CITY OF

FOLSOM

DISTINCTIVE BY NATURE

PLANNING COMMISSION AGENDA
October 16, 2019
CITY COUNCIL CHAMBERS
6:30 p.m.
50 Natoma Street
Folsom, California 95630

CALL TO ORDER PLANNING COMMISSION: Kevin Duewel, Barbara Leary, Jennifer Lane, Kevin Mallory, Vice
Chair Eileen Reynolds, Daniel West, 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 September 18, 2019 will be presented for approval.

NEW BUSINESS

1. PN 19-368, Enclave at Folsom Ranch Residential Design Review and Determination that the
Project is Exempt from CEQA

A Public Meeting to consider a request from KB Home Central California, Inc. for approval of a
Residential Design Review Application for 111 single-family residential units located within the previously
approved Enclave at Folsom Ranch Subdivision situated at the southwest corner of Alder Creek Parkway
and Westwood Drive within the Folsom Plan Area. The Specific Plan classification for the site is SP-GC
PD and SP-MLD-PD, while the General Plan land-use designation is GC and MLD. The City, as lead
agency, previously determined that the Enclave at Folsom 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. (Project Planner: Principal Planner, Steve Banks / Applicant: KB Home
Central California, Inc.)



2. PN _19-310, White Rock Springs Ranch/Carr Trust Subdivision Residential Design Review and
Determination that the Project is Exempt from CEQA

A Public Meeting to consider a request from Richmond American Homes for approval of a Residential
Design Review Application for 121 single-family residential units located within the previously approved
White Rock Springs Ranch Village 1 and Carr Trust Subdivision situated at the northeast and southeast
corners of Mangini Parkway and Savannah Parkway within the Folsom Plan Area. The Specific Plan
classification for the site is SP-SFHD PD and SP-SFHD, while the General Plan land-use designation is
SFHD. The City, as lead agency, previously determined that the White Rock Springs Ranch Subdivision
and Carr Trust Subdivision projects are 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. (Project Planner: Principal
Planner, Steve Banks / Applicant: Richmond American Homes)

PLANNING COMMISSION / PLANNING MANAGER REPORT

The next Planning Commission meeting is scheduled for November 6, 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



mailto:kmullett@folsom.ca.us

CITY OF

FOLSOM

DISTINCTIVE BY NATURE

PLANNING COMMISSION MINUTES
September 18, 2019
CITY COUNCIL CHAMBERS
6:30 P.M.
50 Natoma Street
Folsom, CA 95630

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

ABSENT: None

CITIZEN COMMUNICATION: None

MINUTES:

The minutes of September 4, 2019 were approved as submitted.

NEW BUSINESS

1. PN 19-267 Nomination of the Name Kellison to the Folsom Historic Street Name List and
Determination that the Project is Exempt from CEQA

A public meeting to consider a request from lan Cornell, who has proposed that the name “Kellison” be
added to the Historic Street Name list. The project is exempt from environmental review under Section
15061 (b)(3) of the CEQA Guidelines (Review for Exemption). (Project Planner, Brianna Gustafson,
Assistant Planner / Applicant: lan Cornell)

COMMISSIONER REYNOLDS MOVED TO APPROVE THE PROPOSED STREET NAME KELLISON
TO THE CITY OF FOLSOM HISTORIC STREET NAME LIST BASED ON THE FOLLOWING
FINDINGS: GENERAL FINDINGS A & B AND CEQA FINDING C.

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

AYES: DUEWEL, LEARY, LANE, MALLORY, REYNOLDS, WEST, RAITHEL
NOES: NONE
ABSTAIN: NONE
ABSENT: NONE

Planning Commission Minutes
September 18, 2019
Page 1 of 2



2. PN 19-252 Scholar Way Tentative Parcel Map and Determination that the Project is Exempt from
CEOQA

A Public Hearing to consider a request from USA Properties Fund for a Tentative Parcel Map
application to subdivide a 10.2-acre property located at 89 Scholar Way into two parcels that are 5.6
acres and 4.6 acres in size respectively. The zoning classification for the site is SP 95-1 with an
underlying specific plan designation of R-4 PD, and the General Plan land-use designation is
MHD. The project is categorically exempt under Section 15315 (Minor Land Divisions) of the California
Environmental Quality Act (CEQA) Guidelines. (Project Planner: Assistant Planner, Josh Kinkade
/ Applicant: USA Properties Fund)

COMMISSIONER RAITHEL MOVED TO APPROVE THE SCHOLAR WAY TENTATIVE PARCEL
MAP PROJECT CREATING TWO (2) PARCELS AS ILLUSTRATED ON ATTACHMENT 6, WITH THE
FOLLOWING FINDINGS: GENERAL FINDINGS A & B, CEQA FINDINGS C-E WITH MODIFICATION
TO FINDING D TO STATE: “The cumulative impact of successive projects of the same type in the
same place; over time is not significant in this case.” TENTATIVE PARCEL MAP FINDINGS F-I WITH
MODIFICATION TO FINDING G TO STATE “The design of the tentative parcel map is not likely to
cause environmental damage or substantially and uraveidable unavoidably injure wildlife or their
habitat.” AND CONDITIONS OF APPROVAL NOS. 1-15 WITH ADDITION OF CONDITION NO. 16
TO STATE “Future development shall provide an emergency vehicle access and secondary vehicle
access for Parcel 2 along Scholar Way. Details of this vehicle access shall be subject to review and
approval by the City of Folsom Community Development Department and Fire Department.”

COMMISSIONER REYNOLDS SECONDED THE MOTION, WHICH CARRIED THE FOLLOWING

VOTE:

AYES: DUEWEL, LEARY, LANE, MALLORY, REYNOLDS, WEST, RAITHEL
NOES: NONE

ABSTAIN: NONE

ABSENT: NONE

PLANNING MANAGER REPORT

None

RESPECTFULLY SUBMITTED,

Kelly Mullett, ADMINISTRATIVE ASSISTANT

APPROVED:

Justin Raithel, CHAIR

Planning Commission Minutes
September 18, 2019
Page 2 of 2



AGENDA ITEM NO. 1
Type: Public Meeting
Date: October 16, 2019

CITY OF

FOLSOM
Planning Commission Staff Report
50 Natoma Street, Council Chambers
Folsom, CA 95630
Project: Enclave at Folsom Ranch Subdivision Residential Design Review
File #: PN-19-368
Request: Residential Design Review
Location: Southwest Corner of Alder Creek Parkway and Westwood Drive
within Folsom Plan Area

Staff Contact: Steve Banks, Principal Planner, 916-461-6207

sbanks@folsom.ca.us

Property Owner/Applicant

Name: KB Home Central California, Inc.
Address: 3005 Douglas Boulevard, Suite 250
Folsom, CA 95630

Recommendation: Conduct a public meeting and upon conclusion recommend
approval of a Residential Design Review Application for 111 single-family residential
units as illustrated on Attachments 5 through 9 for the Enclave at Folsom Ranch
Subdivision project (PN 19-368) subject to the findings (Findings A-J) and conditions of
approval (Conditions 1-14) attached to this report.

Project Summary: The proposed project involves a request for Residential Design
Review approval for 111 small-lot single-family residential units located within the
previously approved Enclave at Folsom Subdivision project. In particular, the applicant
is requesting Design Review approval for three (3) individual master plans within the
Subdivision. Four distinct California heritage-themed architectural styles and twelve
color and material alternatives are incorporated among the three master plans.

Table of Contents:

1 - Description/Analysis

2 - Background

3 - Conditions of Approval

4 - Vicinity Map

5 - Site Plan Exhibit, dated January 29, 2016

6 - Landscape Plan Exhibits, dated August, 2019

7 - Street Scene Exhibit, dated August 19, 2019

8 - Building Elevations and Floor Plans, dated September 17, 2019
9 - Color and Material Schemes, dated August 23, 2019

City of Folsom Page 1



AGENDA ITEM NO. 1
Type: Public Meeting
Date: October 16, 2019

FOLSOM

DISTINCTIVE BY NATURE

10 - Enclave at Folsom Ranch Design Guidelines

Submitted,

PAM JOHNS
Community Development Director



Planning Commission
Enclave at Folsom Ranch Subdivision Residential Design Review (PN 19-368)
October 16, 2019

ATTACHMENT 1
DESCRIPTION/ANALYSIS

APPLICANT’S PROPOSAL

The applicant, KB Home, is requesting residential design review approval for 111
single-family residential units situated within the previously approved Enclave at Folsom
Ranch Subdivision project. Specifically, the applicant is requesting design review
approval for three (3) individual master plans. The master plans include four (4) distinct
California heritage-themed architectural styles (Craftsman, Farmhouse, French Cottage,
and Spanish) and twelve (12) color and material alternatives.

The proposed master plans, which feature three, two-story models, range in size from
1,654 to 2,102 square feet (3BR/2.5BA to 4BR/2.5) and include an attached two-car
garage. The four 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
materials include stucco, vertical wood siding, cultured stone veneer, brick veneer,
board and batten gable ends, wood posts, wood shutters, clay pipe elements, wrought
iron details, multi-paned windows, themed garage doors, decorative light fixtures, and
concrete roof tiles. In addition, there are 12 distinct color and material alternatives
available for each of the master plans resulting in 144 different visual expressions.

POLICY/RULE

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

Residential Design Review

The proposed project is subject to the Enclave at Folsom Ranch Design Guidelines,
which were approved by the City Council in 2016. The Design Guidelines are a
complementary document to the Folsom Plan Area Specific Plan. The Design
Guidelines, which are intended to act as an implementation tool for residential
development specifically within the Enclave at Folsom Ranch Subdivision, provide the
design framework for architecture, street scene, and landscaping to convey a master
plan identity. 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.

The following are the general planning principles intended to guide the design of the
Enclave at Folsom Ranch Subdivision to ensure quality development:

* Implement the City of Folsom General Plan goals for residential projects

City of Folsom Page 3



Planning Commission
Enclave at Folsom Ranch Subdivision Residential Design Review (PN 19-368)

October 16, 2019

e [mplement the Folsom Plan Area Specific Plan and Westland Eagle Specific Plan
Amendment

e Complement the design guidelines for “Public Realm” space set forth in the
Community Design Guidelines that apply to the entire Folsom Plan Area with
project-level design standards

e Establish a design framework within which developers, builders, and
architects/designers can conceive and produce high quality design and
construction within the development

In addition to the general planning principles referenced previously, the Design
Guidelines also provide specific direction regarding a number of architectural situations
and features including: building forms, building massing, building height, roofscape,
elevations, architectural details, entryways, door and windows, architectural lighting,
building materials, building colors, and building finishes. The following are examples of
architectural situations and features that are relevant to the proposed project:

e Provide a diverse streetscape
e Provide a variety of color and material schemes

e Proportion and placement of architectural forms and elements must be
appropriately and authentically applied

¢ Roof articulation in the form or proper roof pitches and forms should be applied to
create a diverse streetscape

e Massing must be appropriate and authentic to each specific architectural style
e Horizontal and vertical articulation is required on all homes
e Front porches are encouraged when appropriate

e Continuation of style-specific architectural elements from the front facade around
to the side and rear elevations is encouraged

The Enclave at Folsom Ranch Design Guidelines identify up to four (4) unique
architectural styles that are envisioned being implemented within the subdivision
including: Artesian Collection, Agrarian Collection, California Collection, and Cottage
Collection. The Artesian Collection, which is inspired by the work of Frank Lioyd Wright,
is rooted in nature with a focus on integrating design concepts, building materials, and
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Planning Commission
Enclave at Folsom Ranch Subdivision Residential Design Review (PN 19-368)

October 16, 2019

colors. The Agrarian Collection, which highlights the agricultural history of the region,
features styles that are reminiscent of farm buildings and exude a feeling of comfort and
familiarity. The California Collection, which blends the cultures of early California
residents with a Spanish influence, features a mixture of local building materials and
colonial design detailing. The Cottage Collection, which is intended to be a true blend
of European and traditional American architecture, showcases a variety of English
Cottage, Tudor, and French Cottage styles.

As described in the applicant’s proposal, the proposed project features four distinct
architectural themes that have been chosen from the design collections referenced
above including Craftsman, Farmhouse, French Cottage, and Spanish. Below is a more
thorough description of each of these architectural styles:

Craftsman

Influenced by the English Arts and Crafts movement of the late 19th century and
stylized by California architects, the Craftsman style focused on exterior elements with
tasteful and artful attention to detail. Originating in California, Craftsman architecture
relied on the simple house tradition, combining hip and gable roof forms with wide,
livable porches, and broad overhanging eaves. Extensive built-in elements define this
style, treating details such as windows and porches as if they were furniture. The
horizontal nature is emphasized by exposed rafter tails and knee braces below broad
overhanging eaves constructed in rustic-textured building materials. The overall effect
is the creation of a natural, warm, and livable home of artful and expressive character.

Farmhouse

Emulating 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
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 fagade to
emphasize its agrarian simplicity.

French Cottage

The French Cottage is a style that evolved out of medieval Tudor and Normandy
architecture. This evolving character that eventually resulted in the English and French
“Cottage” became extremely popular when the addition of stone and brick veneer
details was developed in the 1920’s. Although the cottage is looked upon as small and
unpretentious, the style was quickly recognized as one of the most popular in America.
Designs for the homes typically reflected the rural setting in which they evolved. Many
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Planning Commission
Enclave at Folsom Ranch Subdivision Residential Design Review (PN 19-368)

October 16, 2019

established older neighborhoods across the United States contain homes with the
charm and character of this unpretentious style. Roof pitches for these homes are
steeper than traditional homes, and are comprised of gables, hips, and half-hip forms.
The primary material is stucco with heavy use of stone and brick at bases, chimneys,
and entry elements. Some of the most recognizable features for this style are the
accent details in gable ends, sculptured swooping walls at the front elevation, and tower
or alcove elements at the entry.

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
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 three proposed master plans (which also include four elevation plans, twelve
color and material alternatives, and 144 architectural and visual expressions) accurately
reflect the level and type of high quality design features recommended by the Enclave
at Folsom Ranch 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, which include stucco, vertical wood siding, cultured
stone veneer, brick veneer, board and batten gable ends, wood posts, wood shutters,
clay pipe elements, wrought iron details, multi-paned windows, themed garage doors,
decorative light fixtures, and concrete roof tiles are consistent with the materials
recommended by the Enclave at Folsom Ranch 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. As a result, staff forwards the following design recommendations to
the Commission for consideration:
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Planning Commission
Enclave at Folsom Ranch Subdivision Residential Design Review (PN 19-368)
October 16, 2019

1. This approval is for three, two-story master plans (four building elevations with
twelve color and material options and 144 visual expressions) for Enclave at
Folsom Ranch Subdivision. The applicant shall submit building plans that
comply with this approval and the attached building elevations dated September
17, 2019.

2. The design, materials, and colors of the proposed Enclave at Folsom Ranch
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 Enclave at Folsom Ranch 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 one tree shall be planted in the front yard of each residential lot
within the subdivision. A minimum of two 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).

ENVIRONMENTAL REVIEW

The City, as lead agency, previously certified an EIR/EIS for the FPASP. Subsequently,
the City determined that the Enclave at Folsom 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.
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Planning Commission
Enclave at Folsom Ranch Subdivision Residential Design Review (PN 19-368)
October 16, 2019

RECOMMENDATION/PLANNING COMMISSION ACTION

Move to Approve a Residential Design Review Application for 111 single-family
residential units as illustrated on Attachments 5 through 9 for the Enclave at Folsom
Ranch Subdivision project (PN 19-368) subject to the findings (Findings A-J) 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.

THE PROJECT IS GENERALLY CONSISTENT WITH THE GENERAL PLAN,
THE FOLSOM PLAN AREA SPECIFIC PLAN, AND THE ENCLAVE AT
FOLSOM DESIGN GUIDELINES.

CEQA FINDINGS

C.

G.

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

THE CITY PREVIOUSLY DETERMINED THAT THE ENCLAVE AT FOLSOM
RANCH SUBDIVISION PROJECT IS CONSISTENT WITH THE FOLSOM PLAN
AREA SPECIFIC PLAN.

THE CITY PREVIOUSLY DETERMINED THAT THE ENCLAVE AT FOLSOM
RANCH SUBDIVISION PROJECT IS EXEMPT FROM THE REQUIREMENTS
OF CEQA PURSUANT TO GOVERNMENT CODE SECTION 65457 AND CEQA
GUIDELINES SECTION 15182.

NONE OF THE EVENTS SPECIFIED IN SECTION 21166 OF THE PUBLIC
RESOURCES CODE OR SECTION 15162 OF THE CEQA GUIDELINES HAVE
OCCURRED.

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.
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Planning Commission
Enclave at Folsom Ranch Subdivision Residential Design Review (PN 19-368)
October 16, 2019

l. THE PROJECT IS IN CONFORMANCE WITH THE ENCLAVE AT FOLSOM
RANCH 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.
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Planning Commission
Enclave at Folsom Ranch Subdivision Residential Design Review (PN 19-368)

October 16, 2019

ATTACHMENT 2
BACKGROUND

BACKGROUND

On November 8, 2016, the City Council approved a Tentative Parcel Map, Vesting
Tentative Subdivision Map, and Planned Development Permit for development of a 111-
unit single-family residential subdivision (known as the Enclave at Folsom Ranch) on a
14.7-acre site situated at the southwest corner of the intersection of Alder Creek
Parkway and Westwood Drive. The Tentative Parcel Map subdivided the larger 75.3-
acre parcel into four individual parcels for future sale and development. The Vesting
Tentative Subdivision Map subdivided a newly created 14.7-acre parcel into a 111-unit
single-family residential subdivision. Lastly, the Planned Development Permit
established detailed design guidelines and development regulations for the residential
subdivision.

On June 13, 2017, the City Council approved a two-year extension in time for the
Tentative Parcel Map, Vesting Tentative Subdivision Map, and Planned Development
associated with the previously approved Enclave at Folsom Ranch Subdivision project.
The Final Parcel Map for the Enclave at Folsom Ranch Subdivision project was
recorded on June 29, 2018. The Final Subdivision Map for the Enclave at Folsom
Ranch Subdivision project is expected to be approved by the City Council within the
next two months.

GENERAL PLAN DESIGNATION GC (General Commercial) and MLD (Multi-
Family Low Density

SPECIFIC PLAN DESIGNATION SP-GC PD (Folsom Plan Area Specific Plan,
General Commercial Planned Development
District and SP-MLD-PD (Folsom Plan Area
Specific Plan, Multi-Family Low Density
Planned Development District)

ADJACENT LAND USES/ZONING North: Alder Creek Parkway with
Undeveloped Commercial Land (SP-

GC-PD) Beyond

South: Old Ranch Way with Undeveloped
Multi-Family Residential Land (SP-
MLD-PD) Beyond

East. Westwood Drive with Undeveloped
Single-Family Residential Land (SP-
SFHD-PD) Beyond
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Planning Commission
Enclave at Folsom Ranch Subdivision Residential Design Review (PN 19-368)
October 16, 2019

West: Undeveloped Commercial Land (SP-
GC-PD) with East Bidwell Street
Beyond

SITE CHARACTERISTICS The project site is currently in the process of
being graded. Site improvements
(underground utilities, roadways, curbs,
gutters, sidewalks, etc.) are expected to be
constructed within the next three months

APPLICABLE CODES FPASP (Folsom Plan Area Specific Plan)
Enclave at Folsom Ranch Design Guidelines
FMC 17.06, Design Review
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Planning Commission
Enclave at Folsom Ranch Subdivision Residential Design Review (PN 19-368)
October 16, 2019

Attachment 3
Conditions of Approval

City of Folsom Page 12



¢l abed wosjod jo AN

‘feoidde STy} 3O UOHBUIULID) AU} UT J[0SAI [[8YS ‘[eA0IddE STY] JO UOTSUSIXa juonbasqns

oy} oy ‘potiad s STy} UM siuiad (1910 10) JuIp[Ing JUBAS[AI 9Y) UIEIGO
@ a q oramqreq *(120¢ ‘91 49q0190) [eaoxdde Jo ajep [euly wox sIeak om) I0J 109]J0 Ul UrewaI
118YS (MO1AY uBISo(] [BNUSPISY) Hodar Jyess sty Jopun pajueis sfeaordde 19foxd oy,

"wos[oq Jo A 9y} 3o sjuawaambal 10Y10 pue spiepurls ‘sarorjod
@E@@ ap dq ‘S9POJ JuBAS[SI YIIM pue [eAo1dde ST} YIm SOUBULIOJUOD 2InSUd 03 [eacidde pue moraar
10§ Jusurpreda( Jusurdojsad( Ayunuuioy) 9y 03 payrwqgns oq [reys suejd Suping

‘feAcidde JO SUOTIPUOD 953y} Aq PALJIPOWU SE SWIA)! PadUaIojaI-oA0qe

S} A JUI)SISUOD 9q [Teys j0afoxd ay3 jo uoneuawadwy *(89¢-61 NJ) 102f01d mataay
UBIS3(] [ENUOPISOY UOISIAIPANS YOURY WOS[O,] 18 SAB[OUH 91} 40] 109(01d UOISIAIPANS
ouey] Wos[o e sae[ouy pasoidde A[snoraaid oy urgim pajeoo[ Siun [BHUSPISAI
Aqrurey-o[3uis jo[-[rews [1[ 0§ [eaordde maiaai uSisap sopnjour UOTyM ‘MITADY UudIsa(g
[BTIUSPISAY UOISTAIPQNS YouLy WOS[0,] Je dAR[OUF Y} 10] ST [eaoxdde 100foid s1y,

610C Abﬁ .ﬂoﬂaoumom palep ﬁwﬁ.ﬂnm I00] pue SuOTBAI[] Mﬁﬂﬁjﬂm °

(D) ad | : .
610T ‘61 ISN3NY PAIEP UQIUXF SUSDG 191G e
610C ISn3ny pajep ‘suqryxy ue[d adeospue] e
610T ‘€1 Joquaydag pajep QXY Ue[d 931§ YOURY WOS[O] J8 AR[OUT
*A00[9q PIDUDISPAI SHQIYXD A} 0} ULIOFUOD A[[enjue)sqns [[eys 1ey) juswireda(]
wowdofaas( Ayunwwo)) sy 0} sueqd juswdo[dAap a11s Jeury nwqgns [reys juesrdde oy,
juamreda(g paambay AINSBIIA
s[qisuodsayy LEL Y INSEIA] UON)BSUIIAI/HOIIPUO)) uones3nIN

MHTATI NOISHA 'TVLINA@STA
VIAV NV'1d WOSTOA NIHLIM JATIA AOOMLSHIM ANV AVAARIVA MATAD YAA'TV 40 YANHOD LSAMHLAOS
(89€-61 Nd) LOACOUd MATATI NOISAA TVLINAGISTA
NOISIAIGENS HONVYE WOSTOJ LV HAVIONT AHL H0d 'TVAOUddV 40 SNOLLIANOD

6102 ‘91 419903100
(89€-61 Nd) malney ubisaq |enuapisay UOISIAPGNS youey Wos|04 Je aAejou]
uoissiwo) bujuueld




| obed wosjo4 jo Ao

‘paxinbar st jisodop

© 1041oyM JO SSI[PIeFaI S301AIIS () 10J A1) Y 0} JUSWASINQUITSI 10] J[qIsuodsal

3q {[eys juesrdde oy, "sadIAIIS ) JO UOTIET)IUT 0} JOLId SAVTAIIS 3SY) 10] A1)

ot 03 ysodap e Jruqns 03 ‘AsuIony A1) 9Yj JO UOHSIOSIP 90s oY) 18 ‘paxmbai aq Aew
wieorfdde oy, *sao1AI0s Yons 10 A0 oY) Aq PALINOUT S)S00 PUB $39] [839] 9PISINO [1e 103
@D a q A1) oy asinquuiaz [reys jueotjdde o) ‘[sunoo [e3a] aprsino yons JO S9OIAIDS J1) SAZI[IIN
AN ot 31 “1o3f01d 93 10] UOTLIUSWNIOP ISYJO I0/PUR STUIWISSISE SUISIASI Jo/pue
Fuimaraal ‘Sunyelp ‘o1 pajuny jou jnq ‘Surpnpour 90afoid sy Jo uonejusw[duwt oy ut
ISISSE 0] [9SUNOJ [EF] IPISINO JO SIVIAIIS ) SZITUIN ABW “UOTIIIISIP [0S SI 18 ‘A1) SY L

"s09y a[qedyjdde Aed pue jsanbai uoneSaordas A1essaoau oy 10 ‘Amadold

@ ap q o) Jsurede sjuswssasse Sunsixa Aue Jjo Aed qreys jueoridde/oumo oy ‘orqestjdde Jy
'9]qeAed pue anp dW053q SIBIBYD PUE SO ‘SIXE] YONS SW} o] T8 199]J0 Ul Junoure
@D ap q PUE 9Je1 9]} Je $a31eyd pue $39] ‘saxe) ajqedtjdde e Aed [reys jueordde/moumo oy,

SINAWTAINOTYA A ANV SLSOD INAINJOTIAAA

"ueorjdde/soumo oy £q paaoidde ST UL oY) SSI[UN BUIPaV0Id 10 UOTIOE ‘wre[o
ons Jo Juswanes Aue utiograd 1o Aed 01 panmbor aq jou [reys juedrjdde/soumo oy,

y3rey poo3 ur u1pasooid 1o UOTOE ‘TUIR[D S} SPUSJIp A1) JYL e
pue [5)S00 puE $33J S ASWIO)E UMO S)T S183q AN SYL, e

SN ‘ad 110000 JUIMO[[0J 34} JO 10q J1 uIpasdold 10 uonoe ‘wie[d yons
‘ad 9d ‘md Aue o asudyap oy ur Sjedionted ‘UOILIISIP pajuITUN ) UNIM ‘KB K110 9T, "2SU9Jop
(@@ a 00 ot ur AT[ng 93e19d00 [[Im pue ‘Furpasooid Jo uorde ‘wireld yons Aue Jo jueorjdde/oumo

oy A nou Apdwoid frim A1 oy, “109foxd oty Suruioouod Apoq aAne[sISa]

10 ‘soakojdura ‘8100130 ‘sjuade ‘suoissTuroo ‘sjustupedop ‘sorusge i1 Jo Aue 1o A1)
oy Aq Tesordde Aue [nuUR 10 ‘PIOA ‘OPISE 19s “Yor)IE 0} $39K0[dWd 10 SI90LJO ‘sjusde

s31 30 A1) oy Jsurele Surpasooid 1o uonoe ‘wieo Kue woly savko[dws pue SI9011J0
‘sjuage s)1 pue AJ1) oY} SSI[ULIBY P[OY Pue ‘AJTIUSpuUI ‘pUS;Sp [[eys Jueordde/oumo oy,

yjuasunpredaq paambay 3INSBIIA
srqisuodsay UWIYM 2INSBIJA] UONESNIA/UOBIPUO)) uone3nIN

MHATATE NDISHA TVIINAJISTA
VIAV NV'Id WOSTOd NIHLIM FATIAd AOOMLSIM ANV AVAASIVA XTTHD YAATV 40 ¥ANIOD LSAMHLNOS
(89€-61 Nd) LOACTOUd MATATY NOISAA TVIINAAISTA
NOISTAIAENS HONVYA WOSTOA LV JAVIONT AHL 404 'TVAOUddV 40 SNOLLIANOD

610Z ‘9} 1990100
(89€-61 Nd) MaIney ubise( [ENUSPISAY UOISIAIPGNS YOUBY WOS|O4 18 SABIOUT]
uolssiwwo? Buluue|g




G| abed wosjo4 jo Ao

"OPOD) JUSWILISA0D) 33 JO L'$6659 PUB §'$6659

‘$6659 SUOLDAS puUE 9PO)) JUSWILISAOL) 3} JO ((L6S9 UOTI09S Yiim SUrouourion)

L' 101dey) ©apo) uoneonpy 9y Jo (9.1 UONOIS I9pUn pazLIoyIme sjuswannbar IoY)0
IO SuOnEOIPap [ pue Aue y)im Adwoo pue saSieys pue sa9] [[e pue Aue Ked 0 sooIe
@ a q Jueorjdde/soumo oy ‘Affeoyroads -juued Surpping e Jo souensst oy Jo o oy} 1B 109]J0
UL ST 18U} JOLSI [00YdS a1 AQ PaysI[qe)sa 99) oY) 9q JJeys 99 o[qedrjdde oy, ‘sanioe]
[00Y3S JO UOTIONIISUOII 10/PUE UOHONLIISUOD JY) 10] ME[ A POZLIOYINE 3] WINIITXBUL

O} JOLISI(T [00YOS PIYIl[) BAOPIOD-WOS[0] 3} 0 Aed 0 s2013e Jueorjdde/oumo oy, 01

"douensst jiuiad SuIp[Ing Jo W} 9y} 18 19939 UT 9)el 99 A} J& PIJR[NI[8d 3q [[BYS S99J
o4L (610 ‘91 1990300) [eao1dde [eury Jo ajep ayj uo udaq [[im 199foxd sty) uo pasoduwn
SUOTOBXS JOYI0 IO SUOTIBAIISII ‘SUOLIBIIPAP ‘s3] [[e 10 poLiad jsajo1d Kep-og oy,
sjoedwr orfyen pue sanioe] rendes ‘WS T, ey YSrT ‘Kemdpred yoo1) MO[[IM -Snquinyg
Md ‘Md ‘@D ad q ‘uawdinbs yred ‘soniioey yred ‘uonoejoid a1y 10§ SO8) ‘03 PAJILI JOU AIe Ing ‘opnyour
Aewr 5003 959y, "pansst st ymurad Surpying e Jey) 9w Yons 18 109130 UI $997 1oedu
Juauwrdo[aAsp apIm-AIL) [1e 03 100[qns oq [[eys joofoid sy, ‘JuoweaSe snorasid Aq
1duaxs ssafun ‘sa0y joedwit JustndojaAap apIm-AII) [[e 03 1a[qns oq [reys 10afod sty 6

*9[qedijdde s1 10A0YdIGM
‘uonoadsur Suruuidaq 1o ‘suefd juswaAoidur ‘dejy [BUL] 51 JO MOTAI Sunenmur 0} roud
pap1aoid aq [[eys $301AI9s 353y} 10 11sodep v “[ouuosiad A1) 10 SIS00 ATIRNSIUTIUPE

@D ap q Surpnyour ‘sd01AISS 9SY) SUIZITIIN UT SINOUT JI SIS0 [BMIOL 10J AI10) oY) asInquuIIax
Teys jueoridde oty j00{o1d oy 10 $991AI9S UONOASUT JO MIIARI USISIp pazieroads
op1aoid 10 sarpnys [eroads aredard 0] sJuE)MSUOD JO SIOIAIIS JY) SAZIIN A1) Ul JI '8
jusunyaeda(g paambay INSBIA
Jfqisuodsay UIYAA 2INSEBIP] UONESNIIA[/UODIPUO)) uone3nIA

MIATATI NDISHA TVIINIAISTA
VHAV NV'Id WOSTOA NIHLIA FATId AOOMISAM ANV AVANIVI JTTID YAATY 40 YANHOD LSAMHLNOS
(89€-61 Nd) LOArO¥d MAIATI NOISAA TVLINAAISTA
NOISIAIAENS HONVI IWOSTOA LV FAVIONA AHL Y04 'TVAOHddV A0 SNOLLIANOD

6102 ‘91 1890100
(89€-61 Nd) malnay ubisa( [enUSBPISAY UOISIAIPGNS Youey WOS|04 Je SAB|ouT]
uolssiwwo) Bujuueld




9l abed wos|o4 Jo Ao

@ ao

‘Aem-Jo-siysLr orjqnd

pue saruadord jusoelpe woly Aeme pue o11s 100(01d 21 OJUO PIEMUMOD PIIOSIP 9q O)
pauBIsap aq [[eys Suny3r] ‘I9suspuod ojoyd Jo soum) e yym paddmbe oq [eys Suny3r
sdurey (re[ruus 1o ‘wmipos aunssaid-ySry ‘rodea Amorowr) o31eyosIp AJSUUI-ySIy
Surjresur Aq sprepue)s JUSIOLJe AS10Us 2A3ToR 0} parmbai aq [ Sunysi oyis pue
Surp[ing Jou0yxs Y], ‘syruad Surpfing Aue Jo souensst ayj 0} Joud ssedson pue ore[s
‘aoneUIN[]T JO [9A9] ‘SONOYISE 10§ Juotmpeda(] Justudoead( Ayunwuwio)) Aq [eaoxdde
pue M31A31 10] papruuqns aq [[eys sue[d Sunysy ays pue Surp[ing JOLIDIXS [eur,]

11

SINHNTIIAOTA NOISHA HLIS/TINLOALIHOAV

6102 ‘91 1890190
(89€-61 Nd) mainey ubisaQ [enuapisay LOISIAIPGNS Youey WOS|04 J& SAB|ouT]
uolssiwwo?) Buiuue|d




.| ebed

wosjod jo Ao

@ @ad

‘Teur,] yruLdg Surpjing e 03 Joud pafeisut

9q [1eys urdeospue| pue uoreSLLI piek JUOL] [y 'S}O[ JSUIOD [[B JO IPIS

-19313s oY} uofe paimbax a1e $901) 0M] JO WNWIUTW Y "UOISIAIPANS ) UTY)IM
101 [enUSPISaI oeo JO pIek juoxy oY) ur pajueld oq [[eys 891} SUO JO WINWIUIUL

“Juowreda(] Juowdo AT Aunwuio))

Y3 JO UOTORISTIES AU} 0} UR[J I9ISEIA] Y083 JO UOTRAI[d SUIp[Ing I1ea1 pue Juoiy
33 01 pappe 3q [[eys ‘QUWAY} USISIP [BINIIYOIL ord 0) anbrun pue saurdpIn
USIS(J Youey WOS[O] 8 SAR[OUH SY) YIIM JUSISISUOD ‘SIINIXT] WYSI[ SATJRI0Nd(]

‘seare 9oeds uodo woxy MmarA

J0 100 pajedo] aq [eys juswdmbs [eorueyoou ‘seare ooeds uado oy) Sumnge
§10] Jof "s3uip[inq JoySry Aqesu pue sanuedord Sunroqysiou ‘svans orqnd jo
MJTA TWOIJ PI[BISUOD PUE PAJUNOW-PUNOIS 3q [[eys Juswdinba [estueyosus [y

1910 IB3 WO J931IS Y} SSOIOR JO APIS-AQ-OPIS ‘9[A1S UOTJBAI] wies
‘ouI]-JO01 Swes ‘Osnoy dures oY) Jo uonnadal 1o uorjesridnp ou ainsse o) syruiad
107 [enpIatput oy dAoxdde [[eys Juoumredo(T Juewdo[oAd(T Ayunuwiio)) oy,

“Jusunreda(J juswdo[aasg AJUNWITUO)) YY) JO UOTIORISIIES

S} 01 SWAYOs 10[00 pue ‘sojdures S[eLIDIEW ‘SUOTIEAd[ SUIp[Ing paniuqns
SU} 1M JUSISISUOD 9q [[BYS S)IunN [BIIUIPISAI A[TWRI-9[SUIS UOISIAIPGNS
youey wos[o,] 18 aAe[ouyg pasodoid sy Jo $10[00 pue ‘sTeLdjeur ‘USISop oy,

"610C °L1

Toquaydag pajep suoneas[d Sulping payoeje o3 pue [eaoidde sty gim Ajduros
1ey) sueld Surpying jruqns [reys jueorjdde oy, "UOISIAIPGNS YoURY WOS[O,]

18 9Ae[dOU 10 (SUOISSaIdXa [ensiA ] pue suondo [BLIOJEW PUR I0[09 SAJOM]
WA SUOLeAS[d SUIpfing Inoj) sue[d 1o)sewr £10)s-0m} 921y} JoJ st [eaoidde sy,

‘sjuswaImbar u3Isop pue 213091 oIe SUIMO[0F aY) Y)im A[dwoo [reys joaloxd YL

1

4!

6102 ‘9l 4990100

(89€-61 Nd) meiney ubisa( [B1JUSPISSY UOISIAIPGNS YOUEBY WOS|0 Je SABjOUT

uoissiwwoy buluueld




g| abegd

wosjo4 Jo Ao

ad

"BunySi| PeayIoA0 USIOS IO SUOT)OISISUI
18 JUB15-JO-oUI] 390[q ‘SMOPUIM 10 SIOOP JOLIAIXS IDAOD J0U [[eys Suideospue| e
"pakordus aq [[eys
ssoueridde jrun pue juswdinbs uonoNNSU0S [[& JO AJoyes Ay} 10J SOMSEOW AJLNOOS e
(sSurmerp uononnsuoo pasoidde oyy uo papnjour aq [[eys JuswRIMbar
STY) "Seale UONONISUOD JO I1919WLdd 97} PUNOIE PIJONLSUOD 3q [[BYS J0USJ
A11moas 003-XIs € 01 Py Jou Jnq Surpnjout aoerd ur 9q [[BYS SINSLAW AILIN0SS
pasoxdde 1oyjoue 10 9)1s Y e SAUIT) [Te 18 AJP-UO 3q [[ByS prens AILUN0AS Y e
‘paxmnbaz
9q [[BYS saInseaur A10Jes;/AILNd3s SUIMO[[O] SYJ, *SAINSEIU UOHUIASIA SUILID O[qRUOSET
118 de10d1oour 0} 19p10 ur Juduneda(] 3010 SY) M JNSU0D [[eys Juestjdde/moumo oy,

)4

INFWIINOTA ALMNDAS/ADITOd

ad

TeysIe 2Ly o3 £q
poaoidde pue pamoraal oq [[eYs UOTIBOYTIUIPL SSaIppe Jo uoneso| pue azig ‘Auodod oy
SunuOy SALIP 10 J931)S 9} WOLJ SqISIA 83SSaIppe pajeurwn(fi dAey [[eys urp[ing oy,

£l

INFWTAINOTY INHNLIVIAA TATA

610Z ‘91 J2qo}o0

(89€-61 Nd) Mainay ubisaQ [enuspISay UOISIAIPGNS YOUEY WOS|O4 Je 8AB|oU

uoissiwwo? buiuuely




Planning Commission
Enclave at Folsom Ranch Subdivision Residential Design Review (PN 19-368)
October 16, 2019

Attachment 4
Vicinity Map
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Planning Commission
Enclave at Folsom Ranch Subdivision Residential Design Review (PN 19-368)
October 16, 2019

Attachment 5
Site Plan Exhibit, dated January 29, 2016
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Planning Commission :
Enclave at Folsom Ranch Subdivision Residential Design Review (PN 19-368)
October 16, 2019

Attachment 6
Landscape Plan Exhibits, dated August, 2019
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Planning Commission
Enclave at Folsom Ranch Subdivision Residential Design Review (PN 19-368)
October 16, 2019

Attachment 7
Street Scene Exhibit, dated August 19, 2019
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Planning Commission
Enclave at Folsom Ranch Subdivision Residential Design Review (PN 19-368)
October 16, 2019

Attachment 8
Building Elevations and Floor Plans
Dated September 17, 2019
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Planning Commission
Enclave at Folsom Ranch Subdivision Residential Design Review (PN 19-368)
October 16, 2019

Attachment 9
Color and Materials Schemes
Dated August 23, 2019



Enclave at Folsom Ranch
Central California Division
Project #00600-999101 HOME

August 23, 2019

SPANISH ‘A’ ELEVATION

MATERIAL SCHEME 1 SCHEME 2 SCHEME 3
STUCCO
(LIGHT SAND LACE SHERWIN-WILLIAMS Aesthetic White (SW 7035) Nomadic Desert (SW 6107) Sandy Ridge (SW 7535)
FINISH)
STUCCO HIGHLIGHT | SHERWIN-WILLIAMS Relaxed Khaki (SW 6149) Dormer Brown (SW 7521) Outerbanks (SW 7534)
FASCIA | sHERwIN-wiLLIAMS Smokehouse (SW 7040) Java (SW 6090) Well-Bred Brown (SW 7027)
(TSR“% ST SHERWIN-WILLIAMS Smokehouse (SW 7040) Van Dyke Brown (SW 7550) Natural Tan (SW 7567)
ZE{S?TTEERNSTRY/ SHERWIN-WILLIAMS Andiron (SW 6174) Rookwood Dark Red (SW 2801) Sea Serpent (SW 6215)
GARAGE SHERWIN-WILLIAMS Black Bean (SW 6006) Java (SW 6090) Well-Bred Brown (SW 7027)
CLAY PIPE SHERWIN-WILLIAMS Aurora Brown (SW 2837) Aurora Brown (SW 2837) Aurora Brown (SW 2837)
WROUGHT IRON SHERWIN-WILLIAMS Sealskin (SW 7675) Sealskin (SW 7675) Sealskin (SW 7675)
Reor BORAL ROOFING Salerno Clay California Mission Blend Verona Clay
BARCELONA 1 HBCS 6330 1 HBCS 6464 1 HBCS 7330

CRAFTSMAN ‘B' ELEVATION

MATERIAL SCHEME 4 SCHEME 5 SCHEME 6
STUCCO
(LIGHT SAND LACE SHERWIN-WILLIAMS Worldly Gray (SW 7043) Chatroom (SW 6171) Roycroft Suede (SW 2842)
FINISH)
FASCIA SHERWIN-WILLIAMS Urbane Bronze (SW 7048) Natural Choice (SW 7011) Casa Blanca (SW 7571)
(TSR“% . SHERWIN-WILLIAMS Urbane Bronze (SW 7048) Natural Choice (SW 7011) Casa Blanca (SW 7571)
GABLE END SHERWIN-WILLIAMS Anonymous (SW 7046) Muddled Basil (SW 7745) Weathered Shingle (SW 2841)
WOOD POSTS | SHERWIN-WILLIAMS Urbane Bronze (SW 7048) Natural Choice (SW 7011) Weathered Shingle (SW 2841)
gﬁg?‘TTEiNSTRW SHERWIN-WILLIAMS Rookwood Red (SW 2802) Palm Leaf (SW 7735) Sea Serpent (SW 7615)
GARAGE SHERWIN-WILLIAMS Anonymous (SW 7046) Muddled Basil (SW 7745) Weathered Shingle (SW 2841)
ROOF BORAL ROOFING B o Brown Blend B Cedar Blend I Shadow Brown

SHAKE 1 FBCF 3233 1 FBCF 3293 1 FBCF 3214

FARMHOUSE 'C' ELEVATION

MATERIAL : SCHEME 7 SCHEME 8 SCHEME 9
STUCCO
(LIGHT SAND LACE SHERWIN-WILLIAMS Rhinestone (SW 7656) Relaxed Khaki (SW 6149) Dormer Brown (SW 7521)
FINISH)
BOARD & BATTEN SHERWIN-WILLIAMS Rhinestone (SW 7656) Extra White (SW 7006) Red Barn (SW 7591)
FASCIA SHERWIN-WILLIAMS |  Rhinestone (SW 7656) Roycroft Mist Gray (SW 2844) Alabaster (SW 7008)
(TSR,\'A'\(’; —_— SHERWIN-WILLIAMS Iron Ore (SW 7069) Extra White (SW 7006) Alabaster (SW 7008)
GARAGE SHERWIN-WILLIAMS Rhinestone (SW 7656) Felted Wool (SW 9171 Colony Buff (SW 7723)
FRONT ENTRY SHERWIN-WILLIAMS Stolen Kiss (SW 7586) Iron Ore (SW 7069) Domino (SW 6989) |
SHUTTERS SHERWIN-WILLIAMS Iron Ore (SW 7069) Iron Ore (SW 7069) Domino (SW 6989)
ROGF BORAL ROOFING Dark Ash Brown Blend Charcoal Brown Blend

SHAKE 1 FBCF 5139 1 FBCF 3233 1 FBCF 1132




Enclave at Folsom Ranch

Central California Division

Project #00600-999101
August 23, 2019

COTTAGE ‘D’ ELEVATION

SCHEME 10

SCHEME 11

kb

HOME

SCHEME 12

SHERWIN-WILLIAMS

Analytical Gray (SW 7051)

Latte (SW 6108)

Keystone Gray (SW 7504)

Enduring Bronze (SW 7055)

Van Dyke Brown (SW 7041)

Canvas Tan (SW 7531)

MATERIAL
STUCCO
(LIGHT SAND LACE
FINISH)
FASCIA SHERWIN-WILLIAMS
iy SHERWIN-WILLIAMS

(SMOOTH FINISH)

Nuance (SW 7049)

China Doll (SW 7517)

Canvas Tan (SW 7531)

GABLE END / .
WOOD POSTS SHERWIN-WILLIAMS Nuthatch (SW 6088) Burnished Brandy (SW 7523) Canvas Tan (SW 7531)
SRR N TEE SHERWIN-WILLIAMS Bitter Chocolate (SW 6013) Peppercorn (SW 7674) Dark Night (SW 6237)
SHUTTERS
GARAGE SHERWIN-WILLIAMS Plantation Shutters (SW 7520) Burnished Brandy (SW 7523) Windsor Greige (SW 7528)
R OOF BORAL ROOFING Charcoal Blend Desert Sage Charcoal Brown Blend
1 FACS 1430 1 FACS 0024 1 FACS 1132
STONE CULTURED STONE OLD COUNTRY FIELDSTONE OLD COUNTRY FIELDSTONE OLD COUNTRY FIELDSTONE
Summit Peak Coastal Fog Chardonnay




Planning Commission
Enclave at Folsom Ranch Subdivision Residential Design Review (PN 19-368)
October 16, 2019

Attachment 10
Enclave at Folsom Ranch Design Guidelines
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AGENDA ITEM NO. 2
Type: Public Meeting
Date: October 16, 2019

CITY OF

FOLSOM
Planning Commission Staff Report
50 Natoma Street, Council Chambers
Folsom, CA 95630
Project: White Rock Springs Ranch/Carr Trust Subdivision Residential
Design Review
File #: PN-19-310
Request: Residential Design Review
Location: Northeast and Southeast Corners of Mangini Parkway and
Savannah Parkway within Folsom Plan Area
Staff Contact: Steve Banks, Principal Planner, 916-461-6207
sbanks@folsom.ca.us
Property Owner Applicant

Name: Gragg Ranch Recovery Acquisition = Name: Richmond American Homes
Address: 5796 Armada Drive, Suite 375 Address: One Harbor Center, Suite 100
Carlsbad, CA 92008 Suisan City, CA 94585

Recommendation: Conduct a public meeting and upon conclusion recommend
approval of a Residential Design Review Application for 121 single-family residential
units as illustrated on Attachments 5 through 9 for the White Rock Springs Ranch/Carr
Trust Subdivision project (PN 19-368) subject to the findings (Findings A-J) and
conditions of approval (Conditions 1-14) attached to this report.

Project Summary: The proposed project involves a request for Residential Design
Review approval for 121 traditional single-family residential units located within the
previously approved White Rock Springs Ranch Village 1 Subdivision and Carr Trust
Subdivision. In particular, the applicant is requesting Design Review approval for eight
(8) individual master plans within the two subdivisions. Three distinct California heritage-
themed architectural styles and eighteen color and material alternatives are incorporated
among the eight master plans.

Table of Contents:

1 - Description/Analysis

2 - Background

3 - Conditions of Approval

4 - Vicinity Map

5 - Site Plan Exhibit, dated August 15, 2017

6 - Landscape Plan Exhibits, dated July 11, 2019

7 - Street Scene Exhibits, dated September 30, 2019

City of Folsom Page 1



AGENDA ITEM NO. 2
Type: Public Meeting
Date: October 16, 2019

CITY OF

FOLSOM

8 - Building Elevations and Floor Plans, dated September 30, 2019
9 - Color and Material Schemes, dated July 21, 2019
10 - White Rock Springs Ranch Design Guidelines

Submitted,

e I
=

4

PAM JOHNS
Community Development Director
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Planning Commission
White Rock Springs Ranch/Carr Trust Subdivision Residential Design Review (PN 19-310)

October 16, 2019

ATTACHMENT 1
DESCRIPTION/ANALYSIS

APPLICANT’S PROPOSAL

The applicant, Richmond American Homes, is requesting residential design review
approval for 121 single-family residential units situated within the previously approved
White Rock Ranch Springs Village 1 and Carr Trust Subdivision projects.

Specifically, the applicant is requesting design review approval for eight (8) individual
master plans. The master plans include three (3) distinct California heritage-themed
architectural styles (Craftsman, Spanish Colonial, and Western Farmhouse) and
eighteen (18) color and material alternatives.

The proposed master plans, which feature two, single-story models and six, two-story
models, range in size from 1,733 to 3,006 square feet (3BR/2.5BA to 6BR/4) and
include an attached two-car garage. The three classic design themes are characterized
by a variety of unique architectural elements including distinctive roof form and shapes,
covered front entry features, varied window and door design, and enhanced decorative
elements. Proposed building materials include stucco, horizontal and vertical wood
siding, stone veneer, wood posts, wood shutters, wood rafters, wrought iron details,
decorative medallions, multi-paned windows, themed garage doors, decorative light
fixtures, and concrete roof tiles. In addition, there are 18 distinct color and material
alternatives available for each of the master plans resulting in 216 different visual
expressions.

POLICY/RULE

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

Residential Design Review

The proposed project is subject to the White Rock Springs Ranch Design Guidelines,
which were approved by the City Council in 2016. The Design Guidelines are a
complementary document to the Folsom Plan Area Specific Plan. The Design
Guidelines, which are intended to act as an implementation tool for residential
development specifically within the White Rock Springs Ranch and Carr Trust
subdivisions, provide the design framework for architecture, street scene, and
landscaping to convey a master plan identity. 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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The following are the general architectural principles intended to guide the design of the
Enclave at Folsom Ranch Subdivision to ensure quality development:

Provide a varied and interesting streetscene

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

Provide detail on rear elevations where visible from the public streets

Provide appropriate massing and roof forms to define the architectural styles
Ensure that plans and styles provide a degree of individuality

Use architectural elements and details to reinforce individual architectural styles

Provide a variety of garage placements

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: building forms, building massing, building height, roofscape,
elevations, architectural details, entryways, door and windows, architectural lighting,
building materials, building colors, and building finishes. The following are examples of
architectural situations and features that are relevant to the proposed project:

Provide a balance of hip and gable roof forms along the streetscene
Provide off-set massing or wall plans

Provide offset roof planes, eave heights, and ridge lines

Provide enhanced style-appropriate details on front elevation
Provide decorative window shelves or sill treatments

Garage doors should be recessed from the wall plane

Materials and colors should be varied and add texture and depth to the overall
character of the neighborhood
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The White Rock Ranch Springs Design Guidelines identify up to seven (7) unique
architectural styles that are envisioned being implemented within the subdivision
including: California Prairie, California Ranch, California Wine Country, Craftsman,
Monterey, Spanish Colonial, and Western Farmhouse. As described in the applicant’s
proposal, the proposed project features three of the architectural themes that have been
chosen from the design collections referenced above including Craftsman, Spanish
Colonial, and Western Farmhouse. Below is a thorough description of each of these
architectural styles:

Craftsman

Influenced by the English Arts and Crafts movement of the late 19th century and
stylized by California architects, the Craftsman style focused on exterior elements with
tasteful and artful attention to detail. Originating in California, Craftsman architecture
relied on the simple house tradition, combining hip and gable roof forms with wide,
livable porches, and broad overhanging eaves. Extensive built-in elements define this
style, treating details such as windows and porches as if they were furniture. The
horizontal nature is emphasized by exposed rafter tails and knee braces below broad
overhanging eaves constructed in rustic-textured building materials. The overall effect
is the creation of a natural, warm, and livable home of artful and expressive character.

Spanish Colonial

Referencing Folsom Ranch’s Spanish Colonial style, the Spanish style respects this
quintessentially Californian aesthetic with contemporary fiair. 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
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 Colonial 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.

Western Farmhouse

The Western Farmhouse represents a practical and picturesque country house. Its
beginnings and traced to both Colonial style from New England and the Midwest. As
the American frontier moved westward, the American Farmhouse style evolved
according to the availability of materials and technological advancements, such as
balloon framing. Predominant features of the style are large wrapping front porches
with a variety of wood columns and railings. Two story massing, dormers, and
symmetrical elevations occur most often in the New England Farmhouse variations.
The asymmetrical, casual cottage look, with more decorated appearance, is typical of
the Western American Farmhouse. Roof ornamentation is a characteristic detail
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consisting of cupolas, weather vanes, and dovecotes.

In reviewing the architecture and design of the project, staff determined that the design
of the eight proposed master plans (which also include three elevation plans, eighteen
color and material alternatives, and 216 architectural and visual expressions) generally
reflect the fevel and type of high quality design features recommended by the White
Rock Springs Ranch Design Guidelines. Most of 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 shapes
and massing, a combination of gable and hip and gable roof forms, architectural
projections, recessed second-story elements, decorative enhancements, and varied
garage door designs.

The proposed building materials, which include stucco, horizontal and vertical wood
siding, stone veneer, wood posts, wood shutters, wood rafters, wrought iron details,
decorative medallions, multi-paned windows, themed garage doors, decorative light
fixtures, and concrete roof tiles are consistent with the materials recommended by the
White Rock Springs Ranch 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.

As discussed previously, staff has determined that the design of the master plans is
generally consistent with the Design Guidelines. However, staff identified a number of
instances within the master plans where the side building elevations may not include
sufficient architectural detail and interest if the homeowner does not select upgraded
options offered by the home builder. For example, the Citrine N904 master plan (Pages
A2.5, A2.7, and A2.9) of Design Review Packet) includes three optional second story
windows on the left building elevation. Should the homeowner decide not to select the
upgraded window option with this master plan, the second-story left building elevation of
the home would not have any windows or other significant architectural details. This
same situation exists with the Moonstone N914 master plan (Pages A4.5, A4.7, and
A4.9) on the left building elevation, the Sutherland N827 (Pages A2.6, A2.8, and A2.10)
on the left building elevation, and the Alexa N590 master plan (Pages A4.7, A4.9, and
A4.11) on the right building elevation. To address this concern, staff recommends that
windows or similar architectural details be included on the side building elevations of the
master plans referenced above to the satisfaction of the Community Development
Department.

Taking into consideration the aforementioned architectural details, materials, and colors,
staff has determined that the design of the master plans, with the proposed conditions,
is consistent with the design principles established by the Design Guidelines. As a
result, staff forwards the following design recommendations to the Commission for
consideration:
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1. This approval is for three, two-story master plans (four building elevations with
eighteen color and material options and 216 visual expressions) for White Rock
Ranch Springs/Carr Trust Subdivision. The applicant shall submit building plans
that comply with this approval and the attached building elevations dated
September 30, 2019.

2. The design, materials, and colors of the proposed White Rock Springs
Ranch/Carr Trust 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. Windows or similar architectural features shall be included on the second-story
left building elevation of the Citrine N904 master plan (Pages A2.5, A2.7, and
A2.9), the second-story left building elevation of the Moonstone N914 master
plan (Pages A4.5, A4.7, and A4.9), the second-story left building elevation of the
Sutherland N827 master plan (Pages A2.6, A2.8, and A2.10), and the second-
story right building elevation of the Alexa N590 master plan (Pages A4.7, A4.9,
and A4.11) to the satisfaction of the Community Development Department.

4. 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.

5. 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.

6. Decorative light fixtures, consistent with the White Rock Springs Ranch 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.

7. A minimum of one tree shall be planted in the front yard of each residential lot
within the subdivision. A minimum of two 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).

ENVIRONMENTAL REVIEW
The City, as lead agency, previously certified an EIR/EIS for the FPASP. Subsequently,
the City determined that the White Rock Springs Ranch Subdivision and Carr Trust
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Subdivision projects are 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 Residential Design Review Application for 121 single-family
residential units as illustrated on Attachments 5 through 9 for the White Rock Springs
Ranch/Carr Trust Subdivision project (PN 19-310) subject to the findings (Findings A-J)
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 WHITE ROCK
SPRINGS RANCH DESIGN GUIDELINES.

CEQA FINDINGS

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

D. THE CITY PREVIOUSLY DETERMINED THAT THE WHITE ROCK SPRINGS
RANCH SUBDIVISION PROJECT AND CARR TRUST SUBDIVISION
PROJECT ARE CONSISTENT WITH THE FOLSOM PLAN AREA SPECIFIC
PLAN.

E. THE CITY PREVIOUSLY DETERMINED THAT THE WHITE ROCK SPRINGS
RANCH SUBDIVISION PROJECT AND CARR TRUST SUBDIVISION
PROJECT ARE EXEMPT FROM THE REQUIREMENTS OF CEQA PURSUANT
TO GOVERNMENT CODE SECTION 65457 AND CEQA GUIDELINES
SECTION 15182.

F. NONE OF THE EVENTS SPECIFIED IN SECTION 21166 OF THE PUBLIC
RESOURCES CODE OR SECTION 15162 OF THE CEQA GUIDELINES HAVE
OCCURRED.
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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 WHITE ROCK SPRINGS
RANCH 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.
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ATTACHMENT 2
BACKGROUND

BACKGROUND

On March 22, 2016, the City Council approved a Large-Lot Vesting Tentative
Subdivision Map, Small-Lot Vesting Tentative Subdivision Map, Project Design
Guidelines, Inclusionary Housing Plan, and Amendment No. 1 to the First Amended and
Restated Tier 1 Development Agreement for development of a 395-unit single-family
residential subdivision (White Rock Springs Ranch Subdivision) on a 138.9-acre
property located within the southeast portion of the Folsom Plan Area. The Large-Lot
Vesting Tentative Subdivision Map subdivided the subject property into 10 single-family
residential lots, 6 open space lots, a portion of a school site, and a portion of a
neighborhood park site. The Small-Lot Vesting Tentative Subdivision Map subdivided
the large-lot residential parcels into 395 single-family residential lots. Lastly, the White
Rock Springs Ranch Design Guidelines were approved for the orderly development of
the proposed single-family residential subdivision. The Small-Lot Vesting Tentative
Subdivision Map associated with the project received an automatic three-year extension
in 2018 as provided for by the State Subdivision Map Act.

On June 28, 2016, the City Council approved of a General Plan Amendment, Specific
Plan Amendment, Small-Lot Vesting Tentative Subdivision Map, Project Design
Guidelines, Inclusionary Housing Plan, and Amendment No. 1 to the First Amended and
Restated Tier 1 Development Agreement for development of a 28-unit single-family
residential subdivision (Carr Trust Property Subdivision) on a 14.67-acre property
located within the southeast portion of the Folsom Plan Area. The General Plan
Amendment changed the General Plan land use designations from MLD and OS to
SFHD and OS. The Specific Plan Amendment changed the Specific Plan land use
designations from SP-OS2 and SP-MLD to SP-OS2 and SP-SFHD-PD. The Small-Lot
Vesting Tentative Subdivision Map subdivided one of the subject parcels into 28 single-
family residential lots. Lastly, the Carr Trust at White Rock Springs Ranch Design
Guidelines were approved for the orderly development of the proposed single-family
residential subdivision. The Small-Lot Vesting Tentative Subdivision Map associated
with the project received an automatic three-year extension in 2018 as provided for by
the State Subdivision Map Act.

GENERAL PLAN DESIGNATION SFHD (Single-Family High Density)

SPECIFIC PLAN DESIGNATION SP-SFHD PD (Folsom Plan Area Specific
Plan, Single-Family High Density Planned
Development District) and SP-SFHD (Folsom
Plan Area Specific Plan, Single-Family High
Density District)
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ADJACENT LAND USES/ZONING North: Undeveloped Residential Land (SP-
SF) with Grand Prairie Road Beyond

South: White Rock Road with Undeveloped
Land with Sacramento County
Beyond

East: Undeveloped Residential Land (SP-
SF and SP-SFHD) with Empire
Ranch Road Beyond

West: Savannah Parkway with
Undeveloped Multi-Family
Residential Land (MLD) Beyond

SITE CHARACTERISTICS The project site is currently in the process of
being graded. Site improvements
(underground utilities, roadways, curbs,
gutters, sidewalks, etc.) are expected to be
constructed within the next six months

APPLICABLE CODES FPASP (Folsom Plan Area Specific Plan)
White Rock Springs Ranch Design
Guidelines
FMC 17.06, Design Review
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Attachment 3
Conditions of Approval
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Planning Commission
White Rock Springs Ranch/Carr Trust Subdivision Residential Design Review (PN 19-310)
October 16, 2019

Attachment 4
Vicinity Map
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Planning Commission
White Rock Springs Ranch/Carr Trust Subdivision Residential Design Review (PN 19-310)
October 16, 2019

Attachment 5
Site Plan Exhibit, dated August 15, 2017
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Planning Commission
White Rock Springs Ranch/Carr Trust Subdivision Residential Design Review (PN 19-310)
October 16, 2019

Attachment 6
Landscape Plan Exhibits, dated July 11, 2019
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Planning Commission
White Rock Springs Ranch/Carr Trust Subdivision Residential Design Review (PN 19-310)
October 16, 2019

Attachment 7
Street Scene Exhibits, dated September 30, 2019
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Planning Commission
White Rock Springs Ranch/Carr Trust Subdivision Residential Design Review (PN 19-310)
October 16, 2019

Attachment 8
Building Elevations and Floor Plans
Dated September 30, 2019
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Planning Commission
White Rock Springs Ranch/Carr Trust Subdivision Residential Design Review (PN 19-310)
October 16, 2019

Attachment 9
Color and Materials Schemes
Dated July 21, 2019
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Planning Commission

White Rock Springs Ranch/Carr Trust Subdivision Residential Design Review (PN 19-310)
October 16, 2019

Attachment 10
White Rock Springs Ranch Design Guidelines
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ARCHLECTURAL GUIRING 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.

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

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

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

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

N
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GENERAL ARCEITECTURAL GUIDELINES

Edge Conditions

Edge conditions are situations where home sites are visible from public ways, major

arterials, community perimeter edges, and open space. Side and rear elevations visible

from the public realm, such as open spaces and major roadways, shall incorporate

the same enhanced details used on the front elevation. Homes sites that are highly

fr visible warrant special attention to any visible building faces to present an authentic

and cohesive appearance. The continuation of style-specific architectural elements
from the front facade around to teh side and rear elevations creats an authentic
architectural statement. Blank, unadorned building faces are never permitted. The
front elevation should be highly detailed; the rear elevation should exhibit the same
style-specific architectural elements; typical side elevations may exhibit fewer style-
specific architectural elements, while corner lots will feature the same consistent level
of detail on both the side and rear elevations.

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 incorporated in the design of the side and rear elevations along edge

conditions:

e A balance of hip and gable roof forms;

» Single-story elements;

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

e Roof plane breaks (on individual plans or between plans);
* Use of multiple building materials;
* Varied window shapes and sizes;

* Detail elements (as listed under each architectural style) used on the front elevation
shall be applied to the side and rear elevations.

1
v
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MALZOF LOTS WITHLEDRGE CONDPITIONS

LEGEND
Symbol Description

Side-yard Edge Condition
m m—— Rear-yard Edge Condition
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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.

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

Corner Buildings

Buildings located on corners often times function as neighborhood entries and
highlight the architecture for the overall White Rock Springs Ranch community.
Buildings located on corners shall include one of the following:

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

e Awning on corner side;

* Home entry on corner side; garage side plotting of homes is prohibited on corners;
architecturally enhanced corner treatment is encourages;

e 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 balcony;
e Recessed second-story (up to 35’ max.); or

* Balcony on corner side.
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Front Elevations

Front elevations shall be detailed to achieve a variety along the street scene. Each
front elevation shall incorporate a Feature Window treatment (see Feature Window
requirements on page 2-6). In addition, each front elevation shall incorporate one or

more of the following techniques:

'i‘ .
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Provide enhanced style-appropriate details on the front elevation.
Offset the second story from the first level for a portion of the second story.

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

Create recessed alcoves and/or bump-out portions of the building.
Incorporate second-story balconies.

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

Use a minimum of two building materials or colors on the front elevation.
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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:
e A window of unique size or shape;
f e Picture window;
‘,1 * 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 recessed a minimum of 2 inches;
» 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;

*  Window shutters; or
 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. gf

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

Shading alternatives for west-facing shall be complementary to and appropriate for the
architectural style of the home. Shading alternatives may include:

» Trellises as described above,
e Applied shed roof elements over windows;

» Cloth, metal, or wood awnings as appropriate to the building’s architectural style

L S Octohwer 12015
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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

*’f% the overall visual mass of the garage.

.1 * Garage doors shall be recessed from the wall plane.

27

* All garage doors shall be automatic section roll-up doors.
* Where appropriate, single garage doors are encouraged.

f * Carriage-style garage doors of upgraded design are encouraged.

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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Example of Separated Three Car Garage
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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.

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)
* Balconies

¢ Shutters

» Eave overhangs

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

* Tower elements

e Trellis elements

* Recessed windows

» Porch elements

® Bay windows or dormers

» Shed roof elements

Offset 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.

¢ Offset forms are effective in creating a
transition:
- 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.

* Qver-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 50 homes,
provide:

* Three floor plans.

* Two 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.

e A minimum of three different color
schemes for each floor plan.

In each single-family detached neighborhood
with more than 50 homes, provide:

e Four floor plans.

» Three elevations for each floor plan using
a minimum of three architectural styles.
Elevations shall be significantly different in
appearance.

* A minumum of three 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, per the examples
shown to the right.

ARCHITECTURAL DESGN GUIDELINES
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Examoelss of preferred Comer Lot

Street Facing Garogs Placemant

Excirnples of undesirable Comer Lot
N

Stieet Facing Gorage Plocemeant
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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. Two of the same floor plan/elevations
shall not be plotted next to each other or
directly across the street from one another.
This avoids repetition and helps to convey the
idea that a neighborhood has been built over
time. (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 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 on 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 monatonous 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 any one of the following, but are not
limited to:

* Porches

Entry features

* |[nterior living spaces
e Courtyards

* Bay windows

e Trellises

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
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 (i.e,
mirrored second-story balconies).

ARCHITECTURAL DESIGN GUIDELINES
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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.

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 compaosition.

Roof form and pitch shall be appropriate to
the massing and design vocabulary of the
home.

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.

e 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.

e 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.

ARCHITECTURAL DEsioN GUIDELINES

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.)
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Exterior Structures

Exterior structures, including but not limited
to, porches, patio covers, and trellises shall
reflect the character, color, and materials of the
building to which they are related.

¢ Columns and posts should project a
substantial and durable image.

e Stairs should be compatible in type and
material to the deck and landing.

e Railings shall be appropriately scaled,
consistent with the design vernacular of
the building, and constructed of durable

materials.

* Exposed gutters and downspouts shall
be colored to complement or match the
fascia material or surface to which they are
attached.

Accessory Structures

Accessory structures should conform to
the design standards, setbacks, and height
requirements of the Folsom Municipal Code. If
visible to the public realm from the front, side
or rear lot line, the accessory structure shall
include the same detail-style elements used in
the primary structure’s architecture.

I ! - ) - y -
! at s October 12018

Desion GUIDELINES

Lighting

Appropriate lighting is essential in creating a
welcoming evening atmosphere for the White
Rock Springs Ranch community. As a forward-
thinking community, White Rock Springs
Ranch will institute dark sky recommendations
to mitigate light pollution, cut energy waste,
and protect wildlife. All lighting shall be
aesthetically pleasing and non-obtrusive, and
meet the dark sky recommendations.

» All exterior lighting shall be limited to the
minimum necessary for public safety.

* All exterior lighting shall be shielded to
conceal the light source, lamp, or bulb.
Fixtures with frosted or heavy seeded glass
are permitted.

 Each residence shall have an exterior porch
light at its entry that complements the
architectural style of the building.

& Where feasible, lighting should be on a
photocell or timer.

& Low voltage lighting shall be used
whenever possible.

Address Numbers

To ensure public safety and ease of identifying
residences by the Fire and Police Departments,
address numbers shall be lighted or reflective
and easily visible from the street.



ARCHITECTURAL STYLES

White Rock Springs Ranch is envisioned as a
sustainable, contemporary community where
architectural massing, roof forms, detailing,
walls, and landscape collaborate to reflect
historic, regional, and climate-appropriate
styles.

The design criteria established in this section
encourages a minimum quality design and a
level of style through the use of appropriate
elements. Although the details are important
elements that convey the style, the massing
and roof forms are essential to establishing
a recognizable style. The appropriate scale
and proportion of architectural elements and
the proper choice of details are all factors in
achieving the architectural style.

The following styles can be used within White
Rock Springs Ranch:

e Spanish Colonial

* Monterey

e Western Farmhouse

* Craftsman

* California Ranch

» California Wine Country

e (California Prairie

ARCHITECTURAL DESIGN GUIDELINES

Additional architectural styles compatible
with the intent of these guidelines and
the neighborhood vision will be reviewed
and approved by the Architectural Review
Committee on a case by case basis.

The following pages provide images and
individual ~ “style  elements” that best
illustrate and describe the key elements
of each style. They are not all mandatory
elements, nor are they a comprehensive
list of possibilities. Photographs of historic
and current interpretations of each style are
provided to inspire and assist the designer in
achieving strong, recognizable architectural
style elevations. The degree of detailing and/or
finish expressed in these guidelines should be
relative to the size and type of building upon
which they are applied.

These images are for concept and inspiration
only and should not be exactly replicated.
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SpAaNisH COLONIAL

This style evolved in California and the southwest as an adaptation of Mission Revival
infused with additional elements and details from Latin America. The style attained
widespread popularity after its use in the Panama-California Exposition of 1915.

Key features of this style were adapted to the California lifestyle. Plans were informally
organized around a courtyard with the front elevation very simply articulated and detailed.
The charm of this style lies in the directness, adaptability, and contrasts of materials and

textures.

Spanish Colonial Style Elements:
* Plan form is typically rectangular or “L”-shaped.

* Roofs are typically of shallower pitch with “S* or barre! tiles and typical overhangs.

l’ * Roof forms are typically comprised of a main front-to-back gable with front-facing
y gables.
,;_]-", * Wall materials are typically stucco.

* Decorative “wood"” beams or trim or typical.

e Segmented or full-arch elements are typical in conjunction with windows, entry, or the
porch.

* Round or half-round tile profiles are typical at front-facing gable ends.
* Arcades are sometimes utilized.

* Windows may be recessed, have projecting head or sill trim, or be flanked by plank-
style shutters.

» Decorative wrought-iron accents, grille work, post or balcony railing may be used.

|

T

-

- 2- e October ] 2015

"1
iy B






g

h|
o
g

The Monterey style is a combination of the original Spanish Colonial adobe construction methods
with the basic two-story New England colonial house. Prior to this innovation in Monterey, all
Spanish colonial houses were of single story construction.

First built in Monterey by Thomas Larkin in 1835, this style introduced two story residential
construction and shingle roofs to California. This Monterey style and its single story counterpart
eventually had a major influence on the development of modern architecture in the 19305%.

The style was popularized by the used of simple building forms. Roofs featured gables or hips with
broad overhangs, often with exposed rafter tails. Shutters, balconies, verandas, and porches are
integral to the Monterey character. Traditionally, the first and second stories had distinctly different
cladding material; respectively siding above with stucco and brick veneer base below.

The introduction of siding and manufactured materials to the home building scene allowed for the
evolution of the Monterey home from strictly Spanish Adobe construction to a hybrid of local form
and contemporary materials. Siding, steeper pitched flat tile roofing, and the cantilevered balcony
elements on the Monterey house define this native California style.

Monterey Style Elements:
¢ Plan form is typically a simple two-story box.

* Roofs are typically shallow to moderately pitched with flat concrete tile or equal; “S*
tile or barrel tile are also appropriate.

* Roof forms are typically a front-to-back gable with typical overhangs.
*  Wall materials are typically comprised of stucco, brick, or siding.
* Materials may contrast between first and second floors.

* A prominent second-story cantilevered balcony is typically the main feature of the
elevation; two-story balconies with simple posts are also appropriate.

» Simple Colonial corbels and beams typically detail roof overhangs and cantilevers.
 Balcony or porch is typically detailed by simple columns without cap or base trim.
e Frontentry is typically traditionally pedimented by a surround, porch, or portico.

* Windows are typically accented with window head or sill trim of colonial-style and
louvered shutters.
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VWESTERN FARMHOUSE

The Farmhouse represents a practical and picturesque country house. Its beginnings
are traced to both Colonial styles from New England and the Midwest. As the American
frontier moved westward, the American Farmhouse style evolved according to the
availability of materials and technological advancements, such as balloon framing.

Predominant features of the style are large wrapping front porches with a variety of wood
columns and railings. Two story massing, dormers, and symmetrical elevations occur
most often on the New England Farmhouse variations. The asymmetrical, casual cottage
look, with a more decorated appearance, is typical of the Western American Farmhouse.
Roof ornamentation is a characteristic detail consisting of cupolas, weather vanes, and

dovecotes.

Western Farmhouse Style Elements:

e Plan form is typically simple.

* Roofs are typically of steeper pitch with flat concrete tiles or equal.

» Roof forms are typically a gable roof with front-facing gables and typical overhangs.
* Roof accents sometimes include standing-seam metal or shed forms at porches.

» Wall materials may include stucco, horizontal siding, and brick.

* A front porch typically shelters the main entry with simple posts.

* Windows are typically trimmed in simple colonial-style; built-up head and sill trim is
typical.

¢ Shaped porch columns typically have knee braces.
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CRAFTSMAN

Influenced by the English Arts and Crafts movement of the late 19th century and stylized by
California architects like Bernard Maybeck in Berkeley and the Greene brothers in Pasadena, the
style focused on exterior elements with tasteful and artful attention. Originating in California,
Craftsman architecture relied on the simple house tradition, combining hip and gable roof forms
with wide, livable porches, and broad overhanging eaves. The style was quickly spread across the
state and across the country by pattern books, mail-order catalogs, and popular magazines.

Extensive built-in elements define this style, treating details such as windows and porches as if they
were furniture. The horizontal nature is emphasized by exposed rafter tails and knee braces below
/ broad overhanging eaves constructed in rustic-textured building materials. The overall effect was
| the creation of a natural, warm, and livable home of artful and expressive character. Substantial,

]
h tapered porch columns with stone piers lend a Greene character, while simpler double posts on
square brick piers and larger knee braces indicate a direct Craftsman reference to the style of
d California architect Bernard Maybeck.

Craftsman Style Elements:

e Plan form is typically a simple box.

e Roofs are typically of shallower pitch with flat concrete tiles or equal and exaggerated eaves.
¢ Roof forms are typically a side-to-side gable with cross gables.

* Roof pitch ranges from 3:12 to 5:12 typically with flat concrete tiles or equal.

e Wall materials may include stucco, horizontal or shingle siding, and stone.

* Siding accents at gable ends are typical.

* A front porch typically shelters the main entry.

* Exposed rafter tails are common under eaves.

* Porch column options are typical of the Craftsman style:
- Battered tapered columns of stone, brick, or stucco
- Battered columns resting on brick or stone piers (either or both elements are tapered)

- Simpler porch supports of double square post resting on piers (brick, stone, ar stucco); piers
may be square or tapered.

*  Windows are typically fully trimmed.

*  Window accents commonly include dormers or ganged windows with continuous head
or sill trim.
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CALIFORNIA BAanNCH

A building form rather than an architectural style, the Ranch is primarily a one-story
rambling home with strong horizontal lines and connections between indoor and outdoor
spaces. The "U"- or "L"-shaped open floor plan focused on windows, doors, and living
activities on the porch or courtyard. The horizontal plan form is what defines the Ranch.

The applied materials, style, and character applied to the Ranch have been mixed,
interpreted, adapted, and modernized based on function, location, era, and popularity.

This single-story family oriented home became the American dream with the development
of tract homes in the post-World War 1l era. Simple and affordable to build, the elevation
of the Ranch was done in a variety of styles. Spanish styling with rusticated exposed wood
beams, rafter tails under broad front porches, and elegantly simple recessed windows were
just as appropriate on the Ranch as the clean lines of siding and floor to ceiling divided-
light windows under broad overhanging laminate roofs.

Details and elements of the elevation of a Ranch should be chosen as a set identifying a
cohesive style. Brick and stucco combinations with overly simple sill trim under wide
windows with no other detailing suggests a Prairie feel, while all stucco, recessed windows,
and exposed rusticated wood calls to mind a Hacienda ranch.

California Ranch Style Elements:

* Plan form is typically one-story with strong horizontal design.

* Roofs are typically shallow pitched with “S* tile, barrel tile, or flat concrete tile.

* Roof forms are typically gable or hip with exaggerated overhangs.

* Wall materials are commonly comprised of stucco, siding, or brick.

* A porch, terrace, or courtyard is typically the prominent feature of the elevation.

e Exposed rafter tails are typical.

 Porch is commonly detailed by simple posts or beams with simple cap or base trim.
* Front entry is typically traditionally pedimented by a surround, porch, or portico.

*  Windows are typically broad and accented with window head and sill trim, shutters, or
are recessed.

* A strong indoor/outdoor relationship joined by sliding or French doors, or bay windows
is common.
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CALFORNIA WINE COUNTRY

California Wine Country architecture is typically a simple structure that takes advantage of
360 degree views while staying true to the nature of the land. This rustic and sophisticated
style is appreciative of the surrounding topography and softens the lines between indoor
and outdoor living. The California Wine Country style is diverse and borrows details from
Tuscan and European architecture and reworks them into something that is particularly
California. This casual and sophisticated style incorporates the agricultural vernacular into
the structure and creates a form that is luxurious yet approachable.

California Wine Country Style Elements:

Simple rectangular form may be layered to create casual massing; often asymmetrical.
Low-pitched gabled primary roofs (3:12 to 5:12) are common.

Shed porches are typical.

Roofs are typically barrel tile or “S"-tile.

Exposed rafter tails enhance an elevation.

Stucco can be the primary wall material, but overgrouted stone or brick is also
common.

Windows with head and sill trim or full surrounds are typical.
Rustic column posts and wood railings are typical.
A massive chimney (battered or tapered) clad in stucco, stone, or brick is common.

Wood trellises, shutters, and/or applied sheds over windows are typical details.
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CALIFORNIA Prarme

The Prairie style, generated by the Chicago Prairie School movement, is organic in nature
and integrated with the land, and uses natural materials and abstracted natural forms.
Iits strong horizontal lines, low-pitched roof with large overhanging eaves, and windows
assembled in horizontal bands are indicative of this style. The Prairie style is also known
for incorporating open floor plans within the home. The California Prairie style will add a
strong horizontal aspect within the White Rock Springs Ranch community.

California Prairie Style Elements:
* Form is one or two-story with strong horizontal massing.
» Secondary masses are perpendicular to the primary forms.

e Roofs are long horizontal low-pitched hip roofs with large overhanging eaves that
emphasize the horizontal planes.

e Roof overhangs are 36" minimum.
® Roof pitch ranges from 3.5:12 to 4:12 typically with flat concrete tiles or equal.
e Stucco walls with ledge stone or masonry is typical.

* Extensive use of ledge stone or brick to emphasize the horizontal planes is indicative of
the Prairie style.

* Square or rectangular windows with wood trim may be grouped to emphasize the
geometry of the building form.

* Ribbons of windows arranged in horizontal bands is common.
* Massive chimney forms wrapped in stone or brick is an enhanced detail of this style.

e Terraces covered by the primary roof form with large rectilinear stone piers for roof
support is typical.
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