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CITY OF

FOLSOM

DISTINCTIVE BY NATURE

PLANNING COMMISSION AGENDA
October 19, 2016
CITY COUNCIL CHAMBERS
6:30 p.m.
50 Natoma Street
Folsom, California 95630

CALL TO ORDER PLANNING COMMISSION: Chair Ross Jackson, Vice Chair John Arnaz; Commissioners:,
Marci Embree, Jennifer Lane, Brian Martell, Thomas Scott, and 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 October 5, 2016 will be presented for approval.

CONTINUED ITEMS

1. PN 16-025, Enclave at Folsom Ranch, Easton Valley Parkway — Tentative Parcel Map, Vesting
Tentative Subdivision Map, Planned Development Permit, and Determination that the Project is
Exempt from CEQA — Continued from the October 5, 2016 Planning Commission Meeting

A Public Hearing to consider a request from Enclave at Folsom, LLC for approval of a Tentative Parcel
Map, Vesting Tentative Subdivision Map, and Planned Development Permit for development of a 111-unit
single-family residential subdivision on a 14.7-acre site located on Easton Valley Parkway (APN 072-
3190-036). The Specific Plan designation is SP-GC and SP MLD and the General Plan is GC-MLD. An
Exemption has been prepared for the project pursuant to California Environmental Quality Act Guidelines
Sections 15063 and 15084. (Project Planner: Principal Planner, Steve Banks / Applicant: Enclave at
Folsom, LLC)



PLANNING COMMISSION / PLANNING MANAGER REPORT

The next Planning Commission meeting is scheduled for November 2, 2016. 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 355-7222 and FAX number is 355-
7274,

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




CITY OF

FOLSOM

DISTINCTIVE BY NATURE

PLANNING COMMISSION MINUTES
October 5, 2016
CITY COUNCIL CHAMBERS
6:30 P.M.
50 Natoma Street
Folsom, CA 95630

CALL TO ORDER PLANNING COMMISSION: Chair Ross Jackson; Vice Chair John Arnaz; Commissioners:
Marci Embree, Jennifer Lane, Brian Martell, Thomas Scott, Justin Raithel

ABSENT: Lane, Embree

CITIZEN COMMUNICATION: None

MINUTES: The minutes of September 21, 2016 were approved as submitted.

CONTINUED ITEMS

1. PN 16-025, Enclave at Folsom Ranch, Easton Valley Parkway — Tentative Parcel Map, Vesting
Tentative Subdivision Map, Planned Development Permit, and Determination that the Project is
Exempt from CEQA — Continued from the September 21, 2016 Planning Commission Meeting

A Public Hearing to consider a request from Enclave at Folsom, LLC for approval of a Tentative Parcel
Map, Vesting Tentative Subdivision Map, and Planned Development Permit for development of a 111-
unit single-family residential subdivision on a 14.7-acre site located on Easton Valley Parkway (APN
072-3190-036). The Specific Plan designation is SP-GC and SP MLD and the General Plan is GC-
MLD. An Exemption has been prepared for the project pursuant to California Environmental Quality
Act Guidelines Sections 15063 and 15084. (Project Planner: Principal Planner, Steve Banks /
Applicant: Enclave at Folsom, LLC)

COMMISSIONERS JACKSON MOVED TO CONTINUE PN 16-025, THE ENCLAVE AT FOLSOM
RANCH, EASTON VALLEY PARKWAY TO THE OCTOBER 19, 2016 PLANNING COMMISSION
MEETING WHICH CARRIED THE FOLLOWING VOTE:

AYES: MARTELL, ARNAZ, SCOTT, RAITHEL, JACKSON
NOES: NONE

ABSTAIN: NONE

ABSENT: LANE, EMBREE

Planning Commission Minutes
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NEW BUSINESS

2. PN 16-233, Burger King Restaurant Commercial Design Review and Determination that the
Project is Exempt from CEQA

A Public Hearing to consider a request from Robert DeGrasse for approval of a Commercial Design
Review application for facade alterations, new exterior paint colors, and minor site improvements to an
existing 2,891-square-foot Burger King Restaurant building at 171 Iron Point Road. The zoning
designation for the site is C-3 PD (General Commercial, Planned Development District) and the
General Plan designation is CA (Specialty Commercial). The project is categorically exempt under
Section 15301 Existing Facilities of the California Environmental Quality Act (CEQA). (Project
Planner: Associate Planner, Josh Kinkade / Applicant: Robert DeGrasse)

COMMISSIONER SCOTT MOVED TO APPROVE COMMERCIAL DESIGN REVIEW FOR FACADE
ALTERATIONS, NEW EXTERIOR PAINT COLORS, AND MINOR SITE IMPROVEMENTS TO THE
EXISTING 2,891-SQUARE-FOOT BURGER KING RESTAURANT BUILDING LOCATED AT 171
IRON POINT ROAD WITH THE FOLLOWING FINDINGS AND CONDITIONS: GENERAL FINDINGS
A & B; CEQA FINDING C; DESIGN REVIEW FINDINGS D —F.

COMMISSIONER RAITHEL SECONDED THE MOTION WHICH CARRIED THE
FOLLOWING VOTE:

AYES: SCOTT, JACKSON, RAITHEL, MARTELL, ARNAZ
NOES: NONE

ABSTAIN: NONE

ABSENT: EMBREE, LANE

3. PN 16-271, Lazy Dog Restaurant, 300 Palladio Parkway, Suite 300 (Palladio at Broadstone
Shopping Center) - Commercial Design Review

Request by Broadstone Land LLC/Lazy Dog Restaurants for Commercial Design Review approval for
development of a 7,826-square-foot restaurant on an undeveloped .31-acre parcel within the Palladio
at Broadstone Shopping Center. The property is zoned C-3 PD (General Commercial, Planned
Development District). A Mitigated Negative Declaration for the Palladio at Broadstone Shopping
Center project has previously been approved in accordance with the requirements of the California
Environmental Quality Act (CEQA). (Project Planner: Principal Planner, Steve Banks / Applicant:
Broadstone Land LLC/Lazy Dog Restaurants)

COMMISSIONER JACKSON MOVED TO APPROVE COMMERCIAL DESIGN REVIEW FOR
DEVELOPMENT OF A 7,826-SQUARE-FOOT RESTAURANT ON AN UNDEVELOPED .31-ACRE
PARCEL WITHIN THE PALLADIO AT BROADSTONE SHOPPING CENTER AS ILLUSTRATED ON
ATTACHMENTS 2 THROUGH 7 WITH THE FOLLOWING FINDINGS AND CONDITIONS:
GENERAL FINDINGS A & B; CEQA FINDING C; DESIGN REVIEW FINDINGS D - G.

COMMISSIONER MARTELL SECONDED THE MOTION WHICH CARRIED THE
FOLLOWING VOTE:

AYES: JACKSON, MARTELL, SCOTT, ARNAZ, RAITHEL
NOES: NONE

ABSTAIN: NONE

ABSENT: EMBREE, LANE
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REPORTS:
Planning Commission/Planning Manager Report:

None

RESPECTFULLY SUBMITTED,

Amanda Palmer, SECRETARY

APPROVED:

Ross Jackson, CHAIRMAN

Planning Commission Minutes
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Agenda Item No. 1
PN 16-025
PC Meeting: 10-19-16

PLANNING COMMISSION STAFF REPORT

PROJECT TITLE

PROPOSAL

RECOMMENDED ACTION

OWNER/APPLICANT

LOCATION

ASSESSORS PARCEL NUMBER

SITE CHARACTERISTICS

GENERAL PLAN DESIGNATION

ZONING

Enclave at Folsom Ranch Subdivision

Request for approval of a Tentative Parcel
Map, Vesting Tentative Subdivision Map, and
Planned Development Permit for development
of a 111-unit single-family residential
subdivision

Approve, based upon findings and subject to
conditions

Enclave at Folsom Ranch, LLC

The overall 75.3-acre project site, which is
situated within the Folsom Plan Area, is located
south of U.S. Highway 50, north of White Rock
Road, east of Scott Road, and west of
Placerville Road. The 14.7-acre Enclave at
Folsom Ranch Subdivision site is located south
of Easton Valley Parkway, north of Street “1”,
east of New Placerville Road, and west of Scott
Road.

APN: 072-3190-036

The project site is situated near the base of the
Sierra Nevada foothills. The topography is
characterized by gently rolling hills covered in
non-native and naturalized grasslands.
Historically, the site has been used for grazing,
farming, and mining and is currently vacant.

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

SP GC (Folsom Plan Area Specific Plan,
General Commercial) and SP MLD (Folsom
Plan Area Specific Plan, Multi-Family Low
Density)



ADJACENT LAND USES/ZONING

PREVIOUS ACTION

FUTURE ACTION

APPLICABLE CODES

ENVIRONMENTAL REVIEW

North: Easton Valley Parkway with
Undeveloped Commercial Land (SP
GC) and U.S. Highway 50 Beyond

South: Street “1” with Undeveloped Multi-
Family Residential Land (SP MLD) and
Undeveloped Mixed-Use Land (SP
MU) Beyond

East: New Placerville Road with
Undeveloped Single-Family Residential
Land (SP SFHD) and Undeveloped
Parkland (SP P) Beyond

West: Undeveloped Commercial Land (SP
GC) with Scott Road Beyond

City Council Approval of the Folsom Plan
Area Specific Plan in 2011, City Council
Approval of Tier 1 Development Agreement in
2011, City Council Approval of Folsom Plan
Area Specific Plan Public Facilities Financing
Plan in 2014, City Council Approval of First
Amended and Restated Tier 1 Development
Agreement in 2014, and City Council Approval
of the Westland Eagle Specific Plan
Amendment in 2015

Recordation of the Parcel Map, Recordation of
the Final Subdivision Map, Approval of the
Improvement Plans, Design Review, and
Issuance of Grading and Building Permits

FMC 16.00, Subdivisions

FMC 17.37, Specific Plan District

FMC 17.38, Planned Development District
FMC 17.57, Parking Requirements

FMC 17.104, Inclusionary Housing
Folsom Plan Area Specific Plan (SP FPA)
Subdivision Map Act

An Environmental Impact Report has been
certified for the Folsom Plan Area Specific
Plan project in accordance with the California
Environmental Quality Act. This project is
consistent with the FPASP and the Westland
Eagle Specific Plan Amendment to the FPASP.
This project meets the criteria in Government



Code Section 65457 and of CEQA Guidelines
Section 15182, which exempts the project from
further review. The project also qualifies for
streamlined environmental review under Public
Resources Code Section 21083.3 and CEQA
Guidelines Section 15183

ATTACHED REFERENCE MATERIAL

Vicinity Map

Tentative Parcel Map, dated October 14, 2016

Vesting Tentative Subdivision Map, dated October 10, 2016
Preliminary Site Plan, dated July 22, 2016

Preliminary Grading and Drainage Plan, dated October 10, 2016
Preliminary Off-Site Infrastructure Plan, dated October 10, 2016
Scott Road Interim Improvement Plans, dated October 10, 2016
Enclave at Folsom Ranch Design Guidelines, dated July 25, 2016
Inclusionary Housing Plan, dated December 22, 2015

10 Site Photographs

11. CEQA Exemption and Streamlining Analysis for Enclave at Folsom Ranch

OO NN AW~

PROJECT PLANNER Steve Banks, Principal Planner

BACKGROUND

The overall 75.3-acree project site is located in the Folsom Plan Area and is generally located south
of U.S. Highway 50, north of White Road Road, east of Scott Road, and west of Placerville Road.
The 14.7-acre Enclave at Folsom Ranch Subdivision site is located within the southern portion of
the larger 75.3-acre area. Mining is the dominant historical theme in the project area and in the
surrounding lands. The region, later known as the Folsom Mining District, was extensively placer
mined during the Gold Rush. Since the early 20™ century, the property has been primarily utilized
for cattle grazing and associated activities.

The proposed project site is part of the approved Folsom Plan Area Specific Plan (FPASP), which is
a comprehensively planned community that proposes new development based upon principles of
“Smart Growth” and Transit Oriented Development. The FPASP area is generally bounded by U.S.
Highway 50 on the north, White Rock Road on the south, Prairie City Road on the west, and the
Sacramento County/El Dorado County boundary on the east. The FPASP, which was adopted in
2011, originally included 10,210 residential units at various densities on a total of 1,455.6 acres;
511.3 acres designated for commercial, mixed-use, and industrial use; 317 acres designated for
public/quasi-public uses, elementary, middie, and high schools on 179.2 acres; 121.7 acres of
community and neighborhood parks; stormwater detention basins; 1063.3 acres of open-space areas
and open-space preserves; and major roads and landscaping.

In the intervening years since the 2011 adoption of the FPASP, a major change in land ownership
occurred within the FPASP area. The new owners evaluated the approved land use plan and
determined that many of the assumptions underlying the type and distribution of retail commercial
and residential land uses in the plan area needed to be reevaluated to respond to current and future
market conditions for retail commercial and residential development. As a result, the property



owners proposed changes to the adopted FPASP to significantly reduce the amount of retail
commercial land use and increase the number of allowed residential dwelling units within the plan.
On September 22, 2015, the Planning Commission approved the Westland Eagle Specific Plan
Amendment project, which included approval of an Addendum to the Folsom Plan Area Specific
Plan Final EIR/EIS, a General Plan Amendment, an Amendment to the Folsom Plan Area Specific
Plan, and Amendment No. 1 to the First Amended and Restated Development Agreement. The
approved project expanded the permitted uses in both the Regional Commercial and General
Commercial land uses to allow low-, medium-, and high-density multifamily residential uses. The
net result of these proposed land uses changes and other adjustments to the FPASP was a decrease
of 1,445,710 square feet of commercial building area while in turn, permitting an increase of 922
residential units from the dwelling units originally contemplated for the Westland Eagle properties
in the FPASP. Subsequent projects, including; Russell Ranch, Mangini Ranch, Westland/Eagle,
White Rock Springs, Hillsborough, Carr Trust, Folsom Heights, and Broadstone Estates, further
increased the overall dwelling unit count in the FPASP for a new grand total of 11,337 residential
dwelling units plan wide. Other approved zoning changes included the elimination of the
Entertainment District Overlay Combining Zone and the addition of its permitted uses to those
allowed in the Regional Commercial zone.

APPLICANT’S PROPOSAL

The applicant, Enclave at Folsom Ranch, is requesting approval of a Tentative Parcel Map, Vesting
Tentative Subdivision Map, and Planned Development Permit for development of a 111-unit single-
family residential subdivision on a 14.7-acre site situated within a larger 75.3-acre project area
generally located south of U.S. Highway 50, north of White Rock Road, east of Scott Road, and
west of Placerville Road. A Tentative Parcel Map is proposed to subdivide an existing 75.3-acre
parcel into four individual parcels for future sale and development. A Vesting Tentative
Subdivision Map is proposed to subdivide a newly created 14.7-acre parcel into a 111-unit single-
family residential subdivision. Lastly, a Planned Development Permit is proposed to establish
detailed design guidelines and development regulations for the residential subdivision.

As part of this development application, the applicant has submitted a comprehensive set of design
guidelines and development standards for the Enclave at Folsom Ranch Subdivision. The primary
purpose of the design guidelines is to articulate the architectural and design expectations for a
comprehensive vision of the proposed residential neighborhood; the common area landscapes,
hardscapes, open spaces, fencing, entry features and site lighting; and the design character of
individual homes. The goal of the development standards is to establish a regulatory framework for
the design and placement of individual homes on the residential lots. It is important to note that the
applicant has not submitted specific architectural and design details (building elevations, floor
plans, color/materials board, etc.) for the proposed single-family homes at this time. The final
design details are subject to review and approval by the Planning Commission as part of a future
Design Review application.

The 14.7-acre subdivision site is located near the southeast corner of the intersection of Easton
Valley Parkway and Scott Road. Primary vehicle access to the project site is provided by a gated-
driveway on Easton Valley Parkway and a gated-driveway on Street “1”. Internal circulation is
facilitated by interior private streets that accommodate two-way vehicle traffic and also provide
access to six individual alleys. Pedestrian circulation is accommodated by a combination of
sidewalks and interior walkways. Street frontage improvements around the perimeter of the project
site include landscaping, lighting, sidewalks, and bicycle lanes. Sidewalk improvements and
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pedestrian connectivity outside of the project area will be constructed at a future date as other
projects are developed. The proposed project includes a total of 333 parking spaces including 222
garage parking spaces and 111 on-street parking spaces within the gated community. Additional
site improvements include: underground utilities, sidewalks, curbs, gutters, perimeter fencing, yard
fencing, site lighting, site landscaping, and a private park.

GENERAL PLAN AND ZONING CONSISTENCY

In 2011, the City of Folsom adopted a General Plan Amendment for the circulation and land use
designations, as well as, the Folsom Plan Area Specific Plan (FPASP) which is designed to guide
and regulate the development, for the area south of U.S. Highway 50. The zoning designations in
the Specific Plan correspond with the General Plan designation boundary lines. The adopted
General Plan land use designations for the project site are GC (General Commercial) and MLD
(Multifamily Low Density), while the Specific Plan zoning designations are SP GC (Folsom Plan
Area Specific Plan, General Commercial) and SP MLD (Folsom Plan Area Specific Plan, Multi-
Family Low Density). There are no changes to the adopted General Plan and Specific Plan land use
designations for the proposed Enclave at Folsom Ranch project, which is proposed to be developed
consistent with the adopted General Plan and Specific Plan land use designations.

The Westland Eagle Specific Plan Amendment, which was approved in 2015, allocated residential
units in varying densities to certain specified commercial land use zones. In this particular case, the
applicant is proposing to utilize some of the planned residential units (28 units) within an area on
the western side of the project site that has a SP GC (Folsom Plan Area Specific Plan, General
Commercial) specific plan zoning designation. As the allocation of residential units was
contemplated and permitted by the Westland Eagle Specific Plan Amendment (provided that the
maximum density was not exceeded), no General Plan or Specific Plan Amendments are required to
accommodate the proposed residential development. It is important to note that the proposed
project is being developed at a residential density of 7.5-units per acre whereas 7 to 11.9-units per
acre are allowed under the SP MLD (Folsom Plan Area Specific Plan, Multifamily Low Density)
specific plan zoning designation.

LAND USE COMPATIBILITY

The 75.3-acre project site is surrounded by vacant and undeveloped property. As noted earlier
within this report, the overall project site is located in the Folsom Plan Area and is generally located
south of U.S. Highway 50 and Easton Valley Parkway, north of White Road Road, east of Scott
Road, and west of Placerville Road. The proposed 111-unit single-family residential subdivision,
which is located in the southern portion of the larger 75.3-acre site and is bounded by Easton Valley
Road to the north with undeveloped commercial land beyond, Street “1” to the south with
undeveloped residential and commercial land beyond, undeveloped commercial land with Scott
Road to the west, and an undeveloped park site and residential land with Placerville Road beyond.
Based on the fact that the proposed project is consistent with the land use designations in the
FPASP, as amended by the Westland Eagle Specific Plan Amendment, and that the project meets all
of the policies and regulations contained therein, staff has determined that the project is compatible
with both the current and future planned land uses.

TENTATIVE PARCEL MAP AND TENTATIVE SUBDIVISION MAP

A Tentative Parcel Map is proposed to subdivide an existing 75.3-acre parcel into four individual
parcels. The resulting parcels will be 54-acres, 14.7-acres, 3.6-acres, and 3.0-acres in size
respectively. The ultimate purpose of the Tentative Parcel Map is to facilitate the land division, sale
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and potential development of the individual parcels into some future development or smaller
subdivided lots. In and of itself, the Tentative Parcel Map does not permit development of any of
the parcels it creates. It does, however, create the necessary easements to allow for roads and
utilities to be built to facilitate the development of those parcels subject to future approval of
discretionary entitlements. Only the 14.7-acre parcel is subject to development under the proposed
project. The balance of the remaining three parcels is subject to further discretionary review before
any development can occur. No specific development proposals have been made for those parcels
at this time.

The applicant is requesting approval of a Vesting Tentative Subdivision Map to subdivide a 14.7-
acre site into a total of 130 lots including 111 single-family residential home lots, 10 landscape lots,
7 private roadway lots, 1 private park lot, and 1 paseo lot. The proposed residential lots range in
size from 2,800 square feet to 4,270 square feet size. It is important to note that the proposed
subdivision will be a private gated community; as a result all roadways (streets and courts) within
the subdivision are proposed to be private streets. Staff has included a condition (Condition No. 85)
that requires the applicant to dedicate easements for water and sewer within the private streets, as
well as public utility easements for underground facilities on properties adjacent to the streets. Staff
also recommends that owner/applicant form a homeowners association and establish CC & R’s for
the proposed subdivision (Condition No. 110). Staff has determined that the proposed tentative
parcel map and vesting tentative subdivision map comply with all City requirements, as well as with
the requirements of the State Subdivision Map Act.

PLANNED DEVELOPMENT PERMIT

The purpose of the Planned Development Permit process is to allow greater flexibility in the design
of integrated developments than otherwise possible through strict application of land use
regulations. The Planned Development Permit process is also designed to encourage creative and
efficient uses of land. The applicant’s intent, in this particular case, is to provide a product that fits
into a niche between the single-family, large-lot category and the multi-family category. In
reviewing the applicant’s request for approval of a Planned Development Permit, staff considered a
variety of factors including existing/proposed development standards, traffic/access/circulation,
parking requirements, noise impacts, walls/fencing, site lighting, site landscaping, trash/recycling,
grading/drainage, and architecture/design.

Development Standards
The applicant’s intent with the subject application is to create a unique set of development standards

that will accommodate development of 111 small-lot single family residences on the 14.7-acre
project site. The following table outlines the existing and proposed development standards for the
Enclave at Folsom Ranch Subdivision project:

Enclave at Folsom R_ancFDaelopment Standards Table

| Let | Lot | Building | Front Yard ]‘—Rear Yard | Side Yard | Building |
| Area [ Width ] Coverage | Setback | Setback | Setbacks | Height limit
. | | | | - Dalayes
| MLD 3,000 30 feet 50% 15/20 feet | 10 feet ' 5 feet | 35 feet
] Standard s.f. ‘ |
| Proposed | 2,800 | 40 feet 60% 12feet |  8feet | 4 feet 30 feet
'I Project s.f. 5 inches | |




As shown on the development standards table, the proposed project is similar to the standards
established for other recently-approved single-family small-lot residential projects with respect to
lot area, lot width, building coverage, front yard setback, rear yard setback, and side yard setbacks.
Examples of recently-approved subdivisions with similar development standard include; Addison
Place Subdivision, Parkside Subdivision, Turnstone Subdivision, Parkway Trails Subdivision,
Parkway and the Meadows Subdivision. Staff has determined that the development standards for
the proposed project meet the intent, purposes, and standards set forth in the Folsom Plan Area
Specific Plan.

Traffic/Access/Circulation

The 14.7-acre subdivision site is located near the southeast corer of the intersection of Easton
Valley Parkway and Scott Road. Primary vehicle access to the proposed subdivision is provided by
a gated- driveway on Easton Valley Parkway and a gated-driveway on Street “1”. Internal
subdivision circulation is facilitated by interior private streets that accommodate two-way vehicle
traffic and also provide access to six individual alleys. Pedestrian circulation is accommodated by a
combination of sidewalks and interior walkways. Off-site pedestrian connections and connectivity
will be established with future development of the adjacent and nearby properties. It is important to
note that gated entries are proposed for both driveways to control access into and out of the
proposed residential subdivision. To ensure the two gated vehicle entries function in a safe and
effective manner, staff recommends that the two entry gates swing inward and away from the public
streets. In addition, staff recommends the vehicle queuing at the two entry gates be monitored on an
ongoing basis to verify that vehicles are not backing up into the adjacent public streets. In the event
that vehicle queuing at the two entry gates becomes a public safety issue, the two vehicle entry
gates will be required to remain open during the AM (7:00 a.m. to 9:00 a.m.) and PM (4:00 p.m. to
6:00 p.m.) peak hours on weekdays. Condition No. 182 is included to reflect this requirement.

The Westland/Eagle Specific Plan Area Traffic Study was previously utilized to forecast travel
demand within the project area including the project site. Trip generation estimates were generated
utilizing the land uses in the project area and the proposed transportation network. Based on the
changes in land use associated with the proposed project, trip generation rates were re-evaluated.
The updated Study determined that the proposed project would result in a net decrease in daily
vehicle trips (-447 trips) as well as a decrease in AM Peak Hour trips (-22 trips) and PM Peak Hour
trips (-46). Based on this information, City staff does not anticipate any traffic-related impacts that
were not previously identified in the Westland/Eagle Specific Plan Area Traffic Study.

Parking

The applicant proposes to provide a total of 333 parking spaces including 222 garage parking spaces
and 111 on-street parking spaces. The Folsom Plan Area Specific Plan requires two off-street
parking spaces for each single-family residential unit. In addition, City staff recommends that one
on-street parking space (guest parking) is be provided for each single-family residential unit. As
proposed, staff has determined that the project provides sufficient parking by providing 333 parking
spaces whereas 333 parking spaces are required.

Noise

A supplemental Environmental Noise Assessment was prepared by Bollard Acoustical to verify that
there would be no new noise-related impacts associated with the proposed project that were not
contemplated by the Environmental Impact Report prepared for the Folsom Plan Area Specific
Plan. The Noise Assessment determined that a portion of the proposed subdivision will be exposed
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to future traffic noise levels in excess of the City of Folsom interior and exterior noise level
standard. To achieve compliance with the required interior and exterior noise level standards, staff
recommends that the following measures be implemented (Condition No. 96):

e An 8-foot solid noise barrier would be required to reduce future Easton Valley Parkway
traffic noise levels below the City of Folsom exterior criteria of 60 dB Ldn. This barrier is
specified relative to backyard elevation unless the backyard elevation is below the roadway
elevation, in which case the barrier height is specified relative to roadway elevation.

e A 7-foot solid noise barrier would be required to reduce future New Placerville Road traffic
noise levels below the City of Folsom exterior criteria of 60 dB Ldn. This barrier is specified
relative to backyard elevation unless the backyard elevation is below the roadway elevation,
in which case the barrier height is specified relative to roadway elevation.

e Suitable materials for the traffic noise barriers include masonry and precast concrete panels.
Other materials may be acceptable but should be reviewed by an acoustical consultant prior
to use. The design of the noise barriers shall be consist with the Enclave at Folsom Ranch
Design Guidelines

e Mechanical ventilation (air conditioning) should be provided for all residences in this
development to allow the occupants to close doors and windows as desired to achieve
compliance with the applicable interior noise level criteria.

e All second-floor bedroom windows of the lots located adjacent to Easton Valley Parkway
from which the roadway is visible should have a minimum STC rating of 32.

Walls/Fencing/Gated Entries

The applicant is proposing to secure and screen the project site with a combination of walls, fences,
and entry gates. The private yard areas for the individual lots are proposed to be screened by six-
foot-tall wood fencing. The perimeter of the project site is proposed to be secured with a six to
eight-foot-tall masonry wall interspersed with decorative pilasters. Open view fencing is proposed
along the Street 1 frontage at the ends of the stub streets and extending generally to the front/side
corner of the home sites to provide a friendlier interface. The two entry driveways are proposed to
be secured with metal entry gates. Decorative metal pedestrian gates are proposed to provide access
into the subdivision for pedestrians and bicyclists at both driveway locations. A call box will be
located within a landscape median in front of the entry gates to provide access into the subdivision
for residents and guests. Staff recommends that the final location, design, height, materials, and
colors of the walls, fences, and gates be subject to review and approval by the Community
Development Department to ensure consistency with the Enclave at Folsom Ranch Design
Guidelines. Condition No. 184 is included to reflect this requirement.

Site Lighting

The applicant is proposing to use a combination of free-standing parking area lights, free-standing
street lights, landscape and walkway lighting, and building-attached lights. To minimize potential
lighting-related impacts, staff recommends that all free-standing parking area lights, free-standing
street lights, landscape and walkway lights, and building attached lights be screened, shielded, and
directed downward to minimize glare towards the surrounding properties. In addition, staff



recommends that the final design of all exterior lighting be subject to review and approval by the
Community Development Department. Condition No. 83 is included to reflect these requirements.

Mechanical Equipment

The proposed plans do not identify the proposed location for mechanical and utility equipment, such
as transformers, electric and gas meters. Staff recommends all mechanical and utility equipment for
all units be ground-mounted and concealed from view of public streets, neighboring properties and
nearby higher buildings where practicable to the satisfaction of the Community Development
Department. Condition No. 185 is included to reflect this requirement.

Water Supply
The Enclave at Folsom Ranch Subdivision project’s water demand can be accommodated by the

City’s water supplies within the mandates of Measure W, which requires that the water supply for
the Folsom Plan Area south of Highway 50: (1) not cause a reduction in the supply designated to
serve existing water users north of Highway 50; and (2) not be paid for by Folsom residents north of
Highway 50. Measure W is codified in Section 7.08 of the Folsom City Charter. The following
discussion is provided in the interest of addressing issues relating to the City’s water supply
planning for the Folsom Plan Area, particularly during multiple years of drought condition.

Under the framework of Measure W, the environmental analysis for the Folsom Plan Area (where
the Enclave at Folsom Ranch Subdivision project is located) relating to the availability of water
supplies to serve this project, including under a multiple-year drought condition, was disclosed,
studied and considered in great detail in an Addendum to the FPASP EIR, which was certified by
the City Council on December 11, 2012 (Resolution No. 9096). Following certification of the
Addendum, the City Council directed that a civil action be filed under Code of Civil Procedure
Section 860 and Government Code Section 53511 to determine the validity of the FPA Water
Supply Agreement (WSA) between the City and the landowners in the Folsom Plan Area, which
forms the legal basis to secure water supplies for the Folsom Plan Area at no cost to existing City
water users north of Highway 50. The validation action specifically sought judicial determination
that the WSA 1is consistent with Measure W, and that the WSA is consistent with the City’s intent to
retain control of conserved water under Resolution No. 8457 and California Water Code Section
1011 (which permits the City to retain and use water supplies resulting from its conservation
efforts).

On October 16, 2013, Sacramento County Superior Court approved, confirmed, and validated the
WSA. The Court specifically adjudged that the WSA is consistent with the Measure W water
supply requirements (i.c., that the water supply for the Folsom Plan Area will not cause a reduction
in the supply designated to serve existing water users north of Highway 50 and will not be paid for
by Folsom residents north of Highway 50), that the WSA is consistent with Resolution No. 8457
protecting water conserved from the City’s pre-1914 water rights and water supplies, and that the
WSA is lawful, valid and enforceable. The Court’s determination is valid and forever binding on
matters pertaining to water supply to the Folsom Plan Area.

Additionally, the City is a party to the Water Forum Agreement, which represents a regional
commitment by stakeholders in the long term health and sustainability of the American River to
cooperate and fulfill two co-equal objectives: (1) to provide a reliable and safe water supply for the
region’s economic health and planned development to the year 2030; and (2) to preserve the fishery,
wildlife, recreational, and aesthetic values of the lower American River. An EIR was prepared in
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1999 that examined the effects of implementing the linked actions agreed to by the stakeholders to
fulfill those objectives. As relevant to the Enclave at Folsom Ranch Subdivision project, these
linked components include: actions to meet water users’ needs during dry years while reducing
diversion impacts, increased water conservation, and improved groundwater management, among
other actions.

Consistent with the Water Conservation Act of 2009, the Addendum to the FPASP EIR approved
by the City Council in December 2012, and the City’s intent to retain control of conserved water
under Resolution No. 8457 and California Water Code Section 1011 (affirmed by the Court in
2013), the City has undertaken several water conservation and management improvements in recent
years, including approval of the Water System Optimization Review (SOR) Project that provides
for leak and loss detection and repairs to the City’s existing water transmission and distribution
facilities. The SOR project is paid for by the landowners in the Folsom Plan Area (not Folsom
residents north of Highway 50), and the water savings achievable through these repairs as well as
other efforts will make available a sufficient amount (5,600 acre feet per year) to supply the Folsom
Plan Area without causing a reduction in the supply designated to serve existing water users north
of Highway 50. The implementation of these system improvements and application of the water
savings to the Folsom Plan Area were discussed and analyzed in the Addendum to the FPASP EIR.

Notwithstanding the legal framework for securing and providing water supply to the Folsom Plan
Area consistent with Measure W, during multiple-dry years the City has the authority to declare a
water shortage condition under Chapter 13.26 of the Folsom Municipal Code, and implement
increasingly more stringent stages of conservation, which limit many types of outdoor water use and
water service in restaurants. A development agreement between the City and a majority of the
landowners in the Folsom Plan Area adopted in May 2014, to which the Enclave at Folsom Ranch
Subdivision project proponent is a party, makes clear that this project area and these landowners are
subject to the same water use cut-backs and limitations imposed in the rest of the City during such
water shortage conditions. The City’s most recent Urban Water Management Plan (2015)
considered the effects of implementing these stages of conservation, as required by law, and still
concluded that the City would have sufficient supplies to serve existing residents and planned new
growth in multiple dry years.

Accordingly, the proposed project’s water supply is consistent with Measure W, has received
judicial validation that is forever binding on matters pertaining to water supply to the Folsom Plan
Area, and can be accommodated by the City’s existing water supplies and dry-year plans without
imposing additional hardship or otherwise further limiting the supplies available to serve the rest of
the City’s residents.

Utilities

As provided for in the Development Agreement between the City and the Landowners south of U.S.
Highway 50, each individual subdivision within the Plan Area is required to build the portion of the
off-site infrastructure system necessary to support the proposed project. The Enclave at Folsom
Ranch Subdivision will be served by sewer infrastructure located within the Scott Road right-of-
way. The sewer main will be extended along Street “1” from Scott Road to New Placerville Road
in order to serve the proposed subdivision and to allow for future upstream sewer connections at
New Placerville Road.
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The Enclave at Folsom Ranch Subdivision is proposed to be served by two sources of water, Zone 3
water from the north via New Placerville Road and Zone 4 water from the east via Easton Valley
Parkway. The proposed project is located within the Zone 3 water pressure zone, therefore a
pressure reduction station will be required to reduce Zone 4 water pressure to acceptable levels for
use within Zone 3. Water mains are proposed within the perimeter streets including Easton Valley
Parkway, Street “1”, and New Placerville Road in order to serve the project site. It is important to
note that City staff has also determined that adequate provision has been provided by the proposed
project for the furnishing of sanitation services and emergency public safety services.

Grading and Drainage

The grading concept for the proposed Enclave at Folsom Ranch subdivision project is to balance the
soil on site, resulting in a fairly level subdivision. The grade differential between lots is typically
only a few feet. In the worst case, the grade differential between residential lots is 3.5+ feet.
Overall, staff is supportive of the grading concept with the recommended conditions. Development
of the project site is anticipated to require low to moderate movement of soils and the compaction of
said materials. The applicant will be required to provide a complete geotechnical report before the
design of interior road, parking lot areas, and building foundations are finalized. Condition No. 17
1s included to reflect this requirement.

The Enclave at Folsom Ranch Subdivision will ultimately drain to a hyrdomodification basin (Basin
No. 19) located to the south of the project site on the west side of Scott Road. In the future, storm
drain pipes will be installed by other projects within the Scott Road right-of-way and will extend
south to Hyrdomodification Basin No. 19. Until the aforementioned basin and associated storm
drain infrastructure are in place, the project-related drainage is proposed to be captured in an interim
detention basin. The detention basin will outfall into the public storm drain system which
terminates at Scott Road. From there, flows will be conveyed within an interim drainage swale on
the west side of Scott Road to an existing drainage channel approximately 200 feet south of Street
“1”. Once the hydromodification basin and related infrastructure are constructed, the temporary
detention basin and swale will be abandoned.

Interim stormwater runoff from the west end of Easton Valley Parkway is proposed to flow into a
temporary roadside drainage swale. Runoff from the east is collected by the proposed drain inlet
and then into the 48-inch storm drain on the north side of Easton Valley Parkway. The storm drain
has been preliminary sized for the ultimate build-out conditions. Both the roadside drainage swale
and the 48-inch storm drain release into an interim outfall structure that connects into swales that
are anticipated to be graded with the Russell Ranch project. Additionally, an interim inlet structure
is proposed on the east side of New Placerville Road to collect stormwater runoff from adjacent
properties on an interim basis. Water flows are directed north to the 48-inch storm drain within
Easton Valley Parkway. Staff recommends the storm drain improvement plans provide for “Best
Management Practices” that meet the requirements of the water quality standards of the City’s
National Pollutant Discharge Elimination System Permit issued by the State Regional Water
Quality Control Board. Condition No. 99 is included to reflect this requirement.

Architecture and Design

As mentioned earlier within this report, the applicant has not submitted specific architectural and
design details (building elevations, floor plans, color/materials board, etc.) for approval at this time.
However, the applicant has crafted a comprehensive set of design guidelines and development
standards (Attachment 7) for implementation of the Enclave at Folsom Ranch Subdivision. The
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primary objective of the design guidelines is to articulate the architectural and design expectations
for a comprehensive vision of the proposed subdivision; the common area landscapes, hardscapes,
open spaces, fencing, entry features and site lighting; and the design character of individual homes.
The goal of the development standards is to establish a regulatory framework for the design and
placement of individual homes on the residential lots.

The Enclave at Folsom Ranch Design Guidelines and Development Standards identify up to four
(4) unique architectural styles that are envisioned being implemented within the proposed
subdivision including: Artesian Collection, Agrarian Collection, California Collection, and Cottage
Collection. The Artesian Collection, which is inspired by the work of Frank Lloyd Wright, is
rooted in nature with a focus on integrating design concepts, building materials, and 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.

In relation to architectural building design, the proposed design guidelines are focused on creating
an interesting streetscape that will enhance the overall character of the subdivision. To assist in
creating visual interest, the design guidelines provide specific guidance in in terms of building
forms, building massing, building height, roofscape, elevations, architectural details, entryways,
door and windows, architectural lighting, building materials, building colors, and building finishes.
With respect to building setbacks and siting, the proposed development standards provide the
organization for determining how a residence will sit on a lot, which in turn impacts the pedestrian
experience within the neighborhood. The development standards establish front yard setbacks, side
yard setbacks, street side yard setback, rear yard setbacks, lot size, and building height. Staff has
determined that the proposed design guidelines and development standards for the Enclave at
Folsom Ranch Subdivision provide a comprehensive and thorough framework for establishment of
a high quality residential subdivision. Staff recommends the final architectural and design details
be submitted for review and approval by the Planning Commission as part of a future Residential
Design Review application (Condition No. 129).

INCLUSIONARY HOUSING ORDINANCE

As specified in the Folsom Municipal Code, Section 17.140.030, the applicant is required to provide
inclusionary housing units equal to ten (10) percent of the total number of units in the project,
including very-low income units equal to three (3) percent of the market rate units within the
subdivision and low-income units equal to seven (7) percent of the market rate units. In this
particular case, the applicant would be required to provide ten inclusionary housing units within the
proposed development. However, the Inclusionary Housing Ordinance also provides for use of
alternative means by developers to satisfy their inclusionary housing requirement. Alternative
means for satisfying the aforementioned requirement include: providing the units off site;
dedicating land for other affordable development projects; acquisition, rehabilitation, and
conversion of existing market rate units; conversion of existing market rate units; paying an in-lieu
fee, or other methods as approved by the City Council.

As an alternative means to constructing the affordable housing units on the project site, the
applicant is proposing to meet their inclusionary housing requirement by providing an in-lieu fee
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payment. The in-lieu fee payment is calculated by multiplying one percent of the lowest priced for-
sale residential unit within the proposed subdivision by the total number of for-sale residential units
within the proposed subdivision. The in-lieu fee is payable at the time of the building permit on a
per-unit basis. Staff recommends that the Final Inclusionary Housing Plan be subject to review and
approval by the Community Development Department. In addition, staff reccommends that the
applicant prepare an Inclusionary Housing Agreement, which will be subject to review and approval
by the City Council. Condition No. 109 is included to reflect these requirements.

ENERGY AND WATER CONSERVATION

To reduce impacts in terms of energy and water consumption, the proposed project is required to
meet the 2014 Title 24 Building Envelope Energy Efficiency Standards. The project will be
allowed to achieve this performance standard through a combination of measures to reduce energy
use for heating, cooling, water heating and ventilation. Because energy use for each different system
type (i.e., heating, cooling, water heating, and ventilation) as well as appliances is defined, this
method will also easily allow for application of individual measures aimed at reducing the energy
use of these devices in a prescriptive manner.

In an effort to address water conservation, the proposed project includes a number of measures
aimed at reducing on-site water usage. As outlined within the proposed Design Guidelines, the
proposed project has been designed to achieve an overall water efficient landscape rating utilizing
primarily low water use plant materials. The concepts of utilizing plant materials that are
compatible in their water use requirements together within the same irrigation zones are to be
applied with all planting and irrigation design. In addition, all proposed landscape areas will have
automatically controlled irrigation systems that incorporate the use of spray, subsurface in-line
emitters, and other high efficiency drip-type systems. To further ensure water conservation is being
achieved, the proposed project is required to comply with all State and local rules, regulations,
Governor’s Declarations, and restrictions including but not limited to: Executive Order B-29-15
issued by the Governor of California on December 1, 2015 relative to water usage and conservation,
requirements relative to water usage and conservation established by the State Water Resources
Control Board, and water usage and conservation requirements established within the Folsom
Municipal Code, (Section 13.26 Water Conservation), or amended from time to time. Condition No
106 1s included to reflect these requirements.

ENVIRONMENTAL REVIEW

The City, as lead agency, has determined that the Enclave at Folsom Ranch development proposal is
entirely consistent with the Folsom Plan Area Specific Plan (FPASP) and Westland Eagle Specific
Plan Amendment. As a project that is consistent with existing plans and zoning and which would
not result in any new or more severe environmental effects that are peculiar to the project or the
parcels or which were not previously analyzed as significant effects in the FPASP EIR/EIS and/or
the Addendum for the Westland Eagle Specific Plan Amendment, the Enclave at Folsom Ranch
development is eligible for the exemption from review under the California Environmental Quality
Act (CEQA) provided by Government Code section 65457 and CEQA Guidelines sections 15182.
The project also qualifies for the streamlining provisions in Public Resources Code section 21083.3
and CEQA Guidelines section 15183. Because the project is exempt from CEQA, the City is not
required to prepare a Negative Declaration or an Environmental Impact Report, or any specific type
of environmental documentation. Nonetheless, the City provides the attached checklist (Attachment
No. 10) exploring considerations raised by CEQA Guidelines sections 15182 and 15183 because the
checklist provides a convenient vehicle for disclosing the City’s evidence and reasoning for
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determining the project’s consistency with the FPASP and eligibility for the claimed CEQA
exemptions.

All of the recommended feasible mitigation measures previously adopted for the FPASP Final
EIR/EIS and the Westland Eagle Addendum have been included as conditions of approval for this
project. The City is not required to formally adopt any analysis under CEQA to make these
determinations under Guidelines sections 15182 and 15183, except for a finding regarding the
implementation of previously adopted mitigation.

RECOMMENDATION/PLANNING COMMISSION ACTION

MOVE TO RECOMMEND TO THE CITY COUNCIL APPROVAL OF THE LARGE-LOT
TENTATIVE PARCEL MAP CREATING FOUR LARGE LOTS AS ILLUSTRATED ON
ATTACHMENT 2 FOR THE ENCLAVE AT FOLSOM RANCH SUBDIVISION PROJECT;

AND

MOVE TO RECOMMEND TO THE CITY COUNCIL APPROVAL OF THE SMALL-LOT
VESTING TENTATIVE SUBDIVISION MAP CREATING ONE HUNDRED AND ELEVEN
(111) SINGLE-FAMILY RESIDENTIAL LOTS AS ILLUSTRATED ON ATTACHMENT 3 FOR
THE ENCLAVE AT FOLSOM RANCH SUBDIVISION PROJECT,

AND

MOVE TO RECOMMEND TO THE CITY COUNCIL APPROVAL THE PLANNED
DEVELOPMENT PERMIT FOR DEVELOPMENT OF ONE HUNDRED AND ELEVEN (111)
SINGLE-FAMILY RESIDENTIAL UNITS AS ILLUSTRATED ON ATTACHMENTS 3
THROUGH 7 FOR THE ENCLAVE AT FOLSOM RANCH SUBDIVISION PROJECT WITH
THE FOLLOWING FINDINGS AND CONDITIONS (NO. 1-210).

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 CONSISTENT WITH THE GENERAL PLAN, THE ZONING CODE

OF THE CITY, AND THE FOLSOM PLAN AREA SPECIFIC PLAN AS AMENDED BY
THE WESTLAND EAGLE SPECIFIC PLAN AMENDMENT.

CEQA FINDINGS

C. THE PROPOSED PROJECT IS CONSISTENT WITH THE FOLSOM PLAN AREA
SPECIFIC PLAN AS AMENDED BY THE WESTLAND EAGLE SPECIFIC PLAN
AMENDMENT.
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D. A FINAL ENVIRONMENTAL IMPACT REPORT AND ENVIRONMENTAL IMPACT
STATEMENT WAS PREVIOUSLY CERTIFIED FOR THE FOLOM PLAN AREA
SPECIFIC PLAN IN ACCORDANCE WITH CEQA AND NEPA AND AN ADDENDUM
TO THE FPASP EIR FOR THE WESTLAND EAGLE SPECIFIC PLAN AMENDMENT
WAS PREVIOSLY ADOPTED.

E. THE PROPOSED PROJECT IS CONSISTENT WITH THE FINAL EIR/EIS AND DOES
NOT CONTAIN SUBSTANTIAL CHANGES TO THE FOLSOM PLAN AREA
SPECIFIC PLAN.

F. THE PROPOSED PROJECT IS CONSISTENT WITH THE DEVELOPMENT DENSITY
ESTABLISHED BY THE FOLSOM PLAN AREA AS AMENDED BY THE WESTLAND
EAGLE SPECIFIC PLAN AMENDMENT, FOR WHICH A FINAL EIR/EIS WAS
CERTIFIED.

G. NO PROJECT-SPECIFIC SIGNIFICANT EFFECTS WHICH ARE PECULIAR TO THE
PROJECT OR ITS SITE EXIST.

H. THE FEASIBLE MITIGATION MEASURES SPECIFIED IN THE FOLSOM PLAN
AREA SPECIFIC PLAN FINAL EIR/EIS AND WESTLAND EAGLE ADDENDUM
WILL BE UNDERTAKEN FOR THE PROPOSED TENTATIVE PARCEL MAP,
VESTING TENTATIVE SUBDIVISION MAP, AND PLANNED DEVELOPMENT
PERMIT, CONSISTENT WITH CEQA GUIDELINES SECTION 15183(e).

VESTING TENTATIVE SUBDIVISION MAP FINDINGS

I THE PROPOSED VESTING TENTATIVE SUBDIVISION MAP IS CONSISTENT WITH
THE CITY’S SUBDIVISION ORDINANCE AND THE SUBDIVISION MAP ACT IN
THAT THE PROJECT IS SUBJECT TO CONDITIONS OF APPROVAL THAT WILL
ENSURE THAT THE PROJECT IS DEVELOPED IN COMPLIANCE WITH CITY
STANDARDS.

4, THE PROPOSED SUBDIVISION, TOGETHER WITH THE PROVISIONS FOR ITS
DESIGN AND IMPROVEMENT, IS CONSISTENT WITH THE GENERAL PLAN AND
ALL APPLICABLE PROVISIONS OF THE FOLSOM PLAN AREA SPECIFIC PLAN.

K. THE SITE IS PHYSICALLY SUITABLE FOR THE PROPOSED TYPE OF
DEVELOPMENT.

L. THE SITE IS PHYSICALLY SUITABLE FOR THE PROPOSED DENSITY OF
DEVELOPMENT.

M. AS CONDITIONED, THE DESIGN OF THE VESTING TENTATIVE SUBDIVISION
MAP AND THE PROPOSED IMPROVEMENTS ARE NOT LIKELY TO CAUSE
SUBSTANTIAL ENVIRONMENTAL DAMAGE OR SUBSTANTIALLY AND
AVOIDABLY INJURE FISH OR WILDLIFE OR THEIR HABITAT.
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THE DESIGN OF THE SUBDIVISION AND THE PROPOSED IMPROVEMENTS ARE
NOT LIKELY TO CAUSE SERIOUS PUBLIC HEALTH OR SAFETY PROBLEMS.

SUBJECT TO SECTION 66474.4 OF THE SUBDIVISION MAP ACT, THE LAND IS
NOT SUBJECT TO A CONTRACT ENTERED INTO PURSUANT TO THE
CALIFORNIA LAND CONSERVATION ACT OF 1965.

TENTATIVE PARCEL MAP FINDINGS

THE PROPOSED TENTATIVE PARCEL MAP IS CONSISTENT WITH THE CITY’S
SUBDIVISION ORDINANCE AND THE SUBDIVISION MAP ACT IN THAT THE
PROJECT IS SUBJECT TO CONDITIONS OF APPROVAL THAT WILL ENSURE
THAT THE PROJECT IS DEVELOPED IN COMPLIANCE WITH CITY STANDARDS.

THE PROPOSED TENTATIVE PARCEL MAP, TOGETHER WITH THE PROVISIONS
FOR ITS DESIGN AND IMPROVEMENT, IS CONSISTENT WITH THE GENERAL
PLAN AND ALL APPLICABLE PROVISIONS OF THE FOLSOM PLAN AREA
SPECIFIC PLAN.

THE SITE IS PHYSICALLY SUITABLE FOR THE PROPOSED TYPES OF
DEVELOPMENT.

THE SITE IS PHYSICALLY SUITABLE FOR THE PROPOSED DENSITIES OF
DEVELOPMENT.

AS CONDITIONED, THE DESIGN OF THE TENTATIVE PARCEL MAP AND THE
PROPOSED IMPROVEMENTS ARE NOT LIKELY TO CAUSE SUBSTANTIAL
ENVIRONMENTAL DAMAGE OR SUBSTANTIALLY AND AVOIDABLY INJURE
FISH OR WILDLIFE OR THEIR HABITAT.

THE DESIGN OF THE TENTATIVE PARCEL MAP AND THE PROPOSED
IMPROVEMENTS ARE NOT LIKELY TO CAUSE SERIOUS PUBLIC HEALTH OR
SAFETY PROBLEMS.

SUBJECT TO SECTION 66474.4 OF THE SUBDIVISION MAP ACT, THE LAND IS
NOT SUBJECT TO A CONTRACT ENTERED INTO PURSUANT TO THE
CALIFORNIA LAND CONSERVATION ACT OF 1965.

PLANNED DEVELOPMENT PERMIT FINDINGS

THE PROPOSED PROJECT COMPLIES WITH THE INTENT AND PURPOSES OF
THE FOLSOM PLAN AREA SPECIFIC PLAN AND OTHER APPLICABLE
ORDINANCES OF THE CITY AND THE GENERAL PLAN.
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X. THE PROPOSED PROJECT IS CONSISTENT WITH THE OBJECTIVES, POLICIES
AND REQUIREMENTS OF THE DEVELOPMENT STANDARDS OF THE CITY.

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

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

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

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

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

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

ltted

Wil & Wil

DAVID E. MILLER, AICP
Director of Public Works and Community Development

CONDITIONS

See attached tables of conditions for which the following legend applies.

| RESPONSIBLE DEPARTMENT | WHEN REQUIRED

|

CD Cor_r_lrﬁﬁnity Development Department | | Prior to approval of_Impr_ovement Plans

[ (P) | Planning Division M | Prior to approval of Final Map
(E) | Engineering Division B Prior to issuance of first Bulldlng Permit |
(B) | Building Division (0] Prior to approval of Occupancy Perm1g [
 (F) | Fire Division G | Prior to issuance of Grading Permit |
'PW | Public Works Department DC | During construction

| PB | Pa_rk and Recreation Department OG | On-going requirement o

| PD | Police Department | B
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Attachment 1

Vicinity Map
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Attachment 2

Tentative Parcel Map, dated September 2, 2016
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Attachment 3

Vesting Tentative Subdivision Map
Dated October 10, 2016
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Attachment 4

Preliminary Site Plan, dated July 22, 2016



GOV BTV RTean

Bz kg
TWONERD  wjeg

INVE WOSTOA"
v %.@\&@

Ud} LINGId INTWAOTIAII INNVTY
NVTd 4L1S JAILYYELSNTI

— —

¥

N

IYd S TOOHDS

Qe

avod  ATIA¥IOV I MIN

5 ee oo
: m ee ee _
E® ee o0 00 e 00l _ost??ohra..|
om oooo?o?z.ﬁz m
| M; osssr?ﬁb?ﬁbbl
| oot
|

CdAL e * or - S40T 11 ,_. i
c.._E ‘.,#\1‘
: } l = Muvd
e E.r AN

1.

g —

HOKIHADD .:AICJ:

AVATIVYE  XITIVA  KOISYE

oo}




Attachment 5

Preliminary Grading and Drainage Plan
Dated October 10, 2016
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Attachment 6

Preliminary Off-Site Infrastructure Plan
Dated October 10, 2016
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Attachment 7

Scott Road Interim Improvement Plans
Dated October 10, 2016
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Attachment §

Enclave at Folsom Ranch Design Guidelines
Dated July 25, 2016
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1.1 LOCATION AND SETTING

Enclave at Folsom Ranch (Enclave) is a private, gated community lo-
cated in the City of Folsom, approximately 25 miles east of Sacramento
in the Foothills of the Sierra Nevada Mountains. The site is nestled in
the heart of the Folsom Plan Area Specific Plan (FPASP), tucked be-
tween Scott Road and Placerville Road. with Easton Valley Parkway
directly to the north

T}

" tQIL[L 1]

As part of the FPASP, Enclave will support the City's vision for com-
plete communities by featuring a 0.4 acre private amenity local park
that will enhance the character of the community as well as provide
a beautiful neighborhood meeting space. The residential site plan is
designed to promote walkability within the neighborhood as well as
connections to amenities and public transit near the site.

Enclave has been thoughtfully designed to enhance the surrounding
community, and will respect and complement the City of Folsom's
commitmerit to a high quality of life for its residents.

The FPASP zoning for the approximately 14.7 acre site is Multi-Family
Low Density (SP-MLD) and will feature 111 lots.

1.2 PURPOSE

In 2011, the City of Folsom adopted the Folsom Plan Area Specific
Plan {FPASP) to guide development of approximalely 3,500 acres of
property south of U.S, Highway 50 that was later annexed into the City
of Folsom in early 2012.

This Design Handbook pravides an overview of the design criteria re-
quired to implement the desired physical form of the Enclave com-
munity and its key features. This Handbook addresses architectural
character, as well as other components that create a distinguished
community comprised of high quality design.
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These Guidelines function to:

[ 4

Implement the City of Folsam General Plan goals for residen-
tial projects,

Implement the Folsom Plan Area Specific Plan and Westand
Eagle Specific Plan Amendment

Complement the cdesign guidelines for "Public Realn” space
set forth in the Community Design Guidelines thal apply to the
entire Folsom Plan Area with project-level design standards.

Establish a design framework within which clevelopers,
builclers, and architects/designers can conceive and produce
high-quality design and construction within the development,






2.1 INTRODUCTION

Enclave at Folsom Ranch will feature a sophisticated architectural
identity and distinctive character within the City of Folsom

Chapter 2 defines the design principles and development standards
that apply to all residential development within Enclave at Folsom
Ranch. These guidelines and standards address garage type and ori-
entation, building massing, and architectural design guidelines, which
identify, define, and articulate the architectural styles appropriate for
Enclave at Folsom Ranch.

2.2 DESIGN PRINCIPLES
2.2.1 DIVERSITY OF STREETSCAPE

An eclectic and diverse streelscape is a defining characteristic of en-
during neighborhoods. The intent of this section is to articulate the
standards and unique defining elements by which Enclave at Folsom
Ranch shall be built in order to create a cohesive streetscape with a
distinctive character.

MASTER HOME PLAN REQUIREMENTS

To achieve streetscape variation, a master home plan series should
comprise multiple different master home plans with varying elevations
(each elevation must be a different architectural style), based upon
the number of lots to be built upon by one builder as an individu-
al project within the neighborhood. This selective architectural style
application will enhance the variety of the streetscape, and together
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with a variety of color schemes lower the "repeat factor” (the number
of times the same plan, elevation and color scheme occurs) Master
home plans are defined as unique floor plans with a distinct footprint
with regard to placement and relationship of garage, front door. and
building massing.

NUMBER MINIMUM MINIMUM
OF LOTS FLOOR PLANS ELEVATIONS
40 or less 3 2

41-75 3 3

76+ 3 4

MASSING AND ROOF FORM

Proportion and placement of architectural forms and elements must
be appropriately and authentically applied in a manner consistent with
the historical architectural style being represented. Roof articulation in
the form of proper roof pitches and forms also plays a significant role
in the authenticity and diversity of the streetscape.

Massing must be appropriate and authentic to the architectural style
(e.g., the Arts and Crafts style has a front porch as a signature defin-
ing element: it would be inauthentic to design an Arts and Crafts style
home without a porch elerment).

One out of every three homes must have a significantly different roof
form than its neighbors (e.g., forward-facing gable versus side-facing
gable)



Horizontal and vertical articulation is required on all homes, as ap-
propriate to each architectural style, and can be achieved through
differing roof forins, combinations of one-and two-story elements, ar-
chitectural projections, porches, etc

Front porches, when appropriale to the building style, must have a
minimum depth of six (6) feet

FIGURE 2.1 Example of massing & alternating roof styles

REPETITION

Avoiding repetition of identical floor plans or architectural styles is im-
portant to create a sense that a neighborhood has been built over
time.

The same floor plan with the same architectural style shall be no less
than three (3) lots away in any direction

FIGURE 2.2 Example of four-sided architecture
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2.2.2 ENHANCED BUILDING ARCHITEGTURE

The continuation of style-specific architectural elements frorn the front
fagade around to the side and rear elevations creates and authentic
architectural statement. There is a minimum level of enhancement re-
quired on all homes based on architectural style.

Blank, unadomed building faces are never permitted; a certain min-
imum amount of detail is required to reflecl a unified architectural
treatment, It 1s recognized, however, that there are situations where
a huilding face is virtually hidden and adding additional architectural
elements is unproductive (e.g. zero lot line conditions, reduced side
yard setbacks, etc.). The approach should be a hierarchy of treatment
based on location, function, and level of pedestrian interaction. For
exampls, when side or rear fagades face neighboring residences, the
level of design along this side or rear fagade, should continue the
architectural style of the residence and use the same quality of ma-
terials, wrapping a maximum of two feet along non-visible side. The
following section identifies enhanced lot situations.

Figure 2.3 identifies home sites that are visible frorn multiple angles
public ways, open space, comimunity edges, and major arterials,

Building faces that are visible on identified lots shall exhibit at least two
style-specific architectural elements carried from the front elevation,

2.2.3 RECIPROCAL USE EASEMENTS

Reciprocal use easements are an innovative way to increase the us-
able yard area for a simall lot home. By allowing one home to utilize the

12

side yard of an adjacent home, side yard space effectively doubles
When reciprocal use easements are used, the following tactors apply:

& The resident of the home relinquishing its side yard has the
right to access the adjacent home's side yard for home main-
tenance and painting.

& Reciprocal use easements are required to be detailed on indi-
vidual plot plans as part of the project construction phasing.
Traditional setbacks shall not apply to reciprocal use easement
areas, for landscape related features.

% Landscape structures, such as fountains, pergolas, etc. are
permitted within the use easement and must be 3' from the
face of the adjacent structure, consistent with building and fire
code,

2.2.4 GARAGES

Reducing garage dominance on the sireetscape and bringing living
space closer to the street creates streetscenes that are inviting and
safe with an “eyes on the street” environment. Using design tech-
niques that enhance a home's architectural style promotes a more
pedestrian-oriented neighborhood.

Garages must be set back a minimum of 3' from living space or porch-
es when accessed from a traditional street configuration or be re-
cessed into thickened walls by a minimum of 12" if on same plane as
the front door.

Garages accommodating more than two cars are allowable only in a
split or tandem configuration. Three car front-loaded garages are not
permitted.
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2.3 DEVELOPMENT STANDARDS

The following development standards section describes typical lot
conditions within Enclave at Folsom Ranch. Lots within the commu-
nity deviate from the development standards set forth in the FPASP.

Standard 40 x 70 Lot

14

LOT CHARACTERISTICS

40’ (at front

A - Width (min.
idth (min.) setback line)
B - Lot Depth {min.) 70
30'/
Max. Height
=2 T two-stories

BUILDING SETBACKS (MIN.)

C - Front to Living 12.5'
D - Front to Porch 12.5
E - Front to Garage/Rollup 18'
F - interior Side 4'

G - Street Side 12.5'
H - Rear 8




2.4 ARCHITECTURAL COLLECTIONS

These Guidelines provide direction for specific architectural styles
within Enclave at Folsom Ranch. Each Collection includes a brief in-
troduction to the featured architectural styles and the defining char-
acteristics of each style, as well as example imagery. To further define
and emphasize the architecture of Enclave at Folsom Ranch, the fol-
lowing statements apply to all styles:

°

Masonry must be applied authentically, wrapping outside cor-
ners and terminating at inside corners

Stone or brick scattered over stucco to mimic building age is
not appropriate.

Stucco finish options should be varied and may include heavy
knock down, light lace, sand, smooth, imperfect smooth, cat
face, or similar.

All material changes must occur at an inside corner or other
defined terminus (i.e., a fence line).

Where wood is specified, cementitious material is acceptable
to promote longevity and ease of maintenance.

Grooved plywood siding and vinyl siding are not permitted.
Garage doors should complement the architectural style.

House lights should complement the architectural style.

o Lighting fixtures shall be dark sky compliant and not create
flare or spillover to adjacent neighbors.

® When shutters are used, each shutter shall be sized to one-
half of the entire adjacent window width, such that if the shut-
ters were closed, they would completely cover the window.

Architectural Collections:
THE ARTISAN COLLECTION
THE AGRARIAN COLLECTION
THE CALIFORNIA COLLECTION

THE COTTAGE COLLECTION

15



&i‘@ddm Cotlection

The Artisan Collection at Enclave at Folsom Ranch is rooted in nature.
With a focus on integrating with the land, these styles are cut from the
same natural cloth. Inspired by the work of Frank Lloyd Wright and
Greene & Greene, these homes can range from classic to modern in-
terpretations of these iconic American architectural styles

The Artisan Collection is a sampling of architectural genres selected
to create a cohesive palette comprised of The Bungalow, The Prairie,
and The Craftsman, Additional complementary styles and contempo-
rary interpretations are permitted

Key features of this collection include

MASSING & FORM
& Simple massing, front or side gabled or hipped with an em-
phasis on horizontal lines.
Symmetrical or asymmetrical form,
Front entry porch.

Stylized column and beam detailing at porches.

16

ROOF

® Low-pitched roofs with large over-hanging eaves, emphasizing
horizontal planes.

© 4:12 to 6:12 roof pitch.

<

6" to 18" overhangs.

©

Flat concrete tile with a shingle appearance or composition

shingle.

® Overhangs often extend over outdoor rooms.
WALLS, WINDOWS & DOORS

® Exterior wall materials with combinations of wood shingles,
hotizontal siding, board and batten, and stucco

® Single hung divided light windows at front elevations.

¢ Use windows individually or in groups (typically two or three).
DETAILS
¢ Entry porches with columns resting on larger piers or bases.

® Porch rails of repeated vertical elements.

¢ Wood brackets or knee braces.
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CAgrarian Cotlection

The Agrarian Collection highlights the agricultural history of the region
This series brings an element of rustic charm to the neighborhood,
featuring styles that are rerniniscent of farm buildings that are com-
fortable and familiar. Eclectic materials and cascading forms will add
texture and interest to the streetscape.

The Agrarian Collection is a series of architectural styles select-
ed to create a cohesive palette comprised of The Americana, The
Farmhouse, and The California Ranch. These styles present a range
from very traditional to reinterpreted. adding to the built-over-time na-
ture of the community. Additional complementary styles and contem-
porary interpretations are permitted.

A few distinctive design elements of these styles include:

MASSING & FORM

Rectangular, typically two-story.

Front, side, or cross-gabled, often with a dominant for-
ward-facing feature gable.

Symmetrical or asymmetrical.

© Simple entry porches project from the house rather than being
incorporated into the primary massing.

¢ Dominant gable roof forms with shed and hip accent features;
such as cavered porches, dormers, etc,

18

ROCF

Roof pitch 6:12 to 10:12 with porches of lower profiles.
6" to 12" overhangs.

Concrete shingles that are flat or resemble wood shake or
cornposition asphalt shingles.

WALLS, WINDOWS & DOORS

@ Primary exterior material is lap siding with 6"-8" exposure or
board and batten.

® Window and door trim, corner boards, starter boards, and
vergeboards used as siding terminations.

© Single hung vertical windows with or without window grids.

DETAILS

Verge rafters.
Slender, unornamented square or round porch columns,

@ Accent roofs of metal standing seam at porches, dormers,
and other accent roof features.

© Shutters.
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Catifprnia Cotlection

The architectural styles in the California Collection blend the cultures of
the early California residents with a Spanish influence. These homes
are a juxtaposition of local indigenous materials with colonial detailing

applied.

Included In this collection are variations of Spanish Eclectic, Santa
Barbara, and Monterey styles, ranging from traditional styling to mare
modern exterior treatments.

MASSING & FORM

20

Two-story, rectangular form,
Principal side gabled roof.

Low-pitched gabled roofs (4:12 to 5:12).

Flat tile roof with barrel ridge and hip tiles or full s-tile or barrel
tile roof.

Tight overhangs.

WALLS, WINDOWS & DOORS

o

]

»

Stucco is the dominant exterior finish, imperfect smooth or cat
face is preferred.

Optionally, style may include brick at first floor, which may be
painted.

Paired windows in groups of twos or threes,

DETAILS

6 0 O

Panel or louvered wood shutters,

Wood or decorative iron railing at halcony.
Exposed decorative wood elements.

Painted tile accents around door or windows.
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€ ottage Cootlection

A true blend of European and traditional American architecture, The
Cottage Collection showcases a variety of English Cottage, Tudor, and
French Cottage styles, as well as various interpretations of Victorian.

The Cottage Collection is comprised of romantic, country styles that
add an inviting and friendly atmosphere to new communities. A few
key features of the Collection include:

MASSING & FORM

Asymmetrical massing and proportions,

Gable roof form (either front-to-back, side-to-side, or
cross-gable).

© Turret as feature element.

ROOF
¢ Modestly pitched main roof (5:12 to 7:12) with steeply pitched
feature gable (8:12 to 12:12).

® Asphalt composition shingles prefetred, concrete tile permit-
ted.

Rake at gables up to 12",

Bell cast eave,

22

WALLS, WINDOWS & DOORS

o
L
o

°
¢

Stucco, masonry/brick, stone, or any combination thereof.
Divided lights common on all windows.

Vertical windows in groupings of two and three; single win-
dows also allowed.

Head and sill window trim or full window surrounds.

Entry doors accented by trim surrounds.

DETAILS

@ o 0 0 ¢

Shutters

Siding in gable end (lap or board and batten).
Juliette balcony.

Decorative stick work in gables.

Decorative detailing at porch or cornice line.
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3.1 INTRODUCTION

These landscape guidelines create a cohesive landscape identity while
enhancing pedestrian and vehicular circulation for Enclave

Chapter three outlines a landscape framework for streetscapes, resi-
dential settings, parks, paseos, community monumentation, irrigation
and water conservation. Also presented in this chapter are guidelines
for landscape design elements such as walls and fences, hardscape,
site furnishings and lighting. Appendix A, located at the end of this
chapter, contains a master tree and plant list for the community.

Enclave is located in a hot-summer Mediterranean climate - with a
well-defined dry season, rainy winters and sub-tropical temperatures.,

California Heritage land-
scapes shall provide a
context and identity for
Enclave hy working with
natural features such as
climate, soils, native veg-
etation and the condi-
tions formed by new land
uses and bullt environ-
ments. California Heritage
landscapes shall blend
natural landscapes and
manicured areas, make
use of low water use and
native plant materials,

and incorporate natural materials such as dry stacked stone product
and heavy timbers - all withiin an earth toned color palette. The land-
scape character shall be extended into simple yet high quality public
spaces, maintaining a cohesive landscape design throughout the
neighborhood

These landscape guidelines have been developed in accordance with
the City of Folsom, the FPASP, WESPA and AB 1181 (California Model
Water Efficient Landscape Ordinance).




3.2 COMMUNITY LANDSCAPE GUIDELINES

The following section establishes standards for the functional and vi-
sual character of the public landscapes to be established at Enclave.

Water efficiency shall define public landscapes; planting of turf for oth-
er than active play areas or at residential entries, turf in areas less than
12 feet in width, and fast growing, water-hungry trees and shrubs are
not allowed. Plant materials shall be climate adapted, such as herba-
ceous shrubs, perennials and ornament grasses, seasonally interest-
ing and complementary to the built environment. Climate adapted and
native plants use less or no water, fertilizer, pesticides and labor than a
conventional landscape, and can be considered a L.I.D. (Low Impact
Development) measure

Plant materials shall be grouped according to hydrozones - the similar
water needs, sofar exposure and maintenance needs of a plant group.

Plant materials shall be chosen for their adaptability to recycled water
sources, especially in common areas and community entries.

Repeated use of massed plant materials and complementary plant
communities shall establish a unigue visual setting at Enclave.
Thematic plant lists shall be developed for cormmon areas, residen-
tial streets, neighborhood landscapes, community entries, parks and
pasecs. See Appendix A for plant lists.

A repeating palette of materials that presents a California Heritage
theme shall be developed for entry features, monuments, site furnish-
ings and special paving.

Canopy shade trees in common areas or residential neighborhoods
shall conform to the City of Folsom approved street tree list. Tree
planting shall conform to City of Folsom setbacks at utilities risers. util-
ity easements, light standards, drain inlet, fire hydrants, water connec-
tions, maintenance setbacks at paving and vertical limb clearances,

Trees shall be specified at 15 gallon minimum installation size,
Top soils should be stockpiled and used in planting areas it possible:

mounded and contoured to create visual interest at landscape types
such as common area landscapes and parks.

Ownerships and maintenance areas shall have clear delineations be-
tween them, such as concrete mow curbs, Plant materials shall soft-
en edges and views between land uses and create comfortable and
memorable outdoor spaces for the residents of Enclave.
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3.2.1 COMMON AREA LANDSCAPES: EASTON VALLEY
PARKWAY/NEW PLACERVILLE ROAD

The common area landscape shall reinforce the hierarchy of bound-
ary streets and community entries. Common area landscapss along
Easton Valley Parkway / New Placerville Road shall provide seasonal
interest and create a visual buffer to adjacent portions of Enclave
Frontages along Easton Valley Parkway / New Placerville Road shalll
be planted with single rows of large deciduous canopy trees, planted
approximately 40 feet on center. Canopy trees in street-side park-
ways shall have massed blocks of short grasses and perennials as an
understory.

Mixed groves of accent trees and low maintenance, evergreen shrubs
and perennials shall form a naturalized, low maintenance backdrop,
extending to the enclosing masonry wall at Enclave. Flowering shrubs
and perennials within common area landscapes shall be limited to in-
tersections and entries to visually accent those locations,

Where the parkway is 10 feet wide or more, and site grades al-
low, a landscaped swale to promote rainfall and runoff infiltration is
encouraged.

Signage and landmarks shall be consistent with the FPASP and
WESPA,

Where a parkway or planter is 10 fest wide or more, and site grades

allow, a landscaped swale to promote rainfall and runoff infiltration is
encouraged

28

3.2.2 RESIDENTIAL STREETS AND NEIGHBORHOOD
LANDSCAPE:

1. Residential streets shall be framed and shaded by themed
rows of deciduous canopy trees, corresponding to the directional
ofientation of the street. Deciduous shade producing trees shall
be planted every 30 linear feet when no obstructions are present,
or one per lot. Evergreen conifer trees are discouraged to allow
winter sun exposure.

2. Approaches to intersections on residential streets shall be in-
dicated by groupings of flowering deciduous trees.

3. Street tree planting shall occur within parkways; curb adjacent
or attached sidewalk conditions shall continue street tree canopy
no less than 4 feet from back of curb or walk.

4. Where architecture and paving creates street-front pockets
larger than 6 feet, small accent trees shall he planted to create
separations between units and soften the building facade. No
planting of accent trees at residences shall occur in a planter
space less than 4 feet square.

5. Residential streets where a curb adjacent or attached side-
walk condition occurs shall be landscaped with a mix of water
efficient, low maintenance shrubs and groundcovers: flowering
shrubs and perennials shall be enhanced at intersection and cor-
ner lots to accent those locations.
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6. Residential streets where a separated parkway occurs shall
be planted with repeating blocks of low, heat tolerant shrubs, pe-
rennials and ornamental grasses. Parkway planting shall not im-
pede pedestrian or vehicular site lines at residential streets.

7. Turf at neighborhood landscapes shall be used for only for
maximum effect, in areas no less than 10 feet in width, near resi-
dential entries where possible. Turf within 2 feet of curbside, drive-
ways or sidewalk locations shall not be allowed

8. Planting at neighborhood landscapes shall not occur within 2
feet of walks, walls, fences, curbs, driveway transitions or residen-
tial entry walks.

9. Front and side yards at neighborhood landscapes shall be
landscaped using similar materials and groupings to create a con-
sistent streetscape.

10. Evergreen hedge forming shrubs shall not be used between
residences.

11. At residential fences or patios, use of non-woody plant mate-
rials (grasses and the like} are encouraged to reduce maintenance
and conflicts with structures.

12. All landscape areas within neighborhood landscape shall
maximize the use of sub-surface irrigation, drip collars at tree
planting, high efficiency nozzles and emitters and be equipped
with weather based irrigation controller. No spray irrigation shall

be allowed within 24" of paving, curbs or wood fencing

13. Permanent, concrete mow strips shall separate public land-
scapes from Neighborhood landscapes where a fence, wall or
walk does not form a separation

3.2.3 TRELLISES AND SCREENING AT NEIGHBOR-
HOOD LANDSCAPES

1. Trellises, screens and architectural extensions that create ad-
ditional interests, screening, and reinforce architectural themes at
residential neighborhoods are encouraged.

2. View-top panels to reduce the solid appearance of sideyard
and corner return fences are encouraged.

3.2.4 LANDSCAPE DEVELOPMENT STANDARDS

1. Typical front yard landscape design for the neighborhood shall
be developed by homebuilder and apply to front and sideyard ar-
eas, and will detail utility setbacks and safety concerns

2. Landscape design shall detail how a third party irrigation
certification is conducted per California Model Water Efficient
Landscape Ordinance (AB 1881).

3. Landscape design shall include recommendations for main-
tenance practices for the proposed landscape.



3.2.5 ENTRIES AND MONUMENTATION
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FIGURE 3.2 Entry lllustrative

The following guidelines apply to entry monument materials and mass- 1. Monumentation at entries shall serve as portals to Enclave,
ing that reinforce a California Heritage theme, and will provide a sense clearly visible to pedestrians and motorists in both directions. They
of arrival for residences and visitors, while extending the definitions ot shall create a sense of destination using gables, overhangs, ac-
the neighborhood within Enclave. Monuments shall have a consistent cent and wall wash lighting, decorative typefaces, symbalic graph-
design theme, durable matetials and rich, natural color palette that is ics and other elements that set them apart from their surroundings
mirrored in other structures and settings to create a unified aesthetic

for Enciave. Figure 3.2, portrays how these elements work together to 2. Textured paving shall enhance the gateway aspect of project
establish a clear gateway for Enclave at Folsom Ranch. entries. Special paving at a pedestrian scale, such as cut stone
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sets or concrete pavers shall repeat the effect where sidewalks
and monuments meet.

3. Traditional, implied handcrafled materials and finishes are en-
couraged. Dry stacked stone product veneer and corner treat-
ments, cast concrete pilaster and wall caps, brick bands and in-
sets should be used to imply traditional building methods

4. Community 1.D. signage incorporated into monumenta-
tion shall be used as a focal point; the use of cast or polished
stone product, patina metal or other materials that distinguish the
Enclave logo and theme is encouraged

5. Monumentation may be accompanied by smaller accessory
pillars, side walls or fences to accentuate their surroundings

6. Vehicular access gates shall be fabricated with a muted finish,
including details that imply hand crafting. Gate shall be controlled
by a well-lighted, post mount key pad type security systemn

7. Community entries shall be indicated by blocks, groves or
rows of columnar deciduous trees. Block plantings of flowering
shrubs and perennials in medians and where separated paths are
more than 8 feet from curb shall provide visual interest to drivers
and pedestrians,

8. Atfractive accents such as terraced landscape, low stone
walls and groves of broadieaf evergreen trees and should be in-
corporated at Enclave’s expansive southern entry.

9. Block planting of ornamental grasses in landscape areas less
than 8 feet shall provide definition of street side landscape.

3.2.6 PARKS AND OPEN SPACE:

1. A private pocket park shall provide a community green space,
with a pleasant, sheltering micro-climate, as the setting for infor-
mal play and passive recreation.

2. The park shall provide universal access to users, maintain vi-
sual and physical access from the surrounding street for public
safety, provide durable materials such as stone product or cast
concrete for seating and land forms at park perimeter for space
definition,

3. Uses and amenities programmed for the park are more pas-
sive in nature and may include: neighborhood event space, entry
arch or monument, intersecting special paving, Age 2-3 play ar-
eas, tree-shaded group seating, public art, themed plant collec-
tions (native plant demonstration, bird friendly planting, and but-
terfiy planting). A schematic example of the park parcel is shown
in Figure 3.3.

4. Explore the potential for a L.1.D. {Low Impact Developrnent)
feature to be considered at the park, in particular the design of
a vegetated swale to slow and treat run-off from any turf or land-
scape areas within the park.

5. Conventional turf shall be minimized in park; use for maximum
effect to enhance active use play or gathering places.
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6. Plant materials that do not require regular, manicured care
such as native shrubs are encouraged to create a theme and sea-
sonal appearance for the park.

7. Paseos to adjacent land uses shall be fully landscaped using
plant materials that are heat tolerant and appropriate to the limit-
ed planting areas available. They should be planted in a repeating
pattern to simplify maintenance and not impede the path of travel

8. Small, flowering trees shall be planted at paseos if a minimum
planting area of 4' x 4' is available. Planting of small trees may be
accomplished at either end of the pasec if planting along its length
is not possible,

3.2.7 WALLS AND FENCES

The following guidelines apply to walls and fences required at the
boundaries of Enclave, and intersections of private property within

the

project. Walls and fences shall be constructed to achieve City of

Folsom vehicular line of sight standards.

34

1. Masonry walls fabricated with a split face block, brick cap
and pilasters as described, at a height to be determined by traffic
and sound study, will be constructed at the perimeters of Enclave
and include materials, colors and details that reflect the themes
at entry monuments. Visual example of masonry perimeter wall is
shown in Figure 3.3. Pilasters clad in dry stack stone product shall
punctuate masonry walls at all ends, change in direction or any
continuous length greater than 50 feet

2. Where residential courts occur along the south boundary of
the project, view panels shall be created at the masonry wall, se-
cured by tube steel fencing. Style and fabrication shall match ve-
hicular entries and be slightly taller than adjacent masonry wall for
visual interest. Pedestrian exit gates may be considered where
grade and wall conditions allow.

3. Well detailed and constructed wood fences are encouraged
where conditions require fencing for privacy and safety, Neutral
colors, are required for any wood construction visible from public
areas. Painted wood fences shall not be allowed.

4. The form, materials and finishes for walls and fences shown in
Figure 3.4, portray how materials will relate to each other at differ-
ent ownerships and landscape types.



\/

FIGURE 3.4 Curved Tube Steel Fencing

L

FIGURE 3.5 Square Tube Steel Fencing
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20 FT. OPENING TYPICAL

FIGURE 3.7 Perimeter Masonry Wall
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PUBLIC TO PRIVATE CONDITIONS

1. Where public land uses and private land uses adjoin {example:
residences at common area landscapes, park parcel and entries
to Enclave) a masonry wall minimum of 6 feet in height shall be
installed. Masonry walls at public to private conditions shall be
located entirely on common area landscapes to facilitate mainte-
nance without easement creation.

2. Where public land uses and private land uses adjoin al resi-
dential front yards, (example: transition from residential street to
park parcel) a solid wood fence with top rail, minimum 4 feet in
height shall mark the transition from full height wood residential
fence or masonry wall to within 6 feet from back of walk. The
fence shall have a durable, dark colored finish to match full height
wood residential fence

PRIVATE TO PRIVATE CONDITIONS
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1. Where private land uses adjoin {example: residential lots) and
a separation is required, a wood fence with cap and overlapping
boards shall be installed. The fence shall appear the same from
both sides. At retaining conditions, wood fence shall be allowed to
retain site soils up to 12". Where a masonry retaining wall occurs
between lots, a wood fence shall be extended to meet a 6 foot
height on the higher of the two lots.

2. Sideyard wing fences shall return to architecture at a well-de-
fined niche, pop-out or 12.5 feet back from solid architectural
wall. Fence tie-in at pillars, or free standing patio walls will not be
allowed.

3. Sideyard access gates a minimum of 3 feet shall be provided
on one side of each residential unit.

4. Corner lot sideyard fencing shall return at a 45 degree angle
to maintain City of Folsom vehicular site lines

3.2.8 STREET AND OPEN SPACE FURNITURE

1. Site furniture is a key element in creating visually cohesive
pedestrian scale neighborhoods. Site furniture should be located
and chosen to reinforce the uses of community space at Enclave.

2. A palette of street furnishings should be developed to include
benches, group mailboxes, bollards and trash receptacles at park
parcel and include specifications regarding maintenance set-
backs, universal access, and attachment recommendations.

3. Natural stone, concrete or large scale brushed metal furniture
materials in subdued finishes imply permanence are encouraged
- avoid overly complex or historic forms, painted finishes, bright
colors and flammable materials.



3.2.9 LIGHTING

1. All exterior light fixtures and fixture placement shall comply to
the standards specified in the City's design documents. Use of
LED technology is required.

2. Streets and intersections should be well lighted in accor-
dance with the City standard illumination levels. Low-level light-
ing for pedestrian safety should be installed where appropriate.
Intersections should have increased light levels for definition and
to mitigate automobile/pedestrian conflicts.

3. Accent lights should be installed at all primary entry
monuments.

4. Street lights shall conform to the overall project theme and
City standards. Use of LED technology is required.

5. All landscape lighting should be subdued and indirect to pre-
vent spill over onto adjacent lots and streets.

6. The type and location of building lighting should preclude di-
rect glare onto adjacent property, strests and skyward by the use
and application of shields

7. Pedestrian scale fixtures are encouraged over "high mast”
poles.

8. Light rays shall be confined on-site through orientation, the
use of shading/directional controls, and/or landscape treatment.

9. No tree to be planted within 20 feet of a light standard.

10. Flood lamp shielding and/or City-approved “dark sky"” light
fixtures/bulbs shall be used in developed areas to reduce the
amount of stray lighting into natural resource areas

1 1. Direct lighting rays shall be confined to the respective resi-
dential and common area lots upon which the exterior lights are

to be installed.

12. There shall be no additional lighting at common area land-
scape or park parcel.
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3.3 WATER USE GUIDELINES
3.3.1 HYDROZONES, MICROCLIMATES AND
IRRIGATION CONTROLS
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1. Plant materials shall be permanently irrigated, and grouped
according to the hydrozone they thrive in: similar water needs,
solar exposure and maintenance needs of a plant group. Very low,
low and moderate water use plants may not be mixed.

2. Trees shall be irrigated on a stand-alone system for the area
they occur in the case that other landscape need be abandoned
due to water shortage.

3. Plantings of shade tolerant or moderate water use plants shall
be limited to protected, shaded micro-climates created by the
built environment - walls, entries, T-courts and patios.

4. Drip or sub-surface irrigation is required at common area land-
scapes (except for turf in pocket park), residential street parkways,
areas 8 ft or less in width, sloping conditions greater than 5:1 and
within 2 feet of paving. curbs, fences, walls and structures.

s. Matched precipitation, mini-rotor (MPR) type spray heads are
required at all turf and large groundcover areas. MPR's shall not
be used on slopes greater than 5:1.

6. Pressure regulation at irrigation source to accommodate the
type of irrigation is required

7. Flow metering at irrigation source to track and alert for leaks
is required.

8. Weather based, seasonally adjusting per programmed eTO
(evapotranspiration) irrigation controllers are required.

9. All valve covers, risers, guick couplers and pop-up nozzles
using recycled water, or planned to use recycled water in common
areas, project entries and park parcel shall use purple indicator
coloring, and signs posted periodically in these areas with “Non
Potable Irrigation in Use"

10. Allirrigation connections, backflow devices, valves and hose
bibs using recycled water shall be located well away from side-
walks, curbs, driveway cuts and maintenance access.

11. All residential landscapes shall be supplied from the adjacent
unit using potable, metered water source,

3.3.2 WATER USE ORDINANCES

12. All landscape design, materials, submittals and testing must
comply with the California Model Water Efficient Landscape
Ordinance (AB 1881)



Attachment 9

Inclusionary Housing Plan, dated December 22, 2015



December 22, 2015

Scott A. Johnson

Planning Manager

City of Folsom

Community Development Department
50 Natoma Street

Folsom, CA 95630

Dear Mr. Johnson
RE: Inclusionary Housing Plan for Enclave at Folsom Ranch (aka Carpenter Ranch, Parcel 7 - MLD Project)

This letter is to formally notify the City of Folsom that Enclave at Folsom Ranch LLC (“The Applicant”)
intends to pay an affordable housing in-lieu fee in accordance to FMC Section 17.104.060 (G) for
compliance with the Inclusionary Housing Plan on its “Enclave at Folsom Ranch project - MLD
development application permit. The applicant intends to pay the in-lieu fee on a per unit basis as
building permits are issued.

Please contact me if you have any further questions.

Sincerely, ; .
. Sl o / /// /
= W Vo P
Tim Kihm — (714) 624-7539
Project Manager, Enclave at Folsom Ranch
Red Tail Acquisitions, LLC




Attachment 10

Site Photographs












Attachment 11

CEQA Exemption and Streamlining Analysis for
Enclave at Folsom Ranch



