CITY OF

FOLSOM

DISTINCTIVE BY NATURE

PLANNING COMMISSION AGENDA
April 17, 2019
CITY COUNCIL CHAMBERS
6:30 p.m.
50 Natoma Street
Folsom, California 95630

CALL TO ORDER PLANNING COMMISSION: Barbara Leary, Jennifer Lane, Kevin Mallory, Vice Chair Eileen
Reynolds, Daniel West, Kevin Duewel, Chair Justin Raithel

Any documents produced by the City and distributed to the Planning Commission regarding any item on this
agenda will be made available at the Community Development Counter at City Hall located at 50 Natoma Street,
Folsom, California and at the table to the left as you enter the Council Chambers. The meeting is available to view
via webcast on the City’s website the day after the meeting.

PLEDGE OF ALLEGIANCE

CITIZEN COMMUNICATION: The Planning Commission welcomes and encourages participation in City Planning
Commission meetings, and will allow up to five minutes for expression on a non-agenda item. Matters under the
jurisdiction of the Commission, and not on the posted agenda, may be addressed by the general public; however,

California law prohibits the Commission from taking action on any matter which is not on the posted agenda
unless it is determined to be an emergency by the Commission.

MINUTES

The minutes of March 20, 2019 will be presented for approval.

NEW BUSINESS

1. PN 19-104, Russell Ranch Design Guidelines Planned Development Permit Modification

A Public Hearing to consider a request from The New Home Company for approval of a Planned
Development Permit Modification to make an alteration to the Russell Ranch Design Guidelines to permit
unconditioned outdoor California rooms to encroach up to five feet into the required rear yard setback for
SFHD (Single-Family High Density) designated lots within the Russell Ranch Subdivision. The zoning
classification for the site is SP-SFHD PD and the General Plan land-use designation is SFHD. An
Environmental Impact Report has previously been certified for the Russell Ranch Subdivision project on
May 15, 2015 by the City Council in accordance with the requirements of the California Environmental
Quality Act (CEQA) and the CEQA Guidelines and no further environmental review is required in
association with this application. (Project Planner: Principal Planner, Steve Banks / Applicant: The
New Home Company)



2. PN 19-067, Mangini Ranch Villages 3-5 Subdivision Planned Development Permit Modification and
Residential Design Review

A Public Hearing to consider a request from TRI Pointe Homes for approval of a Planned Development
Permit Modification to increase the maximum lot coverage from 50% to 55% for the two single-story
master plans, and also to reduce the required front yard setback for a side-load garage feature on one
master plan from 20 feet to 15 feet for the Mangini Ranch Villages 3-5 Subdivision situated within the
Folsom Plan Area. In addition, the applicant is requesting approval of a Residential Design Review
Application for 222 single-family residential unit within the Mangini Ranch Villages 3-5 Subdivision. The
specific plan designation for the site is SP-SFHD PD and the General Plan land-use designation is SFHD.
The City, as lead agency, previously determined that the Mangini Ranch Subdivision project is entirely
consistent with the Folsom Plan Area Specific Plan (FPASP) and therefore the project is exempt from the
California Environmental Quality Act as provided by Government Code section 65457 and CEQA
Guidelines section 15182 and no further environmental review is required in association with this
application. (Project Planner: Principal Planner, Steve Banks / Applicant: TRI Pointe Homes)

PLANNING COMMISSION / PLANNING MANAGER REPORT

The next Planning Commission meeting is scheduled for May 1, 2019. Additional non-public hearing items may
be added to the agenda; any such additions will be posted on the bulletin board in the foyer at City Hall at least 72
hours prior to the meeting. Persons having questions on any of these items can visit the Community Development
Department during normal business hours (8:00 a.m. to 5:00 p.m.) at City Hall, 2" Floor, 50 Natoma Street,
Folsom, California, prior to the meeting. The phone number is (916) 461-6203 and FAX number is (916) 355-
7274,

In compliance with the Americans with Disabilities Act, if you are a disabled person and you need a disability-
related modification or accommodation to participate in the meeting, please contact the Community Development
Department at (916) 461-6203, (916) 355-7274 (fax) or kmullett@folsom.ca.us. Requests must be made as early
as possible and at least two-full business days before the start of the meeting.

NOTICE REGARDING CHALLENGES TO DECISIONS

The appeal period for Planning Commission Action: Any appeal of a Planning Commission action must be filed, in writing with
the City Clerk’s Office no later than ten (10) days from the date of the action pursuant to Resolution No. 8081. Pursuant to all
applicable laws and regulations, including without limitation, California Government Code Section 65009 and or California
Public Resources Code Section 21177, if you wish to challenge in court any of the above decisions (regarding planning,
zoning and/or environmental decisions), you may be limited to raising only those issues you or someone else raised at the
public hearing(s) described in this notice/agenda, or in written correspondence delivered to the City at, or prior to, the public
hearing
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CITY OF

FOLSOM

DISTINCTIVE BY NATURE

PLANNING COMMISSION MINUTES
March 20, 2019
CITY COUNCIL CHAMBERS
6:30 P.M.
50 Natoma Street
Folsom, CA 95630

CALL TO ORDER PLANNING COMMISSION: Jennifer Lane, Kevin Mallory, Vice Chair Eileen Reynolds,

Daniel West, Kevin Duewel, Barbara Leary, Chair Justin Raithel

ABSENT: Leary

CITIZEN COMMUNICATION: None

MINUTES: The minutes of February 20, 2019 were approved as submitted.

NEW BUSINESS

1.

PN 19-013, Parkway Apartment Community Planned Development Permit Extension

A Public Hearing to consider a request from The Pacific Companies for approval of a Planned
Development Permit Extension for development and operation of a 72-unit affordable apartment
community on a 10.1-acre site located at the southwest corner of the intersection of Blue Ravine Road
and Oak Avenue Parkway. The zoning classification for the site is SP 93-3 and the General Plan land-
use designation is MHD. A Mitigated Negative Declaration and Mitigation Monitoring Program were
previously approved for the Parkway Apartment Community project (PN 16-171) on March 15, 2017 in
accordance with the California Environmental Quality Act (CEQA). Staff has determined that no new
impacts will result from this extension that were not already considered with the previous approval. In
addition, staff has determined that none of the events described in PRC Section 21166 or CEQA
Guidelines Section 15162 (e.g. substantial changes to the project) have occurred. No further
environmental review is required. (Project Planner: Principal Planner, Steve Banks / Applicant:
The Pacific Companies)

1. Teri Turner addressed the Planning Commission in opposition of the project, citing concerns about
traffic safety and noise.

COMMISSIONER DUEWEL MOVED TO APPROVE THE PLANNED DEVELOPMENT PERMIT
EXTENSION FOR A PERIOD OF TWO YEARS (UNTIL MARCH 15, 2021) FOR DEVELOPMENT OF
THE PARKWAY APARTMENT COMMUNITY PROJECT (PN 19-013) WITH THE FOLLOWING
FINDINGS: GENERAL FINDINGS A & B, CEQA FINDINGS C-E, PLANNED DEVELOPMENT
PERMIT EXTENSION FINDINGS F-M, AND CONDITIONS OF APPROVAL NO. 1-66.

COMMISSIONER LANE SECONDED THE MOTION, WHICH CARRIED THE FOLLOWING VOTE:

Planning Commission Minutes
March 20, 2019
Page 1 of 2



AYES: LANE, MALLORY, REYNOLDS, WEST, DUEWEL, RAITHEL

NOES: NONE
ABSTAIN: NONE
ABSENT: LEARY

2. PN 19-079, Mangini Ranch Villages 8 and 9 Residential Design Review

A Public Hearing to consider a request from Lennar Homes for Residential Design Review approval for
181 single-family residential units located within Villages 8 and 9 of the Mangini Ranch Phase 1
Subdivision situated within the Folsom Plan Area. The specific plan designation for the site is SP-
SFHD PD and the General Plan land-use designation is SFHD. The City, as lead agency, previously
determined that the Mangini Ranch Subdivision project is entirely consistent with the Folsom Plan
Area Specific Plan (FPASP) and therefore the project is exempt from the California Environmental
Quality Act as provided by Government Code section 65457 and CEQA Guidelines section 15182.
Since that determination was made, none of the events described in Public Resources Code section
21166 or CEQA Guidelines section 15162 (e.g. substantial changes to the project) have occurred.
Therefore, no environmental review is required in association with this design review application.
(Project Planner: Principal Planner, Steve Banks / Applicant: Lennar Homes)

COMMISSIONER REYNOLDS MOVED TO APPROVE THE DESIGN REVIEW APPLICATION FOR
181 SINGLE-FAMILY RESIDENTIAL UNITS AS ILLUSTRATED ON ATTACHMENT 5 THROUGH 9
FOR THE MANGINI RANCH VILLAGES 8 AND 9 SUBDIVISION PROJECT WITH THE FOLLOWING
FINDINGS: GENERAL FINDINGS A & B, CEQA FINDINGS C-G, DESIGN REVIEW FINDINGS H-J,
AND CONDITIONS OF APPROVAL NO. 1-14.

COMMISSIONER DUEWEL SECONDED THE MOTION, WHICH CARRIED THE FOLLOWING

VOTE:

AYES: MALLORY, REYNOLDS, WEST, DUEWEL, LEARY, RAITHEL
NOES: LANE

ABSTAIN: NONE

ABSENT: LEARY

PLANNING MANAGER REPORT

None

RESPECTFULLY SUBMITTED,

Kelly Mullett, SENIOR OFFICE ASSISTANT

APPROVED:

Justin Raithel, CHAIRMAN

Planning Commission Minutes
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AGENDA ITEM NO. 1
Type: Public Hearing
Date: April 17, 2019

CITY OF

FOILSOM
Planning Commission Staff Report
50 Natoma Street, Council Chambers
Folsom, CA 95630

Project: Russell Ranch Design Guidelines Planned Development Permit

Modification
File #: PN-19-104
Request: Planned Development Permit Modification
Location: Russell Ranch Subdivision within Folsom Plan Area
Staff Contact: Steve Banks, Principal Planner, 916-461-6207

sbanks@folsom.ca.us
Property Owner Applicant
Name: The New Home Company Name: The New Home Company
Address: 2220 Douglas Boulevard, Suite No. Address: 2220 Douglas
240, Roseville, CA 95661 Boulevard, Suite No. 240,

Roseville, CA 95661

Recommendation: Conduct a public hearing and upon conclusion recommend
approval of a Planned Development Permit Modification for a change to the Russell
Ranch Design Guidelines to permit outdoor California rooms to encroach five feet into
the required fifteen-foot rear yard setback for SFHD designated lots as illustrated on
Attachments 5 through 9 for the Russell Ranch Design Guidelines Planned Development
Permit Modification project (PN 19-104) subject to the findings (Findings A-N) and
conditions of approval (Conditions 1-10) attached to this report.

Project Summary: The proposed project involves a request for approval of a Planned
Development Permit Modification to make a change to the Russell Ranch Design
Guidelines to permit outdoor California rooms to encroach five feet into the required rear
yard setback for SFHD designated lots. The proposed modification would allow outdoor
California rooms to be to be located ten feet from the rear property line whereas the
current rear yard setback requirement for all structures (including outdoor California
rooms) is fifteen feet. The proposed encroachment modification is specifically focused
on providing an accommodation to allow future single-story residences located on
smaller lots within Villages 6 and 8 of the Russell Ranch Subdivision to be developed
with an outdoor California room. There are 95 total residential lots within Village 6 and 8,
74 of which do not have the lot depth necessary to accommodate the outdoor California
room on the single-story master plans. Of these 74 lots, the proposed encroachment or
setback modification is only anticipated to be applicable to approximately 19 of those lots
where single-story homes are constructed due to the projected lot mixture of one and

City of Folsom Page 1



AGENDA ITEM NO. 1
Type: Public Hearing
Date: April 17, 2019

two-story homes within the subdivision.

Table of Contents:

1 - Description/Analysis

2 - Background

3 - Conditions of Approval

4 - Vicinity Map

5 - Russell Ranch Master Plan Exhibit

6 - Russell Ranch Phase 1 Village Exhibit

7 - Russell Ranch Villages 6 and 8 Lot Fit Exhibit, dated March 2019

8 - Russell Ranch Villages 6 and 8 Lot Layout Exhibit, dated March 26, 2019
9 - Previously Approved Single-Story Master Plan for Russell Ranch Villages 6 and 8
10 - Russell Ranch Design Guidelines Modification, dated March 2019

11 — Letter from Applicant, received March 26, 2019

&
PAM-JOHNS |

Community Development Director



Planning Commission
Russell Ranch Design Guidelines Modification (PN 19-104)

April 17, 2019

ATTACHMENT 1
DESCRIPTION/ANALYSIS

APPLICANT’S PROPOSAL

The applicant, The New Home Company, is requesting approval of a Planned
Development Permit Modification to make an alteration to the Russell Ranch Design
Guidelines to permit unconditioned outdoor California rooms to encroach up to five feet
into the required rear yard setback for SFHD (Single-Family High Density) designated
lots within the Russell Ranch Subdivision. For the purposes of this application, an
outdoor California room is considered a three-sided, unconditioned covered outdoor
space or a two-sided, unconditioned covered outdoor space with a fireplace replacing
one of the walls. The California rooms for the single-story master plans within the
Russell Ranch Subdivision range from 98 square feet up to 252 square feet in size.

The proposed modification would allow outdoor California rooms to be to be located ten
feet from the rear property line whereas the current rear yard setback requirement for all
structures (including outdoor California rooms) is fifteen feet within the Russell Ranch
Subdivision. The proposed encroachment allowance is specifically focused on
providing an opportunity for single-story residences located on smaller lots within
Villages 6 and 8 of the Russell Ranch Subdivision to be developed with an outdoor
California room. There are a total of 95 residential lots within Village 6 and 8, a majority
of which (74 lots) do not have the lot depth required to accommodate the outdoor
California room on the single-story master plans. Of these 74 iots, the proposed
encroachment or setback modification is only expected to be applicable to
approximately 19 of those lots where single-story homes are constructed due to the
anticipated lot mixture of one and two-story homes within the subdivision.

POLICY/RULE
Folsom Municipal Code (FMC), Section 17.38.050 requires that the establishment or

modification of a Planned Development Permit shali require submittal a Pianned
Development Permit Application for approval by the Planning Commission.

ANALYSIS

As described previously within the applicant’s proposal, the proposed project features a
request to modify the Russell Ranch Design Guideiines to aliow outdoor California
reoms {o encroach five feet into required fifteen-foct rear yard setback area on
residential iots with an SFHD designation. in reviewing the proposed project, staff took
into the consideration the original intent and purpose of the Design Guidelines relative
to outdoor living spaces, the visual impact of the outdoor California rooms, the ot
coverage implications associated with the outdoor California rooms. and comphiance
with existing building and fire code requirements.

City of Folsom Page 3



Planning Commission
Russell Ranch Design Guidelines Modification (PN 19-104)

April 17, 2019

The Russell Ranch Design Guidelines, which were originally approved by the City
Council in 2015 and modified on March 27, 2018, are a complementary document to the
Folsom Plan Area Specific Plan and the Folsom Plan Area Specific Plan Community
Guidelines. One of the primary visions of the Design Guidelines is to create distinct
neighborhoods that emphasize the best of California living through an enhanced
outdoor-centric focus and a true blending of indoor/outdoor spaces and public/private
realms. Furthermore, one of the guiding principles from the Design Guidelines is to
deliver a lifestyle of health, wellness, fitness, activity, and outdoor living in a family-
oriented environment.

As a regulatory tool, the Design Guidelines include specific provisions within the
development standards that are intended to encourage incorporation of outdoor living
spaces into single-family residential home designs. Specifically, the Design Guidelines
allow for a five percent (SFHD) and ten percent (SF) lot coverage bonus for residential
lots that that include three-sided outdoor covered unconditional spaces (except with
fireplace option, then two-sided permitted). Unfortunately, the Design Guidelines
inadvertently did not anticipate that the bonus increase in lot coverage for the outdoor
living spaces would likely trigger the need for some flexibility in the rear yard setback
requirements as well. Based on this information, staff has determined that the proposed
five-foot encroachment allowance for outdoor California rooms is consistent with original
intent and purpose of the Design Guidelines to promote outdoor living opportunities
within the Russell Ranch Subdivision.

With respect to visual impacts, the design, materials, and colors of the outdoor
California rooms have been integrated into the overall design of the master plans to
create a cohesive appearance as shown in Attachment 9. In fact, the outdoor California
rooms were included in the design packet that the Planning Commission approved for
the Russell Ranch Villages 6 and 8 Subdivision project on November 7, 2018. The
outdoor California rooms are proposed to be situated ten feet from the rear property line
(as opposed to fifteen feet as currently permitted), however, given that these are single-
story structures with minimai walls and massing, staff does not anticipate a negative
aesthetic impact from this five-foot encroachment. In fact, staff has determined that the
outdoor California room creates significant visual interest (breaks up massing/rear wall
plane) on the rear building elevations of the master plans that wiil enhance the overall

appearance of the homes.

In terms of lot coverage, the proposed outdoor California rooms will comply with the lot
coverage standards established within the Russell Ranch Design Guidelines (55%
maximum ot coverage). As noted previously within this section of the report, the
Design Guidelines encourage outdoor living spaces by providing a five percent iot

City of Folsom Page 4



Pianning Commission
Russell Ranch Design Guidelines Modification (PN 19-104)

April 17,2019

coverage bonus for residential lots with an SFHD designation or ten percent for
residential lots with a SF designation. Based on this analysis, staff has determined the

project will not result in any lot coverage conflicts.

City staff consulted with the Building Division and the Fire Department to verify that the
proposed five-foot encroachment into the required fifteen-foot rear yard setback area for
the outdoor California room feature would not conflict with any existing building or fire
code requirements. The California Residential Building Code (2016) requires that
unconditioned outdoor living areas, including California rooms, to be located a minimum
of five feet from a rear or side property line. As shown on the Typical Lot Layout Exhibit
(Attachment 8), the proposed California rooms will be located a minimum ten feet from
the rear property line and a minimum of five feet from the side property line. The Fire
Department relies on the same building code standards for the setback requirements
associated with unconditioned outdoor living areas. As a result, staff has determined
that the proposed project is consistent with all applicable building and fire code

requirements.

In summary, staff has determined that the proposed project compiies with the intent and
purpose of the Russell Ranch Design Guidelines in that it encourages the use of
outdoor space and indoor/outdoor interaction. In addition, staff has determined that the
proposed project will improve the visual appearance of the master plans by creating a
more interesting rear building elevation. Staff has also determined that the proposed
project will meet all established maximum lot coverage requirements as established by
the Design Guidelines. Lastly, staff has determined that the proposed project meets alil
building and fire code requirements regarding the placement of outdoor living areas.

ENVIRONMENTAL REVIEW
An Environmental Impact Report has previously been certified for the Russell Ranch

Subdivision project on May 15, 2015 by the City Council in accordance with the
requirements of the California Environmental Quality Act (CEQA) and the CEQA
Guidelines. Staff has determined that no new impacts will resuit from this Planned
Development Permit Modification and change to the Design Guidelines that were not
aiready considered with the previous approval. None of the conditions contained in
Section 15162 of the CEQA Guidelines requiring further environmental review have
occurred. Mo further environmental review is required.

RECOMMENDATION/PLANNING COMMISSION ACTION

Move to Approve the Planned Development Permit Modification for a change to the
Russell Ranch Design Guidelines to permit unconditioned outdoor California rooms to
encreach five feet into the required fifteen-foot rear yard setback for SFHD designated
lots as illustrated on Attachments 5 through 9 for the Russell Ranch Design Guidelines
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Planning Commission
Russell Ranch Design Guidelines Modification (PN 19-104)

April 17, 2019

Planned Development Permit Modification project (PN 19-104) subject to the findings
(Findings A-N) and conditions of approval (Conditions 1-10) attached to this report.

GENERAL FINDINGS

A

NOTICE OF HEARING HAS BEEN GIVEN AT THE TIME AND IN THE
MANNER REQUIRED BY STATE LAW AND CITY CODE.

THE PROJECT IS CONSISTENT WITH THE GENERAL PLAN, THE FOLSOM
PLAN AREA SPECIFIC PLAN, AND THE INTENT AND PURPOSE OF THE
RUSSELL RANCH SUBDIVISION DESIGN GUIDELINES.

CEQA FINDINGS

C.

F.

AN ENVIRONMENTAL IMPACT REPORT HAS PREVIOUSLY BEEN
CERTIFIED FOR THE RUSSELL RANCH SUBDIVISION PROJECT ON MAY
15, 2015 BY THE CITY COUNCIL IN ACCORDANCE WITH THE
REQUIREMENTS OF THE CALIFORNIA ENVIRONMENTAL QUALITY ACT

(CEQA).

NO NEW IMPACTS WILL RESULT FROM DEVELOPMENT OF THE SUBJECT
PROJECT THAT WERE NOT ALREADY CONSIDERED WITH THE PREVIOUS

APPROVAL.

NONE OF THE CONDITIONS CONTAINED IN CEQA GUIDELINES SECTION
15162 REQUIRING FURTHER ENVIRONMENTAL REVIEW HAVE

OCCURRED.
NO FURTHER ENVIRONMENTAL REVIEW IS REQUIRED.

PLANNED DEVELOPMENT PERMIT FINDINGS

G.

THE PROPOSED PROJECT COMPLIES WITH THE INTENT AND PURPOSES
OF THE FOLSOM PLAN AREA SPECIFIC PLAN AND OTHER APPLICABLE
ORDINANCES OF THE CITY AND THE GENERAL PLAN.

THE PROPOSED PRGOJECT I8 CONSISTENT WITH THE OBJECTIVES,
POLICIES AND REQUIREMENTS OF THE DEVELOPMENT STANDARDS OF

THE CITY.

THE PHYSICAL, FUNCTIONAL AND VISUAL COMPATIBILITY BETWEEN THE
PROPOSED PROJECT AND EXISTING AND FUTURE ADJACENT USES AND
AREA CHARACTERISTICS IS ACCEPTABLE.

City of Folsom Page 6



Planning Commission
Russell Ranch Design Guidelines Modification (PN 19-104)
April 17, 2019

J. AS CONDITIONED, THE PROJECT WILL MAKE AVAILABLE NECESSARY
PUBLIC FACILITIES, INCLUDING BUT NOT LIMITED TO, WATER, SEWER
AND DRAINAGE, AND THE PROJECT WILL ADQUATELY PROVIDE FOR THE
FURNISHING OF SUCH FACILITIES.

K. THE PROPOSED PROJECT WILL NOT CAUSE ADVERSE ENVIRONMENTAL
IMPACTS WHICH HAVE NOT BEEN MITIGATED TO AN ACCEPTABLE
LEVEL.

L. THE PROPOSED PROJECT WILL NOT CAUSE UNACCEPTABLE VEHICULAR
TRAFFIC LEVELS ON SURROUNDING ROADWAYS, AND THE PROPOSED
PROJECT WILL PROVIDE ADEQUATE INTERNAL CIRCULATION,
INCLUDING INGRESS AND EGRESS.

M.  THE PROPOSED PROJECT WILL NOT BE DETRIMENTAL TO THE HEALTH,
SAFETY AND GENERAL WELFARE OF THE PERSONS OR PROPERTY
WITHIN THE VICINITY OF THE PROJECT SITE, AND THE CITY AS A
WHOLE.

N. ADEQUATE PROVISION IS MADE FOR THE FURNISHING OF SANITATION
SERVICES AND EMERGENCY PUBLIC SAFETY SERVICES TO THE
DEVELOPMENT.

City of Folsom Page 7



Planning Commission
Russell Ranch Design Guidelines Modification (PN 19-104)

April 17, 2019

ATTACHMENT 2
BACKGROUND

BACKGROUND
On May 15, 2015, the City Council approved a General Plan Amendment, Specific Plan

Amendment, Large-Lot Vesting Tentative Subdivision Map, Small-Lot Vesting Tentative
Subdivision Map, Planned Development Permit, Design Guidelines, Inclusionary
Housing Plan, and Amended and Restated Development Agreement Amendment for
development of an 879-unit single-family residential subdivision known as the Russell
Ranch Subdivision within the eastern portion of the Folsom Plan Area. As part of the
aforementioned approvals, the Russell Ranch Design Guidelines were established to
act as an implementation tool for residential development within the Russell Ranch

Subdivision.

On June 28, 2016, the City Council approved an Amended Large-Lot Vesting Tentative
Subdivision Map and an Amended Small-Lot Vesting Tentative Subdivision Map for
development of an 852-unit single-family residential subdivision (Russell Ranch
Subdivision). On March 27, 2018, the City Council approval of a General Plan
Amendment, Specific Plan Amendment, Design Guidelines Amendment, Large-Lot
Vesting Tentative Subdivision Map, Small-Lot Vesting Tentative Subdivision Map, and
Development Agreement Amendment for the development of an 389-unit residential
subdivision (Russell Ranch Lots 24-32 Subdivision). The Design Guidelines
Amendment provided additional direction in terms of the architecture and design of the
active-adult community, the community center, and the townhome portions of the

Russell Ranch Subdivision.

On October 17, 2018, the Planning Commission approved a Design Review Application
for 114 single-family “court-style” residential units located within Phase 1, Village 4
(Courts at Russell Ranch) of the previously approved Russell Ranch Subdivision
project. The design review approval for Village 4 included three individual master plans
with three distinct California heritage-themed architectural styles (Bungalow, California
Cottage, and Craftsman) and nine color and material alternatives.

On November 7, 2018, the Planning Commission approved a Design Review
Application for 95 traditional single-family residential units located within Phase 1,
Villages 6 and 8 of the previously approved Russeil Ranch Subdivision project. The
design review approval for Villages 8§ and 8 included four individual master plans with
three distinct California heritage-themed architectural styles (California Prairie, Modern
Farmhouse, and Spanish Eclectic) and nine color and material alternatives. Aiso on
November 7, 2018, the Pianning Commissicn approved a Design Review Application for
108 traditional single-family rasidential units located within Phase 1, Villages 3, 5, and 7
of the Russell Ranch Subdivision project. The design review approval for Villages 3, 5
and 7 included four individual master plans with three distinct California heritage-
themed architectural styles (California Prairie, California Villa, and Caiifornia Wine
Country) and nine color and material alternatives.
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Planning Commission

Russell Ranch Design Guidelines Modification (PN 19-104)

April 17, 2019

On February 20, 2019, the Planning Commission approved a Design Review
Application for 77 traditional single-family residential units located within Phase 1,
Villages 1 and 2 of the previously approved Russell Ranch Subdivision project. The
design review approval for Villages 1 and 2 included three individual master plans with
six distinct California heritage-themed architectural styles (California Cottage, California
Craftsman, California Prairie, California Wine Country, Modern Farmhouse, and
Spanish Colonial Revival) and twelve color and material alternatives.

GENERAL PLAN DESIGNATION

SPECIFIC PLAN DESIGNATION

ADJACENT LAND USES/ZONING

SITE CHARACTERISTICS

APPLICABLE CODES

SFHD (Single Family High Density)

SP-SFHD PD (Specific Plan-Single Family
High Density, Planned Development District)

North:

South:

East:

West:

Undeveloped Residential Property
(SF PD) with Open Space and Alder
Creek Parkway Beyond

Grand Prairie Road with
Undeveloped Residential Property
(SF PD) with Grand Prairie Road
Beyond

Grand Prairie Road with
Undeveloped Residential Property
(SF PD) Beyond

Placerville Road with Undeveloped
Residential Property (SFHD PD) with
Placerville Road Beyond

The project sites have been fully graded and
site improvements (underground utilities,
roadways, curbs, gutters, sidewaiks, etc.) are
currently in the process of being constructed

FPASP (Folsom Plan Area Specific Plan)
Russell Ranch Design Guidelines
FMC 17.38, Planned Development District

City of Folsom
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Planning Commission
Russell Ranch Design Guidelines Modification (PN 19-104)
April 17, 2019

Attachment 3
Conditions of Approval

City of Folsom Page 10
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Planning Commission
Russell Ranch Design Guidelines Modification (PN 19-104)
April 17, 2019

Attachment 4
Vicinity Map
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Planning Commission

Russell Ranch Design Guidelines Modification (PN 19-104)
April 17, 2019

Attachment 5
Russel Ranch Master Plan Exhibit
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Planning Commission

Russell Ranch Design Guidelines Modification (PN 19-104)
April 17, 2019

Attachment 6
Russell Ranch Phase 1 Village Exhibit
(Villages 6 and 8 Shown in Purple Color)
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Planning Commission

Russell Ranch Design Guidelines Modification (PN 19-104)
April 17, 2019

Attachment 7
Russell Ranch Villages 6 and 8 Lot Fit Exhibit
(Impacted Lots Shown in Yellow Color)
Dated March 2019
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Planning Commission

Russell Ranch Design Guidelines Modification (PN 19-1 04)
April 17, 2019

Attachment 8
Russell Ranch Villages 6 and 8 Lot Layout Exhibit
Dated March 26, 2019
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Planning Commission
Russell Ranch Design Guidelines Modification (PN 19-104)
April 17, 2019

Attachment 9
Previously Approved Single-Story Master Plan
for Russell Ranch Villages 6 and 8
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Planning Commission
Russell Ranch Design Guidelines Modification (PN 19-104)
April 17, 2019

Attachment 10
Russell Ranch Design Guidelines Modification
Dated March 2019
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Attachment 11
Letter from Applicant, received March 26, 2019
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City of Folsom Planning Commission
4/17/2019
RE: Revision to Russel Ranch Design Guidelines

To: City of Folsom Planning Commission:

When designing the architecture and floor plans for the Russel Ranch community, The New Home Company had a goal to
incorporate a large amount of single story housing to meet market demand, create beautiful neighborhoods, and provide housing
options for those seeking single story living. In order to achieve our goal of well-designed and marketable single story housing, we
are asking for a revision to the Russel Ranch Design Guidelines to allow for non-habitable space to encroach 5’ into the rear yard

setback for single family high density zoned vitlages.

Rear yard setbacks disproportionally affect single level homes and punish buyers who desire single level living by limiting the amount
of lots that can meet the setbacks of single story houses. As the rear yard setbacks currently exist at Villages 6 & 8, over 75% of the
lots will not be able to accommodate a single story unit with the exterior Outdoor Room. Without revising the Design Guidelines, the
Builder would be forced to install a disproportionate amount of two story homes. This is not ideal from both a marketing position

and from a neighborhood planning position.

Additionally, the current Design Guidelines include a lot coverage bonus that increases the lot coverage from 50% to 55% for
attached outdoor rooms, as well as detached living spaces (casita, pool room, etc). We strongly feel that the guideline revisions we
are now asking for are in the same spirt as the increased lot coverage bonus that currently exists.

Finally, and most importantly, we feel that the Design Guideline revision that we have laid forth makes the Russel Ranch community
a better place to live, and benefits The City of Folsom by adding additional single level housing.
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Planning Commission Staff Report
50 Natoma Street, Council Chambers
Folsom, CA 95630
Project: Mangini Ranch Villages 3-5 Subdivision Planned Development
Permit Modification and Residential Design Review
File #: PN-19-067
Request: Planned Development Permit Modification and Residential
Design Review
Location: Mangini Ranch Subdivision within Folsom Plan Area
Staff Contact: Steve Banks, Principal Planner, 916-461-6207
sbanks@folsom.ca.us
Property Owner Applicant
Name: Mangini Improvement Company Name: TRI Pointe Homes
Address: 4370 Town Center Boulevard Suite Address: 2990 Lava Ridge Court
100, El Dorado Hills, CA 95762 Suite 190, Roseville, CA 95661

Recommendation: Conduct a public hearing and upon conclusion recommend
approval of a Planned Development Permit Modification to increase the maximum lot
coverage from 50% to 55% for the two single-story master plans, and also to reduce the
required front yard setback for a side-load garage feature on one master plan from 20
feet to 15 feet. In addition, conduct a public hearing and upon conclusion recommend
approval of a Residential Design Review Application for 222 single-family residential
units as illustrated on Attachments 5 through 11 for the Mangini Ranch Villages 3-5
Subdivision project (PN 19-067) subject to the findings (Findings A-R) and conditions of
approval (Conditions 1-14) attached to this report.

Project Summary: The proposed project involves a request for approval of a Planned
Development Permit Modification to increase the maximum lot coverage from 50% to
55% for the two single-story master plans (applies to approximately 16 of the 222 Iots
within the subdivision) in order to accommodate incorporation of an attached covered
outdoor patio feature within the home design. A Planned Development Permit
Modification is also requested to reduce the required front yard setback from 20 feet to
15 feet in order to facilitate inclusion of a side-load garage feature on one of the
proposed two-story master plan designs (applies to approximately 25 of the 222 lots
within the subdivision). In addition, the proposed project includes a request for
Residential Design Review approval for 222 traditional single-family residential units
located within Villages 3, 4, and 5 of the previously approved Mangini Ranch Subdivision
project. In particular, the applicant is requesting Design Review approval for seven (7)

City of Folsom Page 1
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individual master plans within Villages 3, 4, and 5. Five distinct California heritage-
themed architectural styles and twenty-four color and material alternatives are
incorporated among the seven master plans.

Table of Contents:

1 - Description/Analysis

2 - Background

3 - Conditions of Approval

4 - Vicinity Map

5 - Mangini Ranch (Phase 1) Master Plan Exhibit

6 - Mangini Ranch Villages 3-5 Site Pian Exhibit

7 - Building Articulation Exhibit, dated January 28, 2019
8 - Lot Coverage Exhibit, dated January 28, 2019

9 - Street Scene Exhibit, dated January 28, 2019

10 - Building Elevations and Floor Plans, dated January 28, 2019
11 - Project Narrative, dated February 1, 2019

12 - Folsom Ranch Central District Design Guidelines

.
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Community Development Director




Planning Commission

Mangini Ranch Villages 3-5 Subdivision Planned Development Permit Modification and Residential
Design Review (PN 19-067)

April 17, 2019

ATTACHMENT 1
DESCRIPTION/ANALYSIS

APPLICANT’S PROPOSAL

The applicant, TRI Pointe Homes, is requesting approval of a Planned Development
Permit Modification and Residential Design Review for 222 single-family residential
units situated within the Village 3, 4, and 5 portions of the previously approved 833-unit
Mangini Ranch Phase 1 Subdivision project. A Planned Development Permit
Modification is requested to increase the maximum lot coverage from 50% to 55% for
two single-story master plans (applies to approximately 16 of the 222 lots within the
subdivision) in order to allow incorporation of an attached covered outdoor patio feature
within the home design. A Planned Development Permit Modification is also requested
to reduce the required front yard setback from 20 feet to 15 feet in order to facilitate
Inclusion of a side-load garage feature on one of the proposed two-story master plan
designs (applies to approximately 25 of the 222 Iots within the subdivision).

As mentioned previously within this section of the report, the proposed project includes
a request for Residential Design Review approval for 222 traditional single-family
residential units within Villages 3, 4, and 5 of the Mangini Ranch Subdivision.
Specifically, the applicant is requesting Design Review approval for seven (7) individual
master plans within Villages 3, 4, and 5. Five distinct California heritage-themed
architectural styles (Andalusian, Farmhouse, Italian, Modern Prairie, and Spanish) and
twenty-four color and material alternatives are proposed to be incorporated among the

seven master plans.

The proposed master plans, which feature two, single-story models and five, two-story
models, range in size from 2,348 to 3,718 square feet (3BR/2.5BA to 5BR/3.5BA) and
include an attached two-car or attached three-car garage. The five classic design
themes are characterized by a variety of unique architectural elements including
distinctive roof shapes and forms, covered front entries, varied door and window design,
and enhanced decorative elements. Proposed building materiais include stucco,
vertical and horizontal wood siding, customized stone veneer, brick veneer, decorative
cement tiles, wood trim elements, wood shutters, clay pipe elements, multi-paned
windows, themed garage doors, decorative light fixtures, and concrete roof tiles. in
addition, there are 24 distinct color and material alternatives available for each of the
master plans resulting in 168 different visual expressions.

POLICY/RULE
Folsom Municipal Code (FMC), Section 17.38.050 requires that the establishment or

modification of a Planned Development Permit shall require submittal a Planned
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Planning Commission

Mangini Ranch Villages 3-5 Subdivision Planned Development Permit Modification and Residential
Design Review (PN 19-067)

April 17, 2019

Development Permit Application for approval by the Planning Commission. Folsom
Municipal Code (FMC), Section 17.06.030 also requires that single-family residential
master plans submit a Design Review Application for approval by the Planning
Commission.

ANALYSIS

Planned Development Permit Modification

The purpose of the Planned Development Permit process is to allow greater flexibility in
the design of integrated developments than otherwise possible through strict application
of land use regulations. The Planned Development Permit process is also designed to
encourage creative and efficient uses of land. In this particular case, the applicant is
requesting approval of a Planned Development Permit Modification to deviate from the
development standards established by the Folsom Plan Area Specific Plan for
residential lots with an SFHD designation. Specifically, the applicant is proposing to
increase the maximum lot coverage from 50% to 55% (for the single-story master plans)
to accommodate an attached outdoor living area and reduce the required front yard
setback (for one two-story master plan) from 20 feet to 15 feet for a side-load garage
feature within the Mangini Ranch Villages 3-5 Subdivision. The following table
highlights the existing development standards and the proposed modifications for
Mangini Ranch Villages 3-5:

SP-SFHD Single Family High Density
Development Standards Table

Development Standard Requirement Proposed Change
Front Porch Setback 12.5 Feet No Change
Front Primary Structure Setback 15 Feet No Change
Front Garage Setback 20 Feet No Change
Side-Load Garage Setback 20 Feet 15 Feet
Side Yard Sethack 5 Feet No Change
Rear Yard Setback 15 Feet No Change
Maximum Lot Coverage 50% 55% for Single-Story Homes

In reviewing the request to increase the maximum lot coverage from 50% to 55% for
single-story master plans within the subdivision in order to accommodate attached
outdoor living spaces, staff took into consideration the intent and purpose of the Folsom
Ranch Central District Design Guidelines (Design Guidelines) relative to outdoor living
spaces, the visual impact of outdoor living spaces, and the extent of the lots impacted
by the lot coverage modification.

City of Folsom Page 4



Planning Commission
Mangini Ranch Villages 3-5 Subdivision Planned Development Permit Modification and Residential

Design Review (PN 19-067)
April 17, 2019

In terms of outdoor living spaces, the Design Guidelines (Attachment 12) state that
outdoor livings spaces including porches, balconies, and courtyards, help activate the
street scene and promote interaction among neighbors. In addition, the Design
Guidelines indicate that outdoor living spaces can create indoor/outdoor living
environments by opening up the home to enhance indoor environmental quality.
Wherever possible, the Design Guidelines suggest that outdoor living spaces should be
encouraged. Based on the aforementioned statements taken directly from the Design
Guidelines, it is clear that outdoor living spaces, such as those included with the
proposed project, are appropriate design features that are highly desirable in residential
developments within the Folsom Plan Area.

With regard to visual impacts, the proposed outdoor living areas are single-story
attached structures (with at least one wall opening) located at the back of the residence
that range from 150 to 197 square feet in size. The design, materials, and colors of the
proposed outdoor living spaces have been blended into the overall design of the master
plans to create a coordinated appearance as shown on the submitted building
elevations (Attachment 10). The outdoor living spaces are also proposed to meet, and
in most cases exceed, the minimum rear yard setback requirement of fifteen feet, the
same rear yard setback requirement as established for the main house structure.
Based on this information, staff has determined that the proposed outdoor living spaces
have been seamlessly integrated into the design of the rear building elevations and will
enhance the overall appearance of the master plans.

There are a total of 222 residential lots within the Mangini Ranch Villages 3-5
Subdivision, 66 of these lots would exceed the maximum allowed lot coverage (50%) if
they were to be developed with a single-story master plan including the attached
outdoor living space. Based on the anticipated lot mixture (one-story vs. two-story
homes and variable lot sizes) within the subdivision, the applicant has indicated
approximately 16 (7%) of the 222 lots will exceed the maximum lot coverage
requirement of 50%. Of the 16 lots exceeding the maximum lot coverage, 1 lot would
have a lot coverage of 55%, 8 lots would have a lot coverage of 53%, 5 lots would have
lot coverage of 52%, and 2 lots would have Iot coverage of 51%. It is important to note
that 126 (57%) of the 222 lots within the subdivision will have ot coverage of iess than

50%.

in summary, staff has determined that the proposed Planned Development Permit
Modification for an increase in iot coverage complies with the intent and purpose of the
Folsom Ranch Central District Design Guidelines in that it promotes the use of outdoor
space and indoor/outdcor interaction. In addition, staff has determined that the
proposed lot coverage modification wiil enhance the visual appearance of the master
plans by creating an interesting rear building elevation that is purposefuily incorporated
into the overall home design. Lastly, staff has determined that the proposed lot
coverage modification will have a limited impact on the site design of the subdivision in
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Planning Commission

Mangini Ranch Villages 3-5 Subdivision Planned Development Permit Modification and Residential
Design Review (PN 19-067)

April 17, 2019

that an extremely limited number (16 lots) of the overall lots will need to exceed the
maximum lot coverage requirement of 50%.

A Planned Development Permit Modification is also being requested to reduce the
required front yard setback from 20 feet to 15 feet in order to accommodate inclusion of
a side-load garage feature on one of the proposed two-story master plan designs. The
proposed modification to the front yard setback would be applicable to approximately 25
of the 222 lots within the subdivision. In reviewing the request to reduce the front yard
setback for side-load garage features to 15 feet, staff took into consideration the intent
and purpose of the Folsom Ranch Central District Design Guidelines in relation to
building articulation and garage placement, the visual impact associated with the
placement of the side load garage, the extent of the lots impacted by the reduced side
load garage setback, and the precedent for side load garages within the City.

With regard to building articulation and garage placement, one of the primary guiding
principles of the Design Guidelines (Attachment 12) is to provide a varied and
interesting street scene. Another key guiding principle of the Design Guidelines is to
provide a variety of garage placements. As shown on the submitted Building
Articulation Plan (Attachment 7), the proposed master plans have been designed so
that the massing of the one and two-story building elements are staggered in order to
create an interesting street scene. The front yard setbacks for the primary structure and
the attached garages (15 to 25 feet) have also been varied to facilitate a more
interesting screen scene. In addition, the introduction of a side load garage will assist in
creating a more vibrant street scene simply by altering the orientation of the garage as
compared to the typical front load garage design of the other master plans within the

subdivision.

In terms of visual impacts, the side load garage feature (Attachment 10) has been
designed to blend in with the design, materials, and colors of the primary structure.
Specific design features included on the street-facing elevation of the side load garage
include varied roof shapes and forms, recessed openings, altered window designs,
multiple building materials, and decorative elements. As viewed from the street, the
side load garage will have the appearance of a single-story building element associated
with the residence, and not that of a garage feature.

The side load garage feature is proposed to be incorporated into one (Waterstone Plan
Three) of the seven master plans within the overall subdivision. It is anticipated that
approximately 25 (11%) of the 222 residential lots within the subdivision will developed
with the master plan that includes the side load garage design element. The limited
number of the master plans with the side load garage feature will provide a good
balance between master pians with the traditional front load garage and master plans
with a side load garage within the overall subdivision.

City of Folsom Page 6



Planning Commission

Mangini Ranch Villages 3-5 Subdivision Planned Development Permit Modification and Residential
Design Review (PN 19-067)

April 17, 2019

There are a number of existing subdivisions within the City that have allowed a reduced
front yard setback for inclusion of a side load garage feature in the residence including
the Empire Ranch Subdivision, and more recently, the Harvest Subdivision. The
Empire Ranch Subdivision permits side load garages to be located 15 feet from the
front property line. The Harvest Subdivision allows side load garages to be situated 13
feet from the front property. One of the key provisions for allowing the reduced front
yard setbacks within the aforementioned subdivisions is that the side load garage
feature must be designed so that it is not easily identifiable from the street as a garage
structure. As discussed previously within the section of the report, the proposed side
load garage has been integrated into the design of the main residence and does not
appear to be a garage from the street view perspective.

In summary, staff has determined that the proposed Planned Development Permit
Madification to reduce the front yard setback from 20 feet to 15 feet for a side load
garage feature on one of the two-story master plans within the subdivision complies with
the intent and purpose of the Folsom Ranch Central District Design Guidelines in that it
will result in a more unique and varied street scene. In addition, staff has determined
that the proposed reduction in the front yard setback for the side load garage will not
detract from the visual appearance of the street scene or the individual master plans as
the design, materials, and colors of the main residential structure and side load garage
have been coordinated to blend in seamlessly. Staff has also determined that the
proposed front yard setback reduction will have a minimal impact on the site design of
the subdivision in that a very small percentage of the overall lots will need to have the
front yard setback reduced from 20 to 15 feet. Lastly, staff has determined that there is
demonstrated track record or history within the City where side load garages have been
successfully incorporated into the design of custom and production homes.

Residential Design Review

The proposed project is located within the central portion of the Folsom Plan Area; thus,
it is subject to the Folsom Ranch Central District Design Guidelines, which were
approved by the City Council in 2015. The Design Guidelines are a complementary
document to the Folsom Plan Area Specific Plan and the Folsom Plan Area Specific
Plan Community Guidelines. The Design Guidelines, which are intended to act as an
implementation tool for residential development within the Central District of the Folsom
Plan Area, provide the design framework for architecture, street scene, and landscaping
to convey a master plan identity. The Design Guidelines also estabiish the pattern and
intensity of development for the Central District to ensure a high quality and
aesthetically cohesive environment. While these Design Guidelines establish the
quality of architectural and landscape development for the master plan, they are not
intended to prevent alternative designs and/or concepts that are compatible with the

overall project theme.
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Design Review (PN 19-067)
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As a regulatory tool, the Design Guidelines are intended to assist applicants in creating
single-family residential neighborhoods that reflect the City’s rich history, reinforce the
sense of community, and utilize sustainable best practices. The Design Guidelines also
provide the framework for design review approval of Folsom Ranch, Central District
residential projects. In addition, the Design Guidelines are intended to be used by
builders and developers when designing their Master Plot Plans. Any development
project that is submitted to the City must be reviewed for consistency with these Design
Guidelines. The following are the general architectural principles intended to guide the
design of the Folsom Ranch, Central District to ensure quality development:

* Provide a varied and interesting street scene

Focus of the home is the front elevation, not the garage

e Provide a variety of garage placements

» Provide detail on rear elevations where visible from the public streets

e Choose appropriate massing and roof forms to define the architectural styles

e Ensure that plans and styles provide a degree of individuality

e Use architectural elements and details to reinforce individual architectural styles
In addition to the general architectural principles referenced previously, the Design
Guidelines also provide specific direction regarding a number of architectural situations
and features including: edge conditions, corner buildings, building forms, off-set
massing forms, front elevations, roof forms, feature windows, architectural projects,
balconies, lower height elements, garage door treatments, outdoor living spaces,
exterior structures, building materials, and color criteria. The following are examples of
architectural situations and features that are relevant to the proposed project:

e Provide a mix of hip and gable roof forms along the street scene

e Provide off-set massing, forms, or wall planes

e Provide recessed second-story elements

e Provide enhanced style-appropriate details on the front building elevation

e Provide decorative window shelves or sill treatments

* Provide architectural projections (recessed windows, eaves, shutters, etc.)

City of Folsom Page 8
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e Provide garage doors that are consistent with the architecture of the building
e Provide variety in the garage door patterns
e Provide outdoor living spaces (porches, balconies, courtyards, etc.)

The architectural design styles selected for the Folsom Ranch Central District have
been chosen from the traditional heritage of California home styles, a majority of which
have been influenced by the Spanish Mission and Mexican Rancho eras. Over the
years, architectural styles in California have become reinterpreted traditional styles that
reflect the indoor-outdoor lifestyle choices available in the Mediterranean climate.
Suggested architectural styles in the Design Guidelines include American Traditional,
Craftsman, Early California Ranch, European Cottage, Italian Villa, Monterey, Spanish
Colonial, and Western Farmhouse. Additional architectural styles compatible with the
intent of the Design Guidelines may be added if they are regionally appropriate.

As described in the applicant’s proposal, the proposed project features five distinct
architectural themes that have been chosen from or are similar to the traditional
heritage of California home styles including Andalusian, Farmhouse, Italian, Modern
Prairie, and Spanish. The following is a description of each of the aforementioned
architectural styles proposed for Villages 3-5 of the Mangini Ranch Phase 1
Subdivision:

Andalusian
Though Andalusian is not specifically mentioned within the Design Guidelines, this

architectural style reflects the same essential core elements of Folsom Ranch’s Spanish
Colonial and Italian Villa styles while also respecting the historic character and context
referenced throughout the Design Guidelines. Inherently asymmetrical in its form, this
style is articulated with tight-eaves, decorative gable ends, and arched fenestrations.
This simplistic form features front-to-back gables expressed with ‘s’ tile. Roof tile
accents accentuate the style’s gabled forms, adding appeal to its modest stucco
masses. Stone appears en masse or on parapet elements, designed to emphasize
entries. Therefore, while not specifically mentioned as a style within the Design
Guidelines, the Andalusian style foilows the same intrinsic style characteristics of
Spanish Colonial and Italian Villa while recalling the historic, architectural heritage of the

site’s California location.

Farmhouse
Emutating the inherent features of the Western Farmhouse style and collective

farmhouse vernaculars from which it draws inspiration, the Farmhouse design gathers
the intrinsic character elements of the style with refined execution. Blending smooth
stucco, vertical clapboard siding, and flat concrete rooftile with clean trim and post
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detailing, this style maintains the same core material palette as outlined within the
Design Guidelines. Front-facing gable roofs articulate the simplistic form, while the
entries are expressed with porches, establishing an aesthetic that evokes both warmth
and street appeal for the entire community. Overall, the Farmhouse style accurately
depicts the essential elements of this style, utilizing a predominantly stucco facade to

emphasize its agrarian simplicity.

Italian
Respecting the core style elements expressed within the Design Guidelines, the Italian

style is structured and solid in its form and massing. Its strong stucco form is articulated
by low-pitched hipped roofs, and exaggerated overhangs. Fenestrations are
emphasized with precast trim surrounds and dominant windows or paired windows are
arched to further distinguish the style. Featuring a predominantly stucco facade, the
sturdy form is articulated clean limestone elements and masses, minimalistic trim
detailing, and ‘s’ tile support the essential elements of the style while appearing modern
in the pure, simplicity of its forms, and absence of ornamentation. Therefore, the Italian
design theme reflects the same essential elements of the style as defined by the Design
Guidelines, while showcasing a modern touch through its precision of form and lack of

ostentatious detail.

Modern Prairie .
Staying true to the spirit of the Arts and Crafts movement, the Modern Prairie style
reflects early California Craftsman and Prairie School vernaculars, made famous by
architects such as Frank Lloyd Wright. While not specifically included within the Design
Guidelines, the Modern Prairie style requires the same essential character elements as
its Craftsman cousin. The Modern Prairie style is solid in its massing. Low-pitched
hipped roofs extend outward with exaggerated overhangs, while stone and horizontal
siding define the style’s predominantly stucco form. Adding to the style’s sturdy
structure, its fenestrations are strong and rectilinear and are expressed with trim
surrounds and headers. Windows occur in ribbons or dynamic compositions, refreshing
this classic Arts and Crafts style. The Modern Prairie style respects the context and
architectural heritage of the Arts and Crafts movement and the Craftsman style depicted
within the Design Guidelines, while offering a uniquely modern aesthetic that is fully
supported by Folsom Ranch, to create an altogether new and dynamic community that
reflects both its history and beauty of its site.

Spanish

Referencing Folsom Ranch’s Spanish Colonial style, the Spanish style respects this
quintessentially Californian aesthetic with contemporary flair. This design echoes the
required elements of the style as defined by the Design Guidelines. The form is
inherently asymmetrical, simplistic in its massing, and is articulated by low-pitched gable
gables, ‘s’ tile, and expressed entries. Comprised primarily of stucco, the purity of the
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style’s forms is emphasized through stone masses, and wood accents, adding to subtle
beauty of the aesthetic. The stone appears en masse or on parapet elements, serving
to accentuate entries. Fenestrations are clean and rectilinear, providing a fresh take on
traditional Spanish forms. Refined in its execution, the Spanish style maintains the
essential elements of the style, as stated within the Design Guidelines, while illustrating
its strong, modern influence through its pure, well-articulated forms.

In reviewing the architecture and design of the project, staff determined that the design
of the seven proposed master plans (which also include five elevation plans, twenty-four
color and material alternatives, and 168 architectural and visual expressions) accurately
reflect the level and type of high quality design features recommended by the Folsom
Ranch Central District Design Guidelines. Specifically, the master plans are responsive
to views on all four building elevations and include a variety of unique architectural
elements that create an interesting streetscape scene including: off-set building
massing, a mixture of hip and gable roof forms, architectural projections, recessed
second-story elements, decorative enhancements, and varied garage door designs.

The proposed building materials (stucco, vertical and horizontal wood siding,
customized stone veneer, brick veneer, decorative cement tiles, wood trim elements,
wood shutters, clay pipe elements, multi-paned windows, themed garage doors,
decorative light fixtures, and concrete roof tiles) are consistent with the materials
recommended by the Folsom Ranch Central District Design Guidelines. In addition, the
proposed project includes distinct (earth-tone) color schemes that will enhance the
visual interest of each of the master plans. Taking into consideration the
aforementioned architectural details, materials, and colors, staff has determined that the
design of the master plans is consistent with the design principles established by the

Design Guidelines.

In evaluating the proposed project, staff also took into consideration building and design
elements that could be considered unique to the Folsom Plan Area. In an effort to
create a unique vision for Folsom Ranch, the applicant has separated the proposed
master plans into two series of homes (Brookstone Series and Waterstone Series), with
each series having a specific focus. The Brookstone Series of homes, which are
located on 5,775-square-foot lots, are targeted towards families with young children due
to the close proximity to a future elementary school. The Brookstone Series features
large pantries, extra laundry storage, and downstairs guest suites. The Waterstone
Series, which are located on 6,300-square-foot lots, is focused on families with clder
children and couples entering the empty next stage of life. The Waterstone Series
features multi-generational living space, a separate study, and expanded kitchen and

dining area.

In order to promote the indoor/outdoor livability of the various master plans, the
proposed project is including an attached outdoor living area as a standard design
feature for each home. The built-in outdoor living areas, which range from 191 to 341
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square feet in size, create a natural outdoor extension of the use of the house. The
outdoor living areas are expected to replace to a great extent the awning and patio
covers that are typically tacked onto a house by the homeowner after it is constructed.
Staff has determined that the aforementioned building and design elements are unique
and will add significant interest to the subdivision.

In summary, staff has determined that the proposed master plans are consistent with
the Folsom Ranch Design Guidelines. In addition, staff has concluded that the
proposed master plans include design elements and features that are unique to the
Folsom Plan Area. Based on the aforementioned analysis, staff forwards the following
design recommendations to the Commission for consideration:

1. This approval is for seven, one and two-story master plans (five building
elevations with twenty-four color and material options and 168 visual
expressions) for Villages 3-5 of the Mangini Ranch Phase 1 Subdivision. The
applicant shall submit building plans that comply with this approval and the
attached building elevations dated January 28, 2019.

2. The design, materials, and colors of the proposed Mangini Ranch Villages 3-5
Subdivision single-family residential units shall be consistent with the submitted
building elevations, materials samples, and color scheme to the satisfaction of
the Community Development Department.

3. The Community Development Department shall approve the individual lot permits
to assure no duplication or repetition of the same house, same roof-line, same
elevation style, side-by-side, or across the street from each other.

4. All mechanical equipment shall be ground-mounted and concealed from view of
public streets, neighboring properties and nearby higher buildings. For lots
abutting the open space areas, mechanical equipment shall be located out of
view from open space areas.

5. Decorative light fixtures, consistent with the Folsom Ranch Central District
Design Guidelines and unique to each architectural design theme, shall be added
to the front and rear building elevation of each Master Plan to the satisfaction of

the Community Development Department.

6. A minimum of two trees (one street tree and one accent tree) shall be planted in
the front yard of each residential lot within the subdivision. A minimum of three
trees are required along the street-side of all corner lots. All front yard irrigation
and landscaping shall be installed prior to a Building Permit Final.

These recommendations listed above are included in the conditions of approval
presented for consideration by the Planning Commission (Condition No. 12).
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ENVIRONMENTAL REVIEW

The City, as lead agency, previously determined that the Mangini Ranch Subdivision
project is entirely consistent with the Folsom Plan Area Specific Plan (FPASP) and
therefore the project is exempt from the California Environmental Quality Act as
provided by Government Code section 65457 and CEQA Guidelines section

15182. Since that determination was made, none of the events described in Public
Resources Code section 21166 or CEQA Guidelines section 15162 (e.g. substantial
changes to the project) have occurred. Therefore, no environmental review is required

in association with this application.

RECOMMENDATION/PLANNING COMMISSION ACTION

Move to Approve a Planned Development Permit Modification to increase the maximum
lot coverage from 50% to 55% for two single-story master plans, and also to reduce the
required front yard setback for a side-load garage feature on one master plan from 20
feet to 15 feet. In addition, Move to Approve a Residential Design Review Application
for 222 single-family residential units as illustrated on Attachments 5 through 11 for the
Mangini Ranch Villages 3-5 Subdivision project (PN 19-067) subject to the findings
(Findings A-R) and conditions of approval (Conditions 1-14) attached to this report.

GENERAL FINDINGS

A NOTICE OF HEARING HAS BEEN GIVEN AT THE TIME AND IN THE
MANNER REQUIRED BY STATE LAW AND CITY CODE.

B. THE PROJECT IS GENERALLY CONSISTENT WITH THE GENERAL PLAN,
THE FOLSOM PLAN AREA SPECIFIC PLAN, AND THE FOLSOM RANCH
CENTRAL DISTRICT DESIGN GUIDELINES.

CEQA FINDINGS

C. THE CITY, AS LEAD AGENCY, PREVIOUSLY CERTIFIED AN
ENVIRONMENTAL IMPACT REPORT/ENVIRONMENTAL {MPACT
STATEMENT FOR THE FOLSOM PLAN AREA SPECIFIC PLAN.

D. THE CITY PREVIOUSLY DETERMINED THAT THE MANGINI RANCH
SUBDIVISION PROJECT IS CONSISTENT WITH THE FOLSOM PLAN AREA

SPECIFIC PLAN.

E. THE CITY PREVIOUSLY DETERMINED THAT THE MANGINI RANCH
SUBDIVISION PROJECT IS EXEMPT FROM THE REQUIREMENTS OF CEQA
PURSUANT TO GOVERNMENT CODE SECTION 65457 AND CEQA
GUIDELINES SECTION 15182.
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F. NONE OF THE EVENTS SPECIFIED IN SECTION 21166 OF THE PUBLIC
RESOURCES CODE OR SECTION 15162 OF THE CEQA GUIDELINES HAVE

OCCURRED.
G. NO ENVIRONMENTAL REVIEW IS REQUIRED FOR THIS APPLICATION.

DESIGN REVIEW FINDINGS

H. THE PROJECT IS GENERALLY IN COMPLIANCE WITH THE GENERAL PLAN,
THE FOLSOM PLAN AREA SPECIFIC PLAN, AND THE APPLICABLE ZONING

ORDINANCES.

l. THE PROJECT IS IN CONFORMANCE WITH THE FOLSOM RANCH
CENTRAL DISTRICT DESIGN GUIDELINES.

J. THE BUILDING MATERIALS, TEXTURES, AND COLORS OF THE PROJECT
WILL BE COMPATIBLE WITH SURROUNDING DEVELOPMENT AND
CONSISTENT WITH THE GENERAL DESIGN THEME OF THE

NEIGHBORHOOD.

PLANNED DEVELOPMENT PERMIT FINDINGS

K. THE PROPOSED PROJECT COMPLIES WITH THE INTENT AND PURPOSES
OF THE FOLSOM PLAN AREA SPECIFIC PLAN AND OTHER APPLICABLE
ORDINANCES OF THE CITY AND THE GENERAL PLAN.

L. THE PROPOSED PROJECT IS CONSISTENT WITH THE OBJECTIVES,
POLICIES AND REQUIREMENTS OF THE DEVELLOPMENT STANDARDS OF

THE CITY.

M.  THE PHYSICAL, FUNCTIONAL AND VISUAL COMPATIBILITY BETWEEN THE
PROPOSED PROJECT AND EXISTING AND FUTURE ADJACENT USES AND
AREA CHARACTERISTICS IS ACCEPTABLE.

N. AS CONDITIONED, THE PROJECT WILL MAKE AVAILABLE NECESSARY
PUBLIC FACILITIES, INCLUDING BUT NOT LIMITED TO, WATER, SEWER
AND DRAINAGE, AND THE PROJECT WILL ADQUATELY PRCVIDE FOR THE
FURNISHING OF SUCH FACILITIES.

O. THE PROPOSED PROJECT WILL NOT CAUSE ADVERSE ENVIRONMENTAL
IMPACTS WHICH HAVE NOT BEEN MITIGATED TO AN ACCEPTABLE

LEVEL.
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P. THE PROPOSED PROJECT WILL NOT CAUSE UNACCEPTABLE VEHICULAR
TRAFFIC LEVELS ON SURROUNDING ROADWAYS, AND THE PROPOSED
PROJECT WILL PROVIDE ADEQUATE INTERNAL CIRCULATION,
INCLUDING INGRESS AND EGRESS.

Q. THE PROPOSED PROJECT WILL NOT BE DETRIMENTAL TO THE HEALTH,
SAFETY AND GENERAL WELFARE OF THE PERSONS OR PROPERTY
WITHIN THE VICINITY OF THE PROJECT SITE, AND THE CITY AS A

WHOLE.

R. ADEQUATE PROVISION IS MADE FOR THE FURNISHING OF SANITATION
SERVICES AND EMERGENCY PUBLIC SAFETY SERVICES TO THE
DEVELOPMENT.
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ATTACHMENT 2
BACKGROUND

BACKGROUND
On June 23, 2015, the City Council approved a Large Lot Vesting Tentative Subdivision

Map, Small Lot Vesting Tentative Subdivision Map, Amendment No. 1 to the First
Amended and Restated Development Agreement, Design Guidelines, and an
Inclusionary Housing Plan for development of an 833-unit single-family residential
subdivision known as Mangini Ranch Phase 1 on a 418-acre site generally situated
south of an Alder Creek tributary, west of Placerville Road, north of White Rock Road,
and east of East Bidwell Street (formerly Scott Road) within the Folsom Plan Area. The
Large-Lot Vesting Tentative Subdivision Map was approved to subdivide the existing
418-acre site into thirty-seven (37) individual parcels for future sale and development.
The Small-Lot Vesting Tentative Subdivision Map was approved to subdivide the newly
created single-family residential large lots into an 833-unit single-family residential
subdivision. Lastly, the Folsom Ranch Central District Design Guidelines and
Development Regulations were approved for the orderly development of the proposed
single-family residential subdivision.

On November 1, 2017, the Planning Commission approved a Residential Design
Review Application (Taylor Morrison Homes) for 206 single-family residential units
situated within the Village 1 and 2 portions of the previously approved 833-unit Mangini
Ranch Phase 1 Subdivision project. The aforementioned Design Review Application
included approval for eight (8) individual master plans with five (5) distinct California
heritage-themed architectural styles (Craftsman, European Cottage, Farmhouse, Italian
Viila, and Spanish Colonial) and fifteen (15) color and material alternatives. The
approved master plans, which include a combination of one-story, one-story with pop-
up, and two-story homes, range in size from 1,795 to 2,971 square feet (3BR/2BA to

4BR/3BA) and include an attached two-car garage.

On March 7, 2018, the Planning Commission approved a Planned Development Permit
Modification and Residential Design Review Application (Lennar Homes) for 181 single-
family residential units situated within the Village 8 and 9 portions of the previously
approved Mangini Ranch Phase 1 Subdivision project. The Planned Development
Permit Modification provided for an increase in the maximum lot coverage for 39 of the
181 residential lots within the subdivision from 50% to 51% in order to accommodate
new design elements including a covered outdocr area (California room). The
Residential Design Review Application included approval of seven (7) individual master
plans with five (5) distinct California heritage-themed architectural styles and twenty-four
(24) color and material alternatives. The approved master pians, which include a
combination of one-story and two-story homes, range in size from 2,287 to 3,789
square feet (3BR/2BA to 5BR/3BA) and feature a built-in California room as well as an

attached two-car garage.
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On March 20, 2019, the Planning Commission approved a Residential Design Review
Application (Lennar Homes) for the introduction of two (2) new multi-generational
master plans to supplement the seven (7) master plans that were previously approved
for Mangini Ranch Villages 8 and 9. The aforementioned Design Review Application
included approval for two (2) new master plans with three (3) distinct California heritage-
themed architectural styles (California Ranch, European Cottage, and Italianate) and
four (4) color and material alternatives. The approved master plans, which feature two,
two-story models, range in size from 3,312 to 3,512 square feet (5BR/3.5BA to
6BR/3.5BA) and include an attached two-car garage.

GENERAL PLAN DESIGNATION SFHD (Single Family High Density)

SPECIFIC PLAN DESIGNATION SP-SFHD PD (Specific Plan-Single Family
High Density, Planned Development District)

ADJACENT LAND USES/ZONING North: Open Space (OS-LC) with a Future
Park Site (P) Beyond

South: Mangini Parkway with a future Park
Site (P), School Site (PQP), and
Undeveloped Residential Property
(SFHD) Beyond

East: Undeveloped Multi-Family
Residential Property (MLD) with
Placerville Road Beyond

West: A Single-Family Residential
Subdivision (SFHD) with
Undeveloped Multi-Family
Residentiai Property (MMD) and
East Bidwell Street Beyond

SITE CHARACTERISTICS The three project sites have been fully
graded and site improvements {underground
utilities, roadways, curbs, gutters, sidewalks,
etc.) are currently in the process of being

- constructed

APPLICABLE CODES FPASP (Folsom Plan Area Specific Plan)
Foisom Ranch Central District Design
Guidelines
FMC 17.06, Design Review
FMGC 17.38, Planned Development District
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Attachment 3
Conditions of Approval
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Planning Commission
Mangini Ranch Villages 3-5 Subdivision Planned Development Permit Modification and Residential

Design Review (PN 19-067)
April 17, 2019

Attachment 4
Vicinity Map
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Planning Commission
Mangini Ranch Villages 3-5 Subdivision Planned Development Permit Modification and Residential

Design Review (PN 19-067)
April 17, 2019

Attachment 5
Mangini Ranch (Phase 1) Master Plan Exhibit
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Planning Commission

Mangini Ranch Villages 3-5 Subdivision Planned Development Permit Modification and Residential
Design Review (PN 19-067)

April 17, 2019

Attachment 6
Mangini Ranch Villages 3-5 Site Plan Exhibit
(Impacted Lots Denoted with Red Circle)
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Planning Commission
Mangini Ranch Villages 3-5 Subdivision Planned Development Permit Modification and Residential

Design Review (PN 19-067)
April 17, 2019

Attachment 7
Building Articulation Exhibit
Dated January 28, 2019
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Planning Commission
Mangini Ranch Villages 3-5 Subdivision Planned Development Permit Modification and Residential

Design Review (PN 19-067)
April 17, 2019

Attachment 8
Lot Coverage Exhibit, dated January 28, 2019
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Planning Commission
Mangini Ranch Villages 3-5 Subdivision Planned Development Permit Modification and Residential

Design Review (PN 19-067)
April 17, 2019

Attachment 9
Street Scene Exhibit, dated January 28, 2019
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Planning Commission
Mangini Ranch Villages 3-5 Subdivision Planned Development Permit Modification and Residential

Design Review (PN 19-067)
April 17, 2019

Attachment 10
Building Elevations and Floor Plans
Dated January 28, 2019
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Planning Commission
Mangini Ranch Villages 3-5 Subdivision Planned Development Permit Modification and Residential

Design Review (PN 19-067)
April 17, 2019

Attachment 11
Project Narrative, dated February 1, 2019



THINK INSPIRE”

February 1, 2019

Mr. Steve Banks, Principal Planner
City of Folsom

50 Natoma Street

Folsom, CA 95630

RE: Planned Development Application; Minor Modification Request
Residential Architecture and Landscape Concept
Brookstone and Waterstone at Mangini Phase 1

Dear Mr. Banks,

TRI Pointe Homes, Inc. is pleased to submit architecture, exterior color & materials and landscape
design concepfs for Mangini Ranch Villages 3, 4 & 5. We are also requesting a minor modification to
development standards in two categories; coverage and front setback for a turn-in garage.

Mangini Ranch is located within the Folsom Ranch Master Plan between East Bidwell and Placerville
Road, North of White Rock Road. Village 3, 4 & 5is in the Northern East portion of Mangini Ranch Phase

il

Making up 222 total lots, village 3, 4 & 5 are
all zoned Single-Family High Density (SP-
SFHD). Village 3 & 5 includes 148 55x105;
5,775 5q. ft. lots. Village 4 includes 74 60x105;
6,300 sq. ft. lofs.

SUBJECT SITE

2990 Lava Ridge Courc, #190, Roseville, CA 95661 = TriPointeHomes.com



A strong pre-recession development and home building activity led to the City’s virtual build-out with
nearly no developable land remaining until Folsom Plan Area Specific Plan was annexed and
approved, creating a pent-up demand for new homes in Folsom. Buyers are seeking to buy into, or
upgrade within, the Folsom market and enjoy the benefits and amenities Folsom has to offer including
the high-ranking schools, proximity to major employers and employment centers, easy access to
transportation corridors, and plentiful entrainment/recreation options.

Observing the vision and guiding principles of the Folsom Ranch Design Guidelines, TRl Pointe Homes,
Inc. has designed homes that evoke a pride of place where people want to live. Catering to the
needs of a discerning group of homeowners in the Folsom market, TRl Pointe Homes has designed
seven homes ranging in square footage from 2,348 to 3,718, separated into two series, that provide a
variety of size, lifestyle, options and amenities. A mix of single story and medium to large two-story plans
provides many choices for young families, families with older children or couples entering the empty
nest stage of life and ready to move down to a smaller home. All homes include downstairs bedrooms
which is a highly sought-after amenity in the Folsom market.

TRI Pointe Homes had a desire to retain the spirit of the area when selecting the community names.
Brookstone and Waterstone pay tribute to the areas historical Alder Creek and strengthen the theme
of Folsom Ranch to encourage connectivity and use of the surrounding land. All plans provide
oversized or three car garages providing space for outdoor recreation equipment and covered
outdoor patios encouraging outdoor lifestyles.

ARCHITECTURE — BROOKSTONE SERIES

Reflecting the unique vision of Folsom Ranch, Brookstone at Mangini offers four distinct plans ranging
from 2,348 to 3,331 square feet, specifically targeted for the community's 55’ X 105’ lots which are
across the street from the elementary school along Mangini Ranch Parkway. With this elementary
school adjacency many of the home's features cater to young families yet due to the flexible options
and single-story plan, couples of all ages will find opportunities to call Brookstone home. Features
included are large pantries, extra storage at laundry, valet areas, lofts and downstairs guest suites. Two
story homes offer volume entries. Optional features, amenities and outdoor covered living areas allow
each homeowner to make their home unique to fit their specific lifestyle needs.

BROOKSTONE PLAN SUMMARY

PLAN SQUARE BED/BATH COUNT # OF STORIES GARAGE SIZE OUTDOCR
FOOTAGE COVERED AREA
SQ. FT.
1 2348 3Bed/25Bath  Single Two Car with Storage 191 Sq. Ft.
2 2808 4 Bed / 3 Bath Two Story Three Car 238 8q. Ft.
3 3108 4Bed /3.5Bath  Two Story Three Car 235 Sq. Fi.
4 3331 5Bed /3.5 Bath Two Story Three Car 241 Sq. Ft.

Three character styles consistent with the contextual heritage of the land, each supported by the
Folsom Ranch Design Guidelines: Farmhouse, Spanish, and Italian. Combined, the three aesthatics will
work collectively to establish an assorted, yet unified character for the entire series, respecting the rare
vision of the entire Folsom Ranch community.



FARMHOUSE | A Elevations
Emulating the inherent charm of the Western Farmhouse style and collective farmhouse vernaculars

from which it draws inspiration, Brookstone at Mangini's Farmhouse gathers the intrinsic character
elements of the style with refined execution. Blending smooth stucco, vertical clapboard siding, and
flat concrete rooftile with clean trim and post detailing the style maintains the same core material
palette as outlined within the Folsom Ranch Design Guidelines. Front-facing gable roofs articulate the
simplistic form, while the entries are expressed with porches, establishing an aesthetic that evokes both
warmth and street appeal for the entire community. Overall, the Farmhouse style accurately depicts
the essential elements of the style, utilizing a predominantly stucco facade to emphasize its elegant

simplicity.

SPANISH | B Elevations
Referencing Folsom Ranch’s Spanish Colonial style, Brookstone at Mangini's Spanish style respects this

quintessentially Californian aesthetic with contemporary flair. The style echoes the required elements
of the style as defined by the Design Guidelines. The form is inherently asymmetrical, simplistic in its
massing, and is articulated by low-pitched gables, ‘s’ tile, and expressed entries. Comprised primarily
of stucco, the purity of the style's forms is emphasized, adding a subtle beauty to the aesthetic in its
refined expression. Stone further articulates the simplistic form, distinguishing enftries, and adding
confrasts of texture and color to the dominant stucco facade. Characterized with a new-found grace,
the Spanish style maintains the essential elements of the style, as stated within the Design Guidelines
albeit with a more delicate touch, creating a style that is equal parts contemporary and contextual.

ITALIAN | C Elevations
Sophisticated and stately, Brookstone at Mangini's Italian boasts the same enduring, elegant

impression inherent to Italian vernaculars, characteristically known by their unquantifiable aillure.
Respecting the core style elements expressed within the Design Guidelines, the Italian style is structured
and solid in its form and massing. lts strong stucco form is articulated by low-pitched hipped roofs, and
exaggerated overhangs. Fenestrations are emphasized with precast trim surrounds and dominant
windows or paired windows are arched to further distinguish the style. Featuring a predominantly
stucco fagade, the sturdy form is articulated clean limestone elements and masses, minimalistic trim
detailing, and ‘s’ tile support the essential elements of the style while appearing modern in the pure,
simplistic beauty of its forms, and absence of ornamentation. Therefore, the Italian reflects the same
essential elements of the style as defined by the Design Guidelines, while showcasing a modern touch
through its precision of form and lack of ostentatious detail.

ARCHITECTURE — WATERSTONE SERIES

Waterstone at Mangini offers three distinct plans ranging from 2,624 to 3,710 square feet, specifically
targeted for the community’s 60’ X 105' lots which are adjacent to open space and further from the
elementary school. Given the location within Mangini, the Waterstone series was designed to cater
to families with older children and couples entering the empty nest stage of life. Additionally, one of
the plans includes a live-in retreat with bed, bath and separate living area providing a space for multi-
generational living. Each plan provides a three-car garage in various formats, a valet area, walk-in
pantries, a study, outdoor rooms, grand entry foyers, in addition to an expansive kitchen, dining, and
great room areas. Both two story homes also offer magnificent two-story volume areas, downstairs
guest suites with private bathrooms and an additional on-suite bathroom upstairs.



WATERSTONE PLAN SUMMARY

PLAN SQUARE BED/BATH COUNT # OF STORIES GARAGE SIZE OUTDOOR
FOOTAGE COVERED AREA
SQ. FT.
1 2624 3 Bed /2.5 Bath Single Three Car 314 Sq. Ft.
2 3467 5Bed /3.5 Bath Two Story Three Car 341 Sq. Ft.
3 3718 5Bed / 3.5 Bath Two Story Three Car 269 Sq. Ft.

Waterstone at Mangini features three character styles consistent with the contextual heritage of the
land, each supported by the Folsom Ranch Design Guidelines: Andalusian, Spanish, and Modern
Prairie. Combined, the three aesthetics will work collectively to establish an assorted, yet unified
character for the entire series, respecting the rare vision of the entire Folsom Ranch community.

ANDALUSIAN | A Elevations
Echoing the romance of Santa Barbara—its Andalusian designs and depictions of artful Spanish—

Spanish Colonial, Hacienda, and Spanish Eclectic vernaculars, Waterstone at Mangini's Andalusian
mirrors the beauty of the contextual examples that inspired it while referencing the stirring landscapes
of Andalucia. Though Andalusian is not specifically mentioned within the Folsom Ranch Design
Guidelines, the style reflects the same essential core elements of Folsom Ranch's Spanish Colonial and
ltalian Villa styles while respecting the historic character and context referenced throughout the
document. Inherently asymmetrical in its form, the style is articulated with tight-eaves, decorative
gable ends, and arched fenestrations. The simplistic form features front-to-back gables expressed with
's’ file. Rooftile accents accentuate the style’s gabled forms, adding appeal to its modest stucco
masses. Stone appears en masse or on parapet elements, designed to emphasize entries. Therefore,
while not specifically mentioned as a style within the Design Guidelines, the Andalusian style follows
the same intrinsic style characteristics of Spanish Colonial and Italian Villa while recalling the historic,
architectural heritage of the site's California location.

SPANISH | B Elevations
Referencing Folsom Ranch’s Spanish Colonial style, Waterstone at Mangini's Spanish style respects this

quinfessentially Californian aesthetic with contemporary flair. The style echoes the required elements
of the style as defined by the Design Guidelines. The form is inherently asymmetrical, simplistic in its
massing, and is articulated by low-pitched gable gables, ‘s’ tile, and expressed entries. Comprised
primarily of stucco, the purity of the style's forms is emphasized through stone masses, and wood
accents, adding to subtle beauty of the aesthetic. The stone appears en masse or on parapet
elements, serving to accentuate entries. Fenestrations are clean and rectilinear, providing a fresh take
on traditional Spanish forms. Refined in its execution, the Spanish style maintains the essential elements
of the style, as stated within the Design Guidelines, while illustrating its strong, modern influence through

its pure, well-articulated forms.

MODERN PRAIRIE | C Elevations
Staying true to the spirit of the Arts and Crafts movement and the architectural vernaculars born out

of it, Waterstone at Mangini’s, Modern Prairie style reflects early California Craftsman and Prairie School
vernaculars, made famous by architects such as Frank Lloyd Wright, Barry Byrne, and George
Washington Maher. While not specifically included within the Design Guidelines, the Modern Prairie
style requires the same essential character elements as its Craftsman cousin. Waterstone's Modern
Prairie is solid in its massing. Low-pitched hipped roofs extend outward with exaggerated overhangs,
while stone and horizontal siding define the style's predominantly stucco form. Adding to the style's
sturdy structure, its fenestrations are strong and rectilinear and are expressed with trim surrounds and
headers. Windows occur in ribbons or dynamic compositions, refreshing this classic Arts and Crafts style.
The Modemn Prairie style respects the context and architectural heritage of the Arts and Crafts



movement and the Craftsman style depicted within the Design Guidelines while offering the
community a uniquely modern aesthetic that is fully supported by Folsom Ranch, to create an
altogether new and dynamic community that reflects both its history and beauty of ifs site.

COLOR AND MATERIALS

TRl Pointe Homes contracted an award-winning professional design consulting firm, AT Designs to
design color and material schemes that capture the essence of each architectural style and create a
neighborhood that looks rich, custom and appears as though it has developed over time. In the course
of developing the colors, special attention was given to the selection of materials. It was essential to
understand and adapt current materials available in today’s marketplace that would best ascribe to
the needs of the architecture. Through this process, a couple of new materials developed by Eldorado
Stone and custom coloured by AT Designs have been intfroduced. These two custom masonries are
called Longitude 24, Custom #1619 & custom Roughcut Stone called Tesoro Viejo. Samples of these

stones are included in this submittal.

AT Designs and Woodley Architecture work together to ensure that the application of each base and
accent paint color is done to accurately portray the architecture materials, remaining true to the

historical theme being represented.

Last, coach lights, garage doors and front doors were selected to coordinate with the theme they are
meant to express. Every theme has been assigned a unique style coach light, garage door and front
door enhancing the theme character and furtherimproving the overall street scene of the community.

We anticipate that this comprehensive and strategic color palette designed for Brookstone &
Waterstone will provide a visuadlly balanced streetscape and will manifest into a signature
development within Mangini that will be rich and lasting.

LANDSCAPING

A thoughtful, sustainable landscape design respecting the Folsom Ranch Landscape Design
Guidelines is being proposed for Brookstone and Waterstone at Mangini. While maintaining a water
conscious design, a variety of vertical plantings, to highlight architecture, low shrubs, ornamental
grasses, lawn and frees are combined fo create connectivity between the pedestrian walkways and
front entrances of homes. Shrub and groundcover plantings will vary from lot to lot depending on the
architectural elevations. There will not be a distinct variance when transitioning from a Brookstone
Vilage to a Waterstone Village creating a harmonious and pleasing street scene throughout the

community.

Not missing any opportunity to make a home unique, T T

the Waterstone plan three will include a front At ,

courtyard option providing additional opportunities for Y GARAGE ~'§r¥o~r | e !

neighbors to connect within their community. . 4 i ﬁ '
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Planning Commission
Mangini Ranch Villages 3-5 Subdivision Planned Development Permit Modification and Residential

Design Review (PN 19-067)
April 17, 2019

Attachment 12
Folsom Ranch Central District Design Guidelines
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SECTION 2 - ARCHITECTURAL DESIGN GUIDELNES

ARCHITECTURAL GUIDING
PRINCIPLES

The following residential guiding principles
will guide the architecture to ensure quality
development:

» Provide a varied and interesting streetscene.

« Focus of the home is the front elevation, not
the garage.

+ Provide a variety of garage placements.

e Provide detail on rear elevations where visible
from the public streets.

+ Choose appropriate massing and roof forms to
define the architectural styles.

» Ensure that plans and styles provide a degree
of individuality.

e Use architectural elements and details to
reinforce individual architectural styles.

GENERAL ARCHITECTURAL
GUIDELINES

Edge Conditions

Rear elevations visible from open spaces and
major roadways shall incorporate enhanced details
used on the front elevation of the home. Rear
elevations observable from open spaces and major
roadways shall be visually aesthetically pleasing
from surrounding viewpoints and adjacencies.
Silhouettes and massing of homes along edges
require design sensitivity. A row of homes with a
single front or rear facing gable are prohibited. The
following should be considered, and at least one
element incorporated, in the design of the side and
rear elevations along edge conditions:

« A balance of hip and gable roof forms;
= Single-story plan;
» Single-story elements on two-story homes;

+ Offset massing or wall planes (on individual
plans or between plans);

» Roof plane breaks (on individual plans or
between plans);

» Detail elements on the front elevation shall be
applied to the side and rear elevations along
edge conditions.

wry
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Roof Forms

Rows of homes seen along major community
roadways are perceived by their contrast against
the skyline or background. The dominant impact
is the shape of the building and roofline. To
minimize the visual impact of repetitious flat
planes, similar building silhouettes and similar
ridge heights, discernibly different roof plans for
each home plan shall be designed. Individual
roof plans may be simple but, between different
plans, should exhibit variety by using front to
rear, side-to-side, gables, hipped roofs, and/or the
introduction of single story elements.

The following roof design guidelines should also
be considered:

» Provide a mix of gable and hip roofs along the
streetscene.

« Design roofs for maximum solar exposure for
the potential installation of solar features.

+ Consider deep overhangs where appropriate
to the style to provide additional shade and
interior cooling.

o Offset roof planes, eave heights, and ridge
lines.

%; May | 2015
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Corner Buildings

Buildings located on corners often times function
as neighborhood entries and highlight the
architecture for the overall Folsom Ranch, Central
District community. Buildings located on corners
shall include one of the following:

o Front and side facade articulation using
materials that wrap around the corner-side of
the building;

« Awning on corner side;

» Home entry on corner side;

« Corner facing garage;

« A pop-out side hip, gable, or shed form roof;

» An added single-story element, such as a
wrap-around porch or balceny;

« Recessed second- or third-story (up to 35
max.); or

« Balcony on corner side.

Sy R TR T - K,
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Front Elevations o If due to building configuration the front

entry location is not immediately apparent,
Front elevations shall be detailed to achieve a direct and draw ‘the observer to it “with
variety along the street scene. Each front elevation added elements such as signs, lighting, and
shall incorporate a Feature Window treatment landscape.

(see Feature Window requirements on page 2-6).
In addition, each front elevation shall incorporate
one or more of the following techniques:

» Provide enhanced style-appropriate details on
the front elevation.

» Offset the second story from the first level for
a portion of the second story.

e Vary the wall plane by providing projections
of elements such as bay windows, porches, and
similar architectural features.

o Create recessed alcoves and/or bump-out
portions of the building.

» Incorporate second-story balconies.

e Create interesting entries that integrate
features such as porches, courtyards, large
recessed entry alcoves, or projecting covered
entries with columns.

e Use a minimum of two building materials or
colors on the front elevation.

Multi-family Entries

Entries for multi-family homes should create an
initial impression, locate and frame the doorway,
act as a link between public and private spaces,
and further identify individual unit entries.

o  Wherever possible, orient the front door and
principal access towards the roadway, paseo, or
common open space.

» Incorporate appropriate roof elements,
columns, Feature Windows and/or
architectural forms in the entry statement
to emphasize the building character and the
location of individual doorways.
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Feature Windows

All front and visible edge elevations shall
incorporate one Feature Window treatment that
articulates the elevation. Feature Window options
include:

« A window of unique size or shape;
e Picture window;

e A bay window projecting a minimum of 24
inches, or a 12 inch pop-out surround;

« A window with a substantial surround
matching or contrasting the primary color of
the home;

* A window recess a minimum of 2 inches;
o Decorative iron window grilles;
» Decorative window shelves or sill treatments;

» Grouped or ganged windows with complete
trim surrounds or unifying head and/or sill
trim:

« A Juliet balcony with architectural style
appropriate materials;

o Window shutters; or

o Trellis protruding a minimum of 12 inches
from the wall plane of the window.

Windows

Windows on south-facing exposures should
be designed, to the greatest extent possible, to
maximize light and heat entering the home in the
winter, and to minimize light and heat entering in
the summer.

West-facing windows should be shaded where
feasible to avoid prolonged sun exposure/
overheating of the homes.

May | 2015
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For additional window requirements addressing
Sound Attenuation requirements refer to the
Mangini Ranch  Residential Development

Environmental Noise Assessment document
prepared by Bollard Acoustical Consultants, Inc.
on January 29, 2015.

Example of Juliet Balcony



Garage Door Treatments

Appropriate treatment of garage doors will further
enhance the building elevation and decrease
the utilitarian appearance of the garage door.
Various garage door patterns, windows, and/or
color schemes should be applied as appropriate to
individual architectural styles, where feasible.

Garage doors shall be consistent with the
architecture of the building to reduce the
overall visual mass of the garage.

Garage doors shall be recessed 8 inches from
the wall plane.

All garage doors shall be automatic section
roll-up doors.

When appropriate, single garage doors are
encouraged.

Carriage-style garage doors of upgraded
design are encouraged.

Porte Cochere with garage at rear of house

Street Facing Garages

All street facing garages should vary the garage
door appearance along the streetscene. Below are
options for the door variety:

Vary the garage door pattern, windows, and/or
color as appropriate to individual architectural
styles.

Use an attached overhead trellis installed
beneath the garage roof fascia and/or above
garage door header trim.

Span the driveway with a gated element or
overhead trellis.

Provide a porte cochere.

Street facing garages on corner lots at
neighborhood entries shall be located on
the side of the house furthest away from the
corner.
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Alley Treatments

The use of alleys should be elevated from purely
functional, simple garage access to an enjoyable
space that residents experience and utilize daily.
Design of alleys shall address the functional and
aesthetic features of the space to create a positive
experience for the residents. At least one of the
following shail be implemented along the alley:

o Building size and shape shall have stepped
massing (recessed or cantilevered, i.e,
stepping back upper floors or protruding
forward upper floors) of at least one foot.

» Window trim, color, and appropriate details
from the front elevation.

» Rear privacy walls and pedestrian gates
designed and located for ease of unit access.

e Enhanced garage door patterns or finishes;
garage door shall complement the design
intent of the home and neighborhood.

e Provide sufficient planting areas between
garages to soften the vertical architectural
planes at alleys.

Building Forms

Building form, detail, and placement greatly
influences how a structure is perceived based on
how light strikes and frames the building. The
effect of sunlight is a strong design consideration,
as shadow and shade can lend a sense of substance
and depth to a building. The following elements
and considerations can be used to facilitate the
dynamic of light and depth perception of the
building.
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Architectural Projections

Projections can create shadow and provide strong
visual focal points. This can be used to emphasize
design features such as entries, major windows,
or outdoor spaces. Projections are encouraged
on residential building forms. Projections may
include, but are not limited to:

« Awnings (wood, metal, cloth)
o Balconies

o Shutters

» Eave overhangs

» Projecting second- or third-story elements
» Window/door surrounds

+ Tower elements

o Trellis elements

+ Recessed windows

o Porch elements

» Bay windows or dormers

s Shed roof elements

Oftfset Massing Forms

Front and street-facing elevations may have offset
masses or wall planes (vertically or horizontally)
to help break up the overall mass of a building.

o Offset forms
transition:

are effective in creating a

- Vertically between stories, or
— Horizontally between spaces, such as

recessed entries.

» Offset massing features are appropriate for
changes in materials and colors.

» Offsets should be incorporated as a functional
element or detail enhancement.

»  Over-complicated streetscenes and elevations
should be avoided.



» Streetscenes should provide a mix of simple
massing elevation with offset massing elements
to compose an aesthetic and understandable
streetscape.

Floor Plan Plotting

In each single-family detached neighborhood with
a minimum of up to 80 homes, provide:

» Three floor plans.

e Four elevations for each floor plan using a
minimum of two architectural styles. If only
two styles are selected, elevations shall be
significantly different in appearance.

s Four different color schemes for each floor
plan.

In each single-family detached neighborhood with
more than 80 homes, provide:

o Three floor plans.

» Four elevations for each floor plan using a
minimum of three architectural styles. If
only three styles per floor plan are selected,
elevations shall be significantly different in
appearance.

s Four different color schemes for each floor
plan.

In each single-family detached neighborhood,
street facing garages on corner lots at
neighborhood entries shall be located on the side
of the house furthest away from entry corner.
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Example of undesirable Corner Lot
Street Facing Garage Placement

Example of undesirable Corner Lot
Street Facing Garage Placement
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Example of preferred Corner Lot
Plotting Garage Placement

;.r;;r-'.J.J-,'.. 3}'

Example of preferred Corner .ot
Plotting Garage Placement
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Style Plotting

To ensure that architectural variety occurs,
similar elevations cannot be plotted adjacent
to or immediately across the street from one
another. No more than two of the same floor plan/
elevations shall be plotted next to each other or
directly across the street from one another. (Refer
to Section Four for Design Review process.) The
following describes the minimum criteria for style
plotting:

« For a home on a selected lot, the same floor
plan and elevation is not permitted on the lot
most directly across from it and the one lot on
either side of it.

» Identical floor plans may be plotted on
adjacent lots, provided a different elevation
style is selected for each floor plan.

» Identical floor plans may be plotted on lots
across the street from each other provided a
different elevation style is selected for each
floor plan.

Color Criteria

To ensure variety of color schemes, like color
schemes cannot be plotted adjacent to or
immediately across the street from one another.
Color and material sample boards shall be
submitted for review along with the Master Plot
Plan. (Refer to Section Four.)

A color scheme for a home on a selected lot may
not be repeated (even if on a different floor plan)
on the three lots most directly across from it and
on the single lot to each side of it.
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Lower Height Elements

Lower height elements are important to
streetscene variety, especially for larger buildings
or masses, as they articulate massing to avoid
monotonous single planes. These elements also
provide a transition from the higher story vertical
planes to the horizontal planes of sidewalk and
street, and help to transition between public
and private spaces. Lower height elements are
encouraged to establish pedestrian scale and add
variety to the streetscene. Lower height elements
may include, but are not limited to:

» Porches

« Entry features

» Interior living spaces
« Courtyards

» Bay windows

» Trellises



SECTION 2 - ARCHITECTURAL DEsicN GUIDE

Balconies

Balconies break up large wall planes, offset
floors, create visual interest to the facade, provide
outdoor living opportunities, and adds human
scale to a building. Scaled second- or third-story
balconies can have as much impact on stepped
massing and building articulation as a front porch
or lower height elements. Balcony elements:

+ May be covered or open, recessed into or
projecting from the building mass.

« Shall be an integral element of, and in scale
with, the building mass, where appropriate.

» Are discouraged from being plotted side-by-
side at the same massing level (ie. mirrored
second-story balconies).
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Roof Considerations

Composition and balance of roof forms are as
definitive of a streetscape as the street trees, active
architecture, or architectural character.

+ Rooflines and pitches, ridgelines and ridge
heights should create a balanced form to the
architecture and elevation.

e Direction of ridgelines and/or ridge heights
should vary along a streetscene.

« Roof overhangs (eaves and rakes) may be used
as projections to define design vocabulary and
create light and shade patterns.

» Hip, gable, shed, and conical roof forms may
be used separately or together on the same
roof or streetscene composition.

+ Roof form and pitch shall be appropriate to the
massing and design vocabulary of the home.
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Outdoor Living Spaces

Outdoor living spaces, including porches,
balconies, and courtyards, activate the streetscene
and promote interaction among neighbors.
Outdoor living spaces can also create indoor/
outdoor environments opening up the home to
enhance indoor environmental quality. Wherever
possible, outdoor living space is encouraged.

Materials

The selection and use of materials has an
important impact on the character of each
neighborhood and the community as a whole.
Wood is a natural material reflective of many
architectural  styles; however, maintenance
concerns, a design for long-term architectural
quality and new high-quality manufactured
alternative wood materials make the use of real
wood elements less desirable. Where “wood”
is referred to in these guidelines, it can also be
interpreted as simulated wood trim with style-
appropriate wood texture. Additionally, some
styles can be appropriately expressed without the
wood elements, in which case stucco-wrapped,
high-density foam trim (with style-appropriate
stucco finish) is acceptable. Precast elements can
also be satisfied by high-density foam or other
similar materials in a style-appropriate finish.

Brick, wood, and stone cladding shall appear
as structural materials, not as applied veneers.

Material changes should occur at logical break
points.

Columns, tower elements, and pilasters should
be wrapped in its entirety.

Materials and colors should be varied to add
texture and depth to the overall character of
the neighborhood.

The use of flashy or non-traditional materials
or colors that will not integrate with the overall
character of the community is prohibited.

Material breaks at garage corners shall have
a return dimension equal to or greater than
the width of the materials on the garage plane
elevation.

Use durable roofing and siding materials to
reduce the need for replacement.

Use local, recycled and/or rapidly renewable
materials to conserve resources and reduce
energy consumption associated with the
manufacturing and transport of the materials.
(Refer to Section Four for Design Review
process.)



