contemporary.

Section 2 | Changed bullet related to roof forms for Spanish Colonial style to read : Roof forms are

Page 14 typically comprised of a main front to back gable with front facing gables. The
predominantly gable and shed roofs have tight rakes and 18" eaves. Designers are
encouraged to limit use of conical roofs on circular towers, or hip roofs over terrace
areas. Typical roof pitch of 4:12

Section 2 | Modified bullet related to roof forms for Western Farmhouse to read : Roof forms with steeper

Page 16 pitch (6:12 —8:12) is encouraged. A dominant forward facing gable roof provides
architectural distinction and is a preferred element. Flat concrete roof files or equal.

Section 2 | Modified bullet related to roof forms for Craftsman to read : Roof forms are typically side-to-

Page 18 side gable with cross gables. Use of secondary masses with 18" rake and 18" — 24" eves
provides the architectural distinction of this style and is highly encouraged.

Section 2 Page 21 added to provide guidelines for Agrarian Contemporary architectural style.
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