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Planning Commission Staff Report 
50 Natoma Street, Council Chambers 

Folsom, CA 95630 
 

Project: Folsom Ranch Apartments 

File #: MSTR 22-00218 

Requests: Conditional Use Permit 

Planned Development Permit 

Development Agreement Amendment 

Minor Administrative Modification 

Location: The proposed Folsom Ranch Apartments project is located at the 
northwest corner of the intersection of Alder Creek Parkway and 
Westwood Drive within the Folsom Plan Area 

Staff Contact: Steve Banks, Principal Planner, 916-461-6207 
sbanks@folsom.ca.us 

 
Property Owner  Applicant  
Name: Eagle Office Properties, LLC Partners  Name: Lewis Management Corp.   
Address: 100 Pine Street, 29th Floor  
San Francisco, CA 94111 

 Address: 1156 North Mountain  
Avenue 
Upland, CA 91786 

 

 

Recommendation:  Conduct a public hearing and upon conclusion recommend 

approval of a Conditional Use Permit, Planned Development Permit, Development 

Agreement Amendment, and Minor Administrative Modification for the Folsom Ranch 

Apartments project, based on the findings (Findings A-U) and subject to the conditions of 

approval (Conditions 1-46) attached to this report. 

 

Project Summary:  The proposed project includes development of a 238-unit market-

rate apartment community on a 15.8-acre site situated at the northwest corner of the 

intersection of Alder Creek Parkway and Westwood Drive within the Folsom Plan Area.  

The following are the specific entitlements requested with the proposed project. 

 

• A Conditional Use Permit for development and operation of a market-rate 

apartment community on the subject 15.8-acre property. 
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• A Planned Development Permit which contains detailed development and 

architectural standards for the proposed 238-unit residential apartment community. 

 

• A Development Agreement Amendment to the First Amended and Restated Tier 

1 Development Agreement to deed restrict 64 affordable housing units on a 47-

acre remainder portion of Parcel 61 in the Folsom Plan Area.     

 

• A Minor Administrative Modification to transfer 116 MMD allocated units from 
Parcel 61 to the subject parcel (Parcel 85A), to transfer 221 MHD allocated units 
from the subject parcel (Parcel 85A) to Parcel 61, and to transfer 3.3-acres of 
Parkland from the subject parcel (Parcel 85A) to Parcel 61 within the Folsom 
Plan Area.  

    

These proposed actions are described in detail and analyzed later in this report. 
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Partners, LLC relative to the Folsom South Specific Plan 

Attachment 19 - Transportation Impact Study, dated December 13, 2022 

Attachment 20 - CEQA Exemption and Streamlining Analysis and Checklist for Folsom 
Ranch Apartments Project, dated October, 2022 
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Submitted, 

 

____________________________ 

PAM JOHNS 

Community Development Director 
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ATTACHMENT  1                               

BACKGROUND AND SETTING 

  

Background:  

 

The proposed project site is part of the approved Folsom Plan Area Specific Plan 

(FPASP), a comprehensively planned community that proposes new development based 

“Smart Growth” and Transit Oriented Development principles.  The FPASP, approved in 

2011, is a development plan for over 3,500 acres of previously undeveloped land located 

south of U.S. Highway 50, north of White Rock Road, east of Prairie City Road, and west 

of the Sacramento County/El Dorado County line in the southeastern portion of the City. 

 

The FPASP includes a mix of residential, commercial, employment and public uses, 

complemented by recreational amenities including a significant system of parks and open 

space, all within close proximity to one another and interconnected by a network of 

“complete streets”, trails and bikeways.  The Specific Plan is consistent with the SACOG 

Blueprint Principles and the requirements of SB 375 (Sustainable Communities and 

Climate Protection Act).  The FPASP includes 11,461 residential units at various densities 

on approximately 1,630 acres; 310 acres designated for commercial and industrial use; 

+/-130 acres designated for public/quasi-public uses, elementary/middle school/high 

schools, and community/neighborhood parks; and +/-1,110 acres for open-space areas. 

 

Since FPASP adoption in 2011, the City Council has approved eight amendments to the 

Specific Plan with land use and density refinements.  Overall, the changes to the Specific 

Plan have reduced the amount of commercial development planned for the area and 

increased the amount of residential development: 

 

   Approved 2011  As Amended to Date 

Commercial:  5,199,408 SF  2,788,844 SF (-2,410,564 SF) 

Residential Units: 10,210 Units   11,461 Units (+1,251 Units) 

 

Based on the approved changes, the projected population of the FPASP has increased 

from 24,362 (based on approved development in 2010) to 27,965 (as approved to date). 

In addition, a number of Minor Administrative Modifications have been approved.  These 

minor modifications moved allocated residential dwelling units to new locations in the 

FPASP area, but did not affect the overall number of approved residential units. Because 

they do not increase or decrease residential units, these minor modifications do not affect 

the ultimate population of the FPASP area. 
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On March 17, 2020, the City approved a Minor Administrative Modification (MAM) to shift 

commercial and residential square footage among multiple parcels (Parcels 61, 77, 78, 

and 85A) located within the Folsom Plan Area including the subject parcel in order to 

meet the maximum development intent of the properties involved.  The resulting Transfer 

of Development Rights resulted in the subject property (Parcel 85A) being allocated 

622,000 gross square feet for a mixture of different commercial land uses (GC-RC, GC-

GC, and GC-IND/OP).   

 

On May 19, 2021, the Planning Commission approved a Planned Development Permit, 

and Conditional Use Permit for development of a 530,000-square-foot Dignity Medical 

Center (Folsom Ranch Medical Center) on a 27.44-acre site (Parcel 85A-1) located at the 

northeast corner of the intersection of East Bidwell Street and Alder Creek Parkway within 

the Folsom Plan Area.  The Folsom Ranch Medical Center project is located across future 

McCarthy Way directly to the west of the proposed Folsom Ranch Apartments project 

site.  On June 22, 2021, the City Council approved a Development Agreement 

Amendment associated with the previously approved Folsom Ranch Medical Center 

project. 

 

The Folsom Ranch Apartments project site is currently comprised of two separate 

parcels, FPASP Parcel 85A-3 and FPASP Parcel 85A-4 as shown in the Folsom Plan 

Area Specific Plan.  Both project parcels are currently designated as SP-GC (Specific 

Plan-General Commercial within the Specific Plan.  The parcels were also allocated a 

combination of multi-family medium density units (122 MMD units), multi-family high-

density units (221 MHD units), and parkland (3.3-acres parkland) in additional to general 

commercial square footage.  As part of the subject application, the applicant is seeking 

approval of a Conditional Use Permit to allow for development of townhome-style 

apartment buildings on the two project parcels.  An excerpt from the FPASP Land Use 

Map is shown on the following page.  
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FIGURE 1: FPASP LAND USE MAP EXCERPT 

 

 
 

Physical Setting 

 

The rectangular-shaped 15.8-acre project site, which is comprised of an 8.5-acre parcel 

(APN: 072-4110-001) and a 7.3-acre parcel (APN: 072-4110-002), has been mass graded  

and peripheral infrastructure improvements are being installed as part of development of 

the Dignity Medical Center project.  The project site is bounded by Placerville Road to the 

north with a future single-family residential subdivision beyond, Alder Creek Parkway to 

the south with a single-family residential subdivision beyond, future McCarthy Way to the 

west with the future Folsom Ranch Medical Center beyond, and future Westwood Drive 

to the east with a future single-family residential subdivision beyond.  An aerial 

photograph of the project site is shown in Figure 2 on the following page: 
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FIGURE 2: AERIAL PHOTOGRAPH OF PROJECT SITE 
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[SB1]ATTACHMENT 2 
PROJECT DESCRIPTION 

 

APPLICANT’S PROPOSAL 

 

The applicant, the Lewis Management Corporation, is requesting approval of a Planned 
Development Permit, Conditional Use Permit, Development Agreement, and Minor 
Administrative Modification for the development and operation of a 238-unit market rate 
apartment community (Folsom Ranch Apartments) on a 15.8-acre site located at the 
northwest corner of the intersection of Alder Creek Parkway and Westwood Drive within 
Folsom Plan Area. 
 
As noted above, the applicant is requesting approval of four entitlements to allow for 
development of the proposed apartment community.  The first entitlement is a request for 
approval of a Planned Development Permit to establish project-specific development 
standards, review the project site design, evaluate the architectural design of the multi-
family apartment buildings and clubhouse, and establish signage criteria.  The second 
entitlement is a request for approval of a Conditional Use Permit to allow for development 
and operation of paired, townhome-style apartment buildings on the project site.  The 
third entitlement is a request for approval of a Development Agreement Amendment 
(Attachment 18) to the First Amended and  Restated Development Agreement in order to 
deed restrict 64 affordable housing units on a 47-acre remainder portion of Parcel 61 in 
the Folsom Plan Area.  The fourth entitlement is a request for approval of a Minor 
Administrative Modification (MAM) for the transfer of development rights to move 221 
MHD units from the project site to Parcel 61 within the Folsom Plan Area, to move 116 
MMD units from Parcel 61 to the project site, and to move 3.3-acres of parkland (PARK) 
from the project site to Parcel 61.   
 
The proposed Folsom Ranch Apartments project, which includes development of 119 
two-story townhome-style apartment buildings and a one-story clubhouse building, is 
comprised of 238 market-rate apartments within a gated community.  The two-story 
apartment buildings include a total of 104 two-bedroom units (1,175 square feet) and 134 
three-bedroom units (1,611 to 1,829 square feet).  All apartment units are proposed to be 
accessible from exterior doorways and include a full kitchen, living space, washer/dryer, 
storage closets, bedrooms, bathrooms, and an outdoor balcony/patio.  The one-story 
clubhouse building features a fitness studio, an office, a reception lounge, an equipment 
room, and restroom facilities.  Outdoor amenities associated with the clubhouse building 
include a pool, a spa, sun deck, seating areas, barbecue areas, tot lot, and a dog park.   
 
In relation to site design, the townhome-style apartment buildings are distributed evenly 
throughout the project site, with the clubhouse building, tot lot, and dog park being 
situated in the northern portion of the project site.  With respect to architectural style, the 
proposed project features a contemporary Spanish Colonial design theme featuring 
stucco exteriors, tile roofs, wood trim, decorative iron detailing, and an earthtone color 
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scheme. 
 
Primary vehicle access to the project site includes two new driveways, both located on 
the west side of Westwood Drive respectively.  The two primary access driveways will 
accommodate all turning movements into and out of the project site.  Emergency vehicle 
access is provided by a gated driveway on the east side of McCarthy Way and a gated 
driveway on the west side of Placerville Road.  Proposed internal vehicle circulation 
consists of a series of 27-foot-wide drive aisles that provide access in and around the 
project site.  Pedestrian circulation is provided by new sidewalks located along the street 
frontages of Alder Creek Parkway, Westwood Drive, McCarthy Way, Mercy Drive, and 
Placerville Road, with seven pedestrian gates are provide access from the project site to 
the adjacent sidewalks.  Internal pedestrian circulation is accommodated by a series of 
new pedestrian pathways that provide connectivity to the apartment buildings, the 
clubhouse building, and the perimeter sidewalks.  Additional site improvements include:  
597 parking spaces (includes combination of garage and uncovered parking spaces),  
bicycle parking spaces, electric vehicle charging stations, underground utilities, drainage 
swales, site lighting, site landscaping, retaining walls, fencing, and project identification 
signs.  The proposed site plan is shown in Figure 3 below.    
 
FIGURE 3: PROPOSED SITE PLAN 
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ATTACHMENT 3 
ANALYSIS 

The following sections provide an analysis of the applicant’s proposal. Staff’s analysis 

includes: 

A. General Plan and Specific Plan Consistency 

B. Conditional Use Permit 

• Land Use Compatibility 

C. Planned Development Permit  

• State Housing Accountability Act 

• Development Standards 

• Building Architecture and Design 

• Signage 

D. Development Agreement Amendment 

E. Traffic/Access/Circulation 

F. Parking 

G. Noise Impacts 

H. Walls/Fencing 

I. Site Lighting 

J. Trash/Recycling 

K. Existing and Proposed Landscaping 

L. Frontage Improvements 

M. Minor Administrative Modification (Transfer of Development Rights) 

N. Conformance with Relevant Folsom General Plan and Folsom Plan Area Specific 
Plan Objectives and Policies 

 
A.  General Plan and Specific Plan Consistency 

 

General Plan and Specific Plan Amendment and Consistency 

The 15.8-acre project site has a General Plan land use designation of GC (General 

Commercial) and a Specific Plan land use designation of SP-GC-PD (Specific Plan-

General Commercial-Planned Development Permit).  In addition, the project site has been 

allocated with multi-family residential units (122 MMD units and 221 MHD units) and 

parkland (3.3-Acres PARK).  The project is consistent with both the General Plan land 

use designation and the Specific Plan land use designation, as duplexes and similar uses 

are identified as a permitted land use within the SP-GC land use designation of the 

Folsom Plan Area Specific Plan approval of a Conditional Use Permit (FPASP, Table 
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A.7).  In addition, the proposed project meets the development requirements established 

by the Folsom Plan Area Specific Plan (Table A.4, MLD Two-Family Dwellings) with 

respect to lot area, building height, building coverage, and setbacks.  A slight modification 

to the development requirements relative to the number of covered parking spaces is 

proposed with this application and is discussed within the Planned Development Permit 

section of this staff report.  

 

B.  Conditional Use Permit 

 

Land Use Compatibility 

The proposed project is located on an undeveloped, 15.8-acre commercially designated 

property situated at the northwest corner of the intersection of Alder Creek Parkway and  

Westwood Drive.  As  described and shown in the Background section of this staff report, 

the project site is bounded by Placerville Road to the north with a future single-family 

residential subdivision beyond, Alder Creek Parkway to the south with a single-family 

residential subdivision beyond, future McCarthy Way to the west with the future Folsom 

Ranch Medical Center beyond, and future Westwood Drive to the east with a future single-

family residential subdivision beyond.   

 

The applicant is requesting approval of a Conditional Use Permit to develop and operate 

a 238-unit market rate “paired” apartment community on the subject 15.8-acre project site 

located at the northwest corner of Alder Creek Parkway and Westwood Drive.  The 

Folsom Plan Area Specific Plan requires approval of a Conditional Use Permit for the 

proposed use (paired, townhome-style apartment buildings similar to duplexes) at this 

location, which has a Specific Plan land use designation of SP-GC-PD.  (FPASP, Table 

A.7.)  The Folsom Plan Area Specific Plan (Specific Plan) states that the General 

Commercial land use designation is intended to provide for a wide range of highway-

oriented retail, office, manufacturing, lodging, and service uses.  However, the Specific 

Plan also indicates that office and multi-family residential uses are permitted (conditionally 

permitted in this specific case)  and encouraged for three of the commercial sites located 

at the intersection of East Bidwell Street and Alder Creek Parkway, including the subject 

site (Parcel 85A-3 and 85A-4). 

 

In order to approve this request for a Conditional Use Permit, the Commission must find 
that the “establishment, maintenance, or operation of the use or building applied for will 
not, under the circumstances of the particular case, be detrimental to the health, safety, 
peace, morals, comfort, and general welfare of persons residing or working in the 
neighborhood of such proposed use, or be detrimental or injurious to property and 
improvements in the neighborhood, or to the general welfare of the City.”  (FMC § 
17.60.040.)   
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As a housing development project, the proposed project is also subject to the State 

Housing Accountability Act and subsequent State legislation (SB 330) whose intent is to 

promote housing development in the State by limiting local authority to deny housing 

development projects, downzone property, reduce the density of residential projects, or 

adopt or apply new subjective design standards.  As stated in the Housing Accountability 

Act, the Legislature’s intent with this legislation was to “meaningfully and effectively curb[] 

the capability of local governments to deny, reduce the density for, or render infeasible 

housing development projects.”  (Government Code § 65589.5(a)(2)(K).)        

 

Under the Housing Accountability Act, when a proposed market rate housing 

development project complies with applicable, objective development standards but the 

local agency proposes to deny the project, the agency must base its decision on written 

findings supported by a preponderance of the evidence in the record that both of the 

following conditions exist: 

 

1. The project would have a specific, adverse impact upon the public health or 

safety.  For purposes of this finding, “specific, adverse impact” means a 

significant, quantifiable, direct, and unavoidable impact, based on objective, 

identified written public health or safety standards, policies, or conditions as 

they exited on the date the application was deemed complete.   

 

2. There is no feasible method to satisfactorily mitigate or avoid the adverse 

impact identified above, other than the disapproval of the project.  

 

Government Code § 65589.5(j)(1).   

 

In the event the Commission were to consider denying the Conditional Use Permit for the 

proposed project, the Commission would need to make the standard Conditional Use 

Permit denial finding and also the statutorily required findings mentioned above, to the 

effect that (1) the proposed project would have a “specific adverse impact” upon the public 

health or safety, meaning a significant, quantifiable, direct, and unavoidable impact, 

based on objective, identified written public health or safety standards, policies, or 

conditions as they existed on the date the application was deemed complete (August 20, 

2021) by the City; and (2) there is no feasible method to satisfactorily mitigate or avoid 

the adverse impact.  For reference purposes, listed below are examples of the two 

statutorily required findings that would need to be made (in addition to the standard CUP 

denial finding) in order to the deny the Conditional Use Permit:  

 

• The housing development project as proposed would have a specific, adverse 

impact upon the public health or safety, because ______________________. 
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• There is no feasible method to satisfactorily mitigate or avoid the specific adverse 

impact mentioned above, other than disapproval of the project or approval of the 

project upon the condition that it be developed at a lower density because 

_________________________. 

 

In reviewing the request for a Conditional Use Permit, staff took into consideration the 

compatibility of the proposed land use in relation to the existing land uses in the immediate 

project vicinity.  Potential noise impacts, traffic impacts, parking impacts, and aesthetic 

impacts were also analyzed and are addressed within separate sections of this report.   

 

As mentioned earlier within this report, the project site is located in close proximity to a 

major arterial roadway (Alder Creek Parkway) and within an area that will eventually 

include a mixture of different types of land uses including single-family residences, multi-

family residences, medical and professional offices, two hospitals, a retail shopping 

center, a park, and an elementary school.  In the immediate project area, the only existing 

land use is a single-family residential subdivision (KB Homes Soleil at Folsom Ranch) 

located across Alder Creek Parkway to the south.  Future land uses in the immediate 

project vicinity include the Folsom Ranch Medical center across future McCarthy Way to 

the west and a single-family residential subdivision across Westwood Drive to the east.   

 

The proposed Folsom Ranch Apartments project is a market rate rental community that 

will provide housing opportunities for approximately 595 residents.  Given the residential 

nature of the proposed use, staff has determined that the proposed project will be 

complimentary to the existing single-family residential land uses located in the immediate 

project vicinity and the future single-family residential and multi-family residential uses in 

the project area.  In addition, staff has determined that the proposed project will also be 

complimentary to future surrounding non-residential uses in the vicinity that will provide a 

variety of daily and weekly services (medical offices, hospital, retail shopping center, park, 

and school) to the apartment residents.   

 

Staff is generally supportive of the proposed use in the subject location.  Some of the 

potential impacts considered in reaching that conclusion were noise, traffic, parking, and 

aesthetics.  Those issues and the associated conditions of approval on the project are 

discussed in detail in other sections of the report.  For purposes of this section of the 

report, staff notes that the conditions of approval imposed on the project are intended to 

address and mitigate any adverse impacts on the surrounding community potentially 

caused by the proposed project, and also to protect future residents of the proposed 

project from adverse impacts they could potentially experience due to existing and 

anticipated surrounding land uses.  Staff therefore recommends approval of the 

Conditional Use Permit, with the proposed conditions of approval, to allow development 

of “paired” townhouse-style apartments in this location.        
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C.  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 following are proposed as part of the 
applicant’s Planned Development Permit: 
 

• State Housing Accountability Act 

• Development Standards 

• Building Architecture and Design 

• Signage 
 
State Housing Accountability Act 
Senator Nancy Skinner authored Senate Bill 330 (“SB 330”), the “Housing Crisis Act of 
2019,” to “suspend certain restrictions on the development of new housing during the 
period of the statewide emergency” through January 1, 2025 stemming from the lack of 
housing supply throughout the state.  On October 9, 2019, Governor Newsom signed SB 
330 into law effective as of January 1, 2020.  Subsequently, the Legislature enacted and 
the Governor signed Senate Bill 8, which extends SB 330 through January 1, 2030.   
 
Although SB 330 enacted numerous changes to the procedures for processing, 
reviewing, and approving housing development projects, one of its changes is of 
particular relevance to the Planning Commission with respect to the proposed project. 
SB 330 added provisions to the Housing Accountability Act (Government Code section 
65589.5, or the “HAA”) to ensure only objective standards are used to deny or reduce the 
density of a housing development project.  
 
At the highest level, the HAA limits the City’s discretion with respect to housing 
development projects to the evaluation of that project’s consistency with objective 
development standards.  As amended by SB 330, “objective” means “involving no 
personal or subjective judgment by a public official and being uniformly verifiable by 
reference to an external and uniform benchmark or criterion available and knowable by 
both the development applicant or proponent and the public official”.   
 
As noted above, the HAA’s key function is to limit the City’s discretion with respect to 
housing development projects.  Specifically, when a housing development project 
complies with applicable, objective development standards, the City may not deny the 
project or impose a condition that it be developed at a lower density without making 
specific findings that the project would otherwise have a specific, adverse impact on 
public health and safety that cannot be mitigated.  Despite this limitation, the HAA 
provides that, “nothing in this section shall be construed to prohibit a local agency from 
requiring the housing development project to comply with objective, quantifiable, written 
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development standards, conditions, and policies appropriate to, and consistent with, 
meeting the jurisdiction’s share of the regional housing need. 
 
For a standard to be objective, it must be “uniformly verifiable,” which means that “there 
is little to no room for reasonable persons to differ on whether a project complies with [an 
external and uniform] benchmark.”  Examples of objective standards can include building 
setbacks, building height requirements, and building lot coverage when they are suitably 
specific.  For example, requirements that building height not exceed 45 feet, that buildings 
shall be set back a minimum of 15 feet to a maximum of 20 feet from the property line, 
and that a building or buildings cover no more than 50% of lot, are all objective, because 
it is possible for an applicant, the public, City staff, or City officials to know whether an 
application complies by reference to measurable benchmarks. Likewise, design review 
criteria can be objective by making reference to specific features, such as a roof pitch 
with a slope of 1:5.  References to design styles may be objective so long as the elements 
are clearly defined and include illustrations. 
 
By contrast, standards that are “so malleable that reasonable minds could differ on 
whether they are met” are not objective, and may not be a basis to deny, or reduce the 
density of housing development projects pursuant to the HAA.  If a standard requires any 
level of “after-the-fact interpretive gloss,” it is not sufficiently objective.  For example, the 
City of San Mateo established guidelines that advised an applicant to avoid changes in 
building height greater than one story from adjacent structures.  The guidelines further 
provided that if height varied by more than one story between buildings, a transition or 
step in height would be necessary.  Such standards are not objective, because it is not 
knowable in advance when changes greater than one story in height would be allowable 
or how much “transition or step in height” would be sufficient to bring a project into 
conformity with the guideline.  With that said, the HAA does not bar the City from imposing 
conditions of approval based on adopted standards that are not objective (like the 
Multifamily Design Guidelines, for example), as long as those conditions do not have the 
effect of reducing the project density.   
 
Standards that require a project to obtain entitlements that involve subjective decision-
making (like a Conditional Use Permit) are likewise not objective, and therefore they 
cannot be used to deny a housing development project, given the requirements of the 
HAA.  For example, the State Department of Housing and Community Development 
advises that, “a standard that requires a general plan amendment, the adoption of a 
specific plan, planned development permit, conditional use permit or another 
discretionary permit or approval does not constitute an objective standard.”  Under HCD’s 
guidance, the City “shall not require a development proponent to meet any standard for 
which the locality typically exercises subjective discretion, on a case-by-case basis,” 
because such a requirement would expose housing development projects to non-
objective standards, upending the HAA’s protections. 
 
As it relates to the State Housing Accountability Act, the proposed project includes a 
request for approval of a Conditional Use Permit and Planned Development.  As 
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discussed previously within the Conditional Use Permit section of this staff report, if the  
Commission were to consider denying the Conditional Use Permit for the proposed 
project, the Commission would need to make findings to the effect that the proposed 
project would have a significant, quantifiable, direct, and unavoidable impact, based on 
objective, identified written public health or safety standards, policies, or conditions as 
they existed on the date the application was deemed complete by the City.  In addition, 
the Commission would need to find that any such impacts could not be mitigated without 
denying the project.  In this particular case, the City in its review of the Conditional Use 
Permit, did not identify any   specific adverse impact associated with development of the 
apartment community. 
 
With respect to requested Planned Development Permit, the Folsom Plan Area Specific 
Plan includes objective standards (FPASP Table A.4) that regulate residential 
development with respect to minimum lot area, minimum lot width, building setbacks, 
building height, and parking.  As stated previously within this report, the proposed project 
meets all of these objective standards with the exception of the parking requirement 
where the applicant is requesting approval to deviate from the parking standard for the 
required covered parking spaces in order to increase the number of trees planted within 
the project site.  
 
A review of the architecture and design of the proposed apartment building is included as 
part of the Planned Development Permit.  As discussed within the Planned Development 
section of this staff report, the proposed project is subject to the Multi-Family Design 
Guidelines established within the Folsom Plan Area Specific Plan and the Design 
Guidelines for Multi-Family Development.  While City staff has determined that the 
architecture and design of the proposed project meets the intent of these two sets of 
design guidelines, these guidelines do not provide specific objective standards for the 
purposes of complying with the Housing Accountability Act.  As a result, the Commission 
would not be able to deny the Planned Development Permit on the basis on the project’s 
architecture and design.  However, the Planning Commission is able to recommend 
modifications to the design, color, and materials of the apartment buildings and include 
the same as conditions of approval on the project, so long as these changes do not reduce 
the overall density of the proposed project. 
 
Development Standards 
The applicant’s intent with the subject application is to create a set of development 
standards that will comply with the development standards established within the Folsom 
Plan Area Specific Plan for multi-family designated residential (SP-MMD-PD) properties 
with the exception of creating a new standard for the required number of covered parking 
spaces.  The Folsom Plan Area Specific Plan indicates that multi-family duplex units 
developed within GC designated properties such as the subject site shall be subject to 
the MMD development standards (FPASP Table A.4).  The Specific Plan requires that 
two covered parking spaces be provided for each apartment unit.  The applicant is 
proposing this standard be modified for the proposed project with one covered and one 
uncovered parking space being required for the two-bedroom units (104 units), with the 
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three-bedroom units still being required to include two covered parking spaces.  The 
deviation in the covered parking requirement is being requested to allow for the planting 
of additional trees throughout the project site.  The table on the following page outlines 
the existing and proposed development standards for the Folsom Ranch Apartments 
project: 
 
TABLE 1: DEVELOPMENT STANDARDS TABLE 
 

Development Standards Table 
Folsom Ranch Apartments 

 Lot  
Area 

Lot 
Width 

Front Yard 
 Setback 

Rear Yard 
 Setback 

Side Yard 
Setbacks 

Building 
Height 

SP-MMD-PD  6,000 sf 
min. 

60 
feet 
min. 

15 feet 
minimum 

10 feet 
minimum 

10 feet 
minimum 

50 feet 
maximum 

Proposed 
Project 

688,248 sf 60 
Feet 
min. 

15 feet 
minimum 

10 feet 
minimum 

 

10 feet  
minimum 

27 feet 
 

 
As shown on the development standards table, the proposed project meets or exceeds 
all development standards established for the SP-MMD-PD (Multi-Family Medium 
Density) zoning district within the Folsom Plan Area Specific Plan, with the exception of 
the number of required covered parking spaces as previously discussed[SD2].  Parking 
is addressed separately within the Parking Section of this staff report.  
 
In addition, the proposed project is requesting approval to deviate from the signage 
requirements established within the Folsom Municipal Code, by having four project 
identification signs (the FPASP does not have specific standards with regard to signage).  
A detailed discussion of the project  identification request is contained within the Signage 
section of this report.   
 
Building Architecture and Design 
As detailed in the Project Description section of this report, the proposed project includes 
development of 119 two-story townhome-style apartment buildings and a one-story 
clubhouse building.  In terms of architectural style, the proposed project features a 
contemporary Spanish Colonial design theme featuring stucco exteriors, tile roofs, wood 
trim, decorative iron detailing, and an earthtone color scheme.  Proposed elevations, 
renderings, and street scenes of the apartment buildings and clubhouse are shown on 
the following pages.    
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FIGURE 4: BUILDING ELEVATIONS APARTMENT 1A 
 

 
 
 
FIGURE 5: BUILDING ELEVATIONS APARTMENT 3A  
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FIGURE 6: BUILDING ELEVATIONS APARTMENT 5A  
 

 
 
 
FIGURE 7: BUILDING ELEVATIONS CLUBHOUSE 
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FIGURE 8: BUILDING RENDERINGS 
 

 

 
FIGURE 9: STREET SCENES 
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The Housing Accountability Act effectively prevents the City from denying a housing 
development project for failing to comply with subjective design standards. (Government 
Code § 65589.5(j)(1); Government Code § 65589.5(f)(1); Government Code § 65589.5(i); 
see also Government Code § 65589.5(h)(8).)  However, subjective design standards or 
criteria can support conditions of approval on a market rate residential project, as long as 
they do not result in a reduced density or a reduction of the percentage of a lot that may 
be occupied by a building.       
 
The proposed project is subject to the City’s Design Guidelines for Multi-Family 
Development.  The Design Guidelines for Multi-Family Development recommend that 
multi-family projects be designed in a manner that compliments the surrounding 
community.  The following are some of the specific design recommendations suggested 
by the Design Guidelines: 
 

• Variety and distinctness in design are desirable  

• Expanses of uninterrupted wall area, unbroken roof forms, and box-like structures 
shall be prohibited.  Balconies, porches, bay windows, chimneys, and other design 
elements with projections and varied setbacks shall be used to break up the 
physical characteristics of structures. 

• Separations and changes in the height of roof planes shall be used to visually 
separate the units.  Articulation such as roof dormers, hips, gables, balconies, wall 
projections, and porches shall be used to break up the visual massing of building 
facades. 

• The use of a variety and combination of building materials is encouraged. Building 
materials selected for multi-family projects shall be very durable and require low 
maintenance including, but not limited to, stucco, stone, and brick.  Building 
materials shall integrate quality design elements consistent with the design of the 
development and the surrounding neighborhood. 

• Predominant roof materials shall be of high quality, durable material such as, but 
not limited to, clay or concrete roof tiles and asphalt shingles. 

• Exterior building colors shall be compatible with the surrounding neighborhood 
setting and shall not be out of character or in visual competition with the existing 
surrounding design elements. 

• All accessory structures, including carports, garages, and solid waste enclosures, 
shall be designed with materials and in a manner consistent with the architectural 
design characteristics of the development. 

 
As illustrated on the building elevations, color renderings, and street scenes (Attachments 
13-15), the proposed apartment buildings and clubhouse incorporate many of the key 
design features recommended by the Design Guidelines for Multi-Family Development 
including  use of varied building forms to create visual relief, use of building projections 
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to break the massing of the building, and the inclusion of unique design details to reinforce 
the Spanish Colonial design theme.   
 
As shown on the color and materials board (Attachment 15), the proposed project utilizes 
a variety of natural building materials to enhance the appearance of the apartment 
buildings and clubhouse.  In terms of building materials, traditional stucco is juxtaposed 
with wood trim elements, metal design details, and concrete roof tiles.  Cladding, signage, 
fencing, and other building materials have been incorporated to emulate the local context 
of the surrounding residential neighborhoods, but with a focus on the contemporary 
Spanish Colonial design theme.  With respect to building colors, the proposed project 
utilizes a series of light earthy gray and tan colors which are supplemented by a series of 
darker and lighter accent colors.    
 
Based on the aforementioned analysis, staff has determined that the proposed project 
features a high-quality design that is consistent with the design recommendations of the  
Design Guidelines for Multi-Family Development.  As a result, staff recommends approval 
of the applicant’s design with the following conditions, to which the applicant does not 
object: 
 

1. This approval is for 119 two-story townhome-style apartment buildings and a one-
story clubhouse building associated with the Folsom Ranch Apartments project.  
The applicant shall submit building plans that comply with this approval and the 
attached building elevations and color renderings dated October 14, 2022.  

2. The design, materials, and colors of the proposed Folsom Ranch Apartments 
apartment buildings and clubhouse shall be consistent with the submitted building 
elevations, color renderings, materials samples, and color scheme to the 
satisfaction of the Community Development Department. 

 
3. Brick pavers or another type of colored masonry material (ADA compliant) shall 

be used to designate pedestrian crosswalks on the project site, in addition to 
where pedestrian paths cross drive aisles, and shall be incorporated as a design 
feature at the driveway entrances at Westwood Drive to the satisfaction of the 
Community Development Department. 

 
4. Roof-mounted mechanical equipment, including satellite dish antennas, shall not 

extend above the height of the parapet walls.  Ground-mounted mechanical 
equipment shall be shielded by landscaping or trellis type features.    

 
5. Utility equipment such as transformers, electric and gas meters, electrical 

panels, and junction boxes shall be screened by walls and or landscaping. 
 
These recommendations are included in the conditions of approval (Condition No. 41) 
presented for consideration by the Planning Commission. 
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Signage 
The proposed project includes two freestanding monument signs and two decorative wall 

signs inlaid in the perimeter sound wall.  The two monument signs are located within a 

landscaped area at the two project entrances on Westwood Drive.  The two decorative 

wall signs are located on the perimeter wall at the intersection of Alder Creek Parkway 

and McCarthy Way and the intersection of Alder Creek Parkway and Westwood Drive 

respectively.  The two proposed monument signs, which are approximately 32 square 

feet in size, are designed to complement the design of the apartment buildings and feature 

the use of stucco, brick, and tube steel.  The two monument signs, which are double 

sided, will feature copy that reads “Folsom Ranch Apartments” as well as the project 

address.  The two monument signs will be indirectly illuminated by two inset-up spotlights.   

The two decorative walls signs, which are 20 square feet in size and will be indirectly 

illuminated by two inset-up spotlights, feature copy that reads “Folsom Ranch 

Apartments”.  Staff has determined that the design of the proposed monument and wall 

signs are complementary to the design of the proposed Folsom Ranch Apartments.  

 

The Folsom Municipal Code (FMC, Section, 17.50.040 D) states that monument 

identification signs are an acceptable form of identification for multi-family residential 

projects.  The Folsom Municipal Code states that multi-family residential projects are 

permitted one freestanding sign that is a maximum of six-feet-tall with a maximum sign 

area of 32 square feet.  The Folsom Municipal Code also states that multi-family 

residential projects are permitted one wall-mounted sign with a maximum sign area of 40 

square feet.     

 

Through the Planned Development Permit process, the applicant is seeking approval for 

two monument signs and two walls signs to provide identification for the proposed project.  

Staff has determined that two monument signs and two wall signs are appropriate given 

that the project has two unique driveway entrances with a significant degree of physical 

separation, and also based on the large physical scale of the apartment community.  Staff 

recommends that the owner/applicant obtain a sign permit prior to installation of the two 

monument signs and two wall signs.  Condition No. 43 is included to reflect this 

requirement.   

 
D.  Development Agreement Amendment 
 
The City and Landowner’s predecessor (Eagle Commercial Partners, LLC) previously 
entered into the First Amended and Restated Tier 1 Development Agreement By and 
Between the City of Folsom and Landowner Relative to the Folsom South Specific Plan 
on July 15, 2014.  Section 1.5 of the Restated Development Agreement allows the 
Restated Development Agreement to be amended from time to time by mutual written 
consent of the parties.  On November 12, 2015[SD3], Eagle Commercial Partners, LLC, 
and the City entered into Amendment No. 1 to First Amended and Restated Tier 1 
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Development Agreement Relative to the Folsom South Specific Plan.  The Landowner is 
proposing Amendment No. 2 to the First Amended and Restated Development 
Agreement by and between the City of Folsom and Eagle Commercial Partners, LLC 
relative to the Folsom South Specific Plan for the purpose of deed restricting 64 affordable 
housing units on a portion of the Remainder within Parcel 61 located within in the Folsom 
Plan Area.  This property is also owned by Eagle Office Properties.    
 
As described above, the Landowner is proposing to deed restrict 64 multi-family housing 
units on a portion of the Remainder within Parcel 61, located within in the Folsom Plan 
Area, for the purpose of assisting the City in meeting its Regional Housing Needs 
Allocation (RHNA) assigned by the State Department of Housing and Community 
Development.  The 64 multi-family housing units, which would be made available to low-
, very-low, and/or extremely-low income households, will be deed restricted for a period 
of 55 years from the date of recording.  The deed restriction must be recorded prior to 
issuance of a building permit for the Folsom Ranch Apartments Project. 
 
In the event that Landowner (or a successor in interest) proposes residential development 
on Parcel 61 in the future, any applicable requirement for inclusionary and/or affordable 
housing will be offset by 64 units.   
 
There is no inclusionary or affordable housing requirement applicable to the proposed 
Folsom Ranch Apartments project.  In the unlikely event that the City passes an 
inclusionary housing ordinance applicable to rental units, the proposed project would be 
subject to it, unless a complete application for a building permit is submitted before the 
new ordinance takes effect.   
 
Staff recommends that the form of deed restriction be submitted with owner/applicant’s 
application for a building permit and will be subject to the City Attorney’s approval, which 
shall not be unreasonably withheld.  Condition No. 7 is included to reflect this requirement.   
 
City staff is supportive of the Development Agreement Amendment as  described above.  
The Planning Commission will be making a recommendation regarding the Development 
Agreement Amendment to the City Council as Development Agreements require City 
Council review and approval.    
 
E.  Traffic/Access/Circulation 
 
The Folsom Plan Area Specific Plan established a series of plans and policies for the 
circulation system within the entire Plan Area.  The FPASP circulation system was 
designed with a sustainable community focus on the movement of people and provides 
a number of mobility alternatives such as walking, cycling, carpooling, and viable forms 
of public transportation in addition to vehicular circulation.  The circulation plan evaluated 
regional travel, both in terms of connectivity and capacity as well as local internal 
connections and access.  The circulation plan also addressed the concerns of regional 
traffic, including parallel capacity to U.S. Highway 50, and connectivity with surrounding 
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jurisdictions while considering community-wide connectivity, alternative modes of travel, 
and the provision of complete streets. 
 
The 2011 Folsom Plan Area Specific Plan Environmental Impact Report/Environmental 
Impact Statement included not only a detailed analysis of traffic-related impacts within the 
Plan Area, but also an evaluation of traffic-related impacts on the surrounding 
communities. In total, there are fifty-five (55) traffic-related mitigation measures 
associated with development of the FPASP which are included as conditions of approval 
for the Folsom Ranch Apartments project.  Many of these mitigation measures are 
expected to reduce traffic impacts to East Bidwell Street. Included among the mitigation 
measures are requirements to; fund and construct roadway improvements within the Plan 
Area, pay a fair-share contribution for construction of improvements north of U.S. 
Highway 50, participate in the City’s Transportation System Management Fee Program, 
and Participate in the U.S. Highway 50 Corridor Transportation Management Association.  
The Folsom Ranch Apartments project is subject to all traffic-related mitigation measures 
required by the 2011 FPASP EIR/EIS (Condition No. 46). 
 
On May 5, 2015, Fehr & Peers completed a Traffic Impact Analysis for the Westland-
Eagle Specific Plan Amendment project (an Addendum to the FPASP EIR/EIS was 
certified in association with the Westland-Eagle Specific Plan Amendment) and 
determined that the traffic impacts associated with that project had been adequately 
addressed in the 2011 Folsom Plan Area Specific Plan EIR/EIS with inclusion of some 
minor adjustments.  
 
On December 1, 2017, T.KEAR Transportation Planning & Management completed a 
Transportation Impact Study (Study) for the Mangini Ranch Phase 2 Subdivision project 
to ensure that no additional impacts would occur that were not previously identified and 
addressed by the 2011 FPASP EIR/EIS and the 2015 Westland-Eagle Specific Plan 
Addendum to the FPASP EIR/EIS.  The Study determined that, with planned street and 
intersection improvements, the Mangini Ranch Phase 2 Subdivision project would not 
create any new significant impacts when compared to the FPASP EIR/EIS and the 
Westland-Eagle Specific Plan Amendment Addendum. 
 
On April 23, 2021, DKS Associates completed a Transportation Analysis (Analysis) and 
CEQA Impact Study to evaluate traffic, access, and circulation impacts associated with 
the 530,000-square-foot Folsom Ranch Medical Center project.  Six different scenarios 
were evaluated in reviewing traffic operations at the 19 study intersections including 
Existing Conditions (2021) and the five different development phases of the proposed 
project.  To ensure safe and efficient traffic operations, the Analysis required certain 
roadway improvements be constructed with each phase of the project including but not 
limited to construction of McCarthy Way between Alder Creek Parkway and Placerville 
Road, construction of an additional 250-foot right-turn lane for southbound McCarthy Way 
approaching Alder Creek Parkway,  construction of a full extension of the right-turn pocket 
on westbound Alder Creek Parkway from McCarthy Way to East Bidwell Street, and 
construction of a southbound emergency vehicle-only left-turn movement into the East 
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Bidwell Street access point.  All of the roadway improvements referenced above are 
currently under construction.   
 
The Analysis prepared for the Folsom Ranch Medical Center project also considered 
three different access scenarios.  The first access scenario, which is the access 
alternative suggested by Dignity Health, was to signalize the intersection of Alder Creek 
Parkway and McCarthy Way at some point in the future.  The second access scenario 
considered was to install a round-a-bout at the intersection of Alder Creek Parkway and 
McCarthy Way at some point in the future.  The third scenario, which is the City’s preferred 
alternative, is to eliminate the existing eastbound left-turn pocket on Alder Creek Parkway 
at McCarthy Way at some point in the future when traffic conditions become unsafe or 
excessive delays occur, thereby directing vehicles headed to the Folsom Ranch Medical 
Center to use the future signalized intersection of Alder Creek Parkway and Westwood 
Drive.  
 
Existing Roadway Network 
The project site is located at the northwest corner of the intersection of Alder Creek 
Parkway and Westwood Drive.  Significant roadways in the project vicinity include U.S. 
Highway 50, East Bidwell Street, Alder Creek Parkway, and Westwood Drive.  U.S. 
Highway 50 is a six-lane east-west highway with a 65-mph posted speed limit that passes 
through Folsom and connects the Sacramento region to Lake Tahoe and points beyond.   
East Bidwell Street is a north-south roadway that runs from Riley street southward to 
White Rock Road.  Alder Creek Parkway currently exists from East Bidwell Street to 
Placerville Road and beyond into the Russell Ranch Subdivision to the east.  Westwood 
Drive runs from Mangini Parkway northward to Alder Creek Parkway, with an extension 
further north to Placerville currently under construction. 
 
On December 13, 2022, Kimley Horn & Associates completed a Transportation Impact 
Study (included as Attachment 19 to this staff report) that evaluated traffic, access, and 
circulation impacts associated with the proposed project.  The Study relies, in part, on 
data and analysis contained in the transportation impact studies prepared for the Mangini 
Ranch Phase 2 Subdivision project and the Folsom Ranch Medical Center project.  As 
directed by City staff, the Study prepared for the proposed project reflects the City’s 
preferred alternative scenario taken from the Folsom Ranch Medical Center 
Transportation Impact Study.  As mentioned previously, the City’s preferred scenario 
includes the closure of the existing eastbound left turn lane on Alder Creek Parkway and 
McCarthy in the future and rerouting vehicles going to the Medical Center east to the 
intersection of Alder Creek Parkway and Westwood Drive, where dual left turn lanes will 
take vehicles  north to Mercy Drive which connects direct to McCarthy Way to the west 
where the Medical Center will be located.  The Study analyzed traffic operations at the 
following 7 study intersections in the vicinity of the project site:  
 

• Alder Creek Parkway/McCarthy Way 

• Alder Creek Parkway/Westwood Drive 

• Westwood Drive/Project Site Access Driveway (South) 

431



Planning Commission  
Folsom Ranch Apartments (MSTR 22-00218)  
February 15, 2023 
 

 

 
 

• Westwood Drive/Mercy Drive 

• Westwood Drive/Project Site Access Driveway (North) 

• Westwood Drive/Placerville Road 

• McCarthy Way/Mercy Drive  
 
Two different scenarios were evaluated in reviewing traffic operations at the 7 
aforementioned study intersections including Near Term (2023) Plus Project and Build-
Out (2040) Plus Project.  The proposed Folsom Ranch Apartments project is expected to 
generate a total of 113 vehicle-trips during the weekday AM peak hour (35 inbound and 
78 outbound) and 133 during the weekday PM peak hour trips (76 inbound and 57 
outbound).  Overall, the proposed project is projected to generate approximately 1,686 
daily vehicle trips.  Based on the expected number of project-related vehicle trips, the 
Study concluded that the proposed project would not have a significant impact on vehicle 
level of service (LOS) at any of the study intersections under Near Term (2023) Plus 
Project and Build-Out (2040) Plus Project conditions.  In addition, the Study determined 
that the proposed project would not result in any new traffic-related impacts that were not 
previously identified and addressed by traffic studies and environmental documents 
associated with the 2011 Folsom Plan Area Specific Plan, the 2015 Westland/Eagle 
Specific Plan Amendment, the 2017 Mangini Ranch Phase 2 Subdivision, and the 2021 
Folsom Ranch Medical Center project.   
 
The Transportation Impact Study evaluated the need for traffic signalization of the 
intersection of Alder Creek Parkway and Westwood Drive based on peak-hour warrant 
methodologies noted in the California Manual on Uniform Traffic Control Devices.  The 
Study determined that the addition of the project-related vehicle trips does not trigger the 
need for the signalization of the intersection of Alder Creek Parkway and Westwood Drive.  
It is important to note that this particular intersection is anticipated to be signalized in the 
future under Building-Out (2040) conditions.   
 
The Transportation Impact Study evaluated the existing left turn movement on eastbound 
Alder Creek Parkway at Westwood Drive.  The Study determined that the existing 
eastbound left-turn lane has sufficient vehicle storage capacity to accommodate the 
proposed project-related vehicle trips under Near-Term (2023) conditions.  However, the 
Study noted that there will be the need for dual left-turns lanes on eastbound Alder Creek 
Parkway at Westwood Drive under Build-Out (2040) conditions when vehicle trips are 
rerouted from the intersection of Alder Creek Parkway and McCarthy Way eastward to 
the intersection of Alder Creek Parkway and Westwood Drive.  While the proposed project 
does not trigger any modifications to this intersection, the applicant has agreed to 
proactively construct specific improvements in anticipation of ultimate build-out conditions 
(2040) including relocating and restriping the existing left-turn lane, creating a future BRT 
lane, and modifying the existing median.  Figure 10 on the following page shows the 
proposed design and configuration for the eastbound left-turn movement at the  
intersection of Alder Creek Parkway and Westwood Drive.     
 
 

432



Planning Commission  
Folsom Ranch Apartments (MSTR 22-00218)  
February 15, 2023 
 

 

 
 

FIGURE 10:  ALDER CREEK PARKWAY/WESTWOOD DRIVE CONFIGURATION  
 

 
 
The Transportation Impact Study evaluated the need for a right-turn deceleration lane on 
westbound Alder Creek Parkway at McCarthy Way.  The Study determined that under 
Build-Out (2040) conditions, approximately 1,100 vehicles would be traveling westbound 
on Alder Creek Parkway at McCarthy Way during the AM Peak Hour, with 220 of those 
vehicles making a right-turn movement from Alder Creek Parkway to McCarthy Way.  
Based on the volume split of these vehicle trips, and the fact that the overall volume of 
vehicle trips is well below the industry‐accepted saturation flowrate, the Study determined 
that the No. 3 westbound through-lane on Alder Creek Parkway would act as a de facto 
right-turn lane and would not result in a delay causing the need for construction of 
dedicated right-turn lane at McCarthy Way.  While the proposed project does not trigger 
the need for the No. 3 westbound lane on Alder Creek Parkway between Westwood Drive 
and McCarthy Way or the installation of a right-turn deceleration lane on westbound Alder 
Creek Parkway at McCarthy Way (ultimate build-out volumes and conditions require this 
roadway improvement to be constructed), the applicant has agreed to proactively 
construct these improvements so that this section of roadway is built to its ultimate 
configuration.  The owner/applicant is required to dedicate an additional four-feet of public 

------------------------------ Future BRT Lane -----------------------
---------------- 
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right-of-way on westbound Alder Creek Parkway to accommodate this roadway 
improvement.  Condition No. 35 is included to reflect this requirement.  Figure 11 below 
shows the proposed design and configuration for the westbound Alder Creek Parkway 
between Westwood Drive and McCarthy Way.     
 
FIGURE 11:  ALDER CREEK PARKWAY/MCCARTHY WAY CONFIGURATION  
 

 
 
Project Access and On-Site Circulation   
As shown on the submitted Access and Circulation Plan (Attachment 10), access to the 
project site is provided by two new full-access driveways located on the east side of 
Westwood Drive.  The first project driveway, which is located on the west side of 
Westwood Drive between Alder Creek Parkway and Mercy Drive, will accommodate all 
turning movements into and out of the project site.  The second project driveway, which 
is located on the west side of Westwood Drive between Mercy Drive and Placerville Road, 
will also accommodate all turning movements into and out of the project site.  Vehicle 
gates to control access into and out of the project site are proposed at both driveway 
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locations on Westwood Drive.  Emergency vehicle access is provided by a gated driveway 
situated on the east side of McCarthy Way and another gated driveway on positioned on 
the east side of Placerville Road.   
 
Proposed internal vehicle circulation consists of a series of 27-foot-wide drive aisles that 
provide access in and around the project site.  Pedestrian circulation is provided by new 
sidewalks located along the street frontages of Alder Creek Parkway, Westwood Drive, 
McCarthy Way, Mercy Drive, and Placerville Road, with seven pedestrian gates included 
to provide access from the project site to the adjacent sidewalks.  Internal pedestrian 
circulation is accommodated by a series of new pedestrian pathways that provide 
connectivity between apartment buildings, the clubhouse building, the outdoor amenities, 
and the perimeter sidewalks.  The proposed Access and Circulation plan is shown in 
Figure 12 below.    
 
FIGURE 12:  ACCESS AND CIRCULATION EXHIBIT 
 

 
 
The Transportation Impact Study prepared for the proposed project evaluated the 
operation and configuration of the project access system in terms of driveway locations 
and spacing, driveway throat depth, internal vehicle circulation, and emergency vehicle 
access circulation.  The Study determined that the two proposed driveways, located on 
Westwood Drive respectively, provide adequate spacing from the nearest street 
intersections and meet the City’s Design Standards for driveways located on collector 
streets.  The Study also determined that the two proposed project driveways provide 
sufficient throat depth for inbound and outbound vehicles so as to avoid excessive vehicle 
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queuing into the project site and onto adjacent public streets.  
 
The Study considered on-site circulation and determined that the project features a well-
designed parking lot layout which minimizes offset drive aisles and provides adequate 
drive aisle widths of 27 feet or greater.  The Study determined that the proposed internal 
circulation system provides adequate space for emergency service vehicles to make all 
necessary turning movements and move freely throughout the project site.  In addition, 
the Study determined that there are abundant pedestrian facilities provided by the project 
including sidewalks, pedestrian walkways, and pedestrian connections which facilitate 
pedestrian movements in and around the project site. 
 
To ensure implementation of the traffic control measures identified on the submitted site 
plan and recommended by the Transportation Impact Study, staff recommends the 
following recommendations be included as conditions of approval for the project 
(Condition No. 35). 
 

Alder Creek Parkway (Eastbound) 

• The owner/applicant shall reconstruct the existing center median to provide an 
additional 12 feet of paving to accommodate a future BRT lane and a 14-foot-wide 
median at the eastbound approach to Westwood Drive from Alder Creek Parkway.  
The owner/applicant shall also relocate the existing 12-foot-wide left-turn lane 
(200-feet-long with a 90-foot-long taper) on the eastbound approach to Westwood 
Drive from Alder Creek Parkway north to its ultimate location.  With these proposed 
modifications, the eastbound approach to Westwood Drive from  Alder Creek 
Parkway shall include one left-turn lane, one future BRT lane, and one thru/right-
turn lane. The owner/applicant is eligible for SPIF credits for these improvements.   

   
Alder Creek Parkway (Westbound) 

• The owner/applicant shall construct two additional 11-foot-wide travel lanes (Lane 
No. 2 and No. 3) between Westwood Drive and McCarthy Way.  The 
owner/applicant shall construct a 150-foot-long right-turn deceleration lane on the 
westbound approach to McCarthy Way from Alder Creek Parkway.  With these 
proposed modifications, the westbound approach to McCarthy Way from Alder 
Creek Parkway shall include two thru lanes and one right-turn lane. The 
owner/applicant is eligible for SPIF credits for these improvements.  The 
owner/applicant is required to dedicate an additional four-feet of public right-of-way 
on westbound Alder Creek Parkway at McCarthy Way to accommodate the 150-
foot-long right-turn deceleration lane.    

 
Southern Project Driveway (Westwood Drive) 

• The owner/applicant shall construct a 150-foot-long left-turn lane with 60-foot-long 
taper on the northbound approach to the southern project driveway from 
Westwood Drive.    
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Northern Project Driveway (Westwood Drive) 

• The owner/applicant shall construct a 90-foot-long left-turn lane with 60-foot-long 
taper on the northbound approach to the northern project driveway from Westwood 
Drive.  

 
Additional Requirements 

• A “stop” sign and appropriate pavement markings shall be installed at the internal 
eastbound approach to the southern project driveway located on Westwood Drive. 

 

• A “stop” sign and appropriate pavement markings shall be installed at the internal 
eastbound approach to the northern driveway located on Westwood Drive. 
 

• The vehicle entry gates at the two project driveway locations shall open inward, 
away from Westwood Drive.  In addition, the design of the vehicle entry gates 
and the vehicle entry gate area shall conform to all requirements established by 
the City of Folsom for gated multi-family residential developments. 

 

• If vehicles are observed backing up into Westwood Drive at either of the two 
gated project entries, City staff will evaluate and require appropriate measures to 
alleviate the traffic congestion including but not limited to requiring the two project 
entry gates 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.   
 

• Residents of the Folsom Ranch Apartments project shall be issued remote 
transmitters to allow them to open the entry gates without needing to stop to 
enter a code in the keypad at either entrance location.  
 

F.  Parking 

As noted in the Project Description, the proposed project includes a total of  238 

apartment units including 104 two-bedroom units and 134 three-bedroom units.  The 

Folsom Plan Area Specific Plan (Table A.14) requires that apartment developments 

located within a Multi-Family Medium Density (MMD) designated area, which is the 

standard utilized for the project even though it is situated in General Commercial 

designated area,  provide two parking spaces for each two or three-bedroom unit, and 

0.5 guest parking spaces for each apartment unit.  As shown and described on the 

submitted site plan, the proposed project includes a total of 595 parking spaces including 

476 covered garage parking spaces and 121 uncovered parking spaces.  

 

 As described previously within the Planned Development Permit portion of this staff 

report, the applicant is proposing that the standard for covered parking (two covered 

parking spaces required for each unit) be modified with one covered and one uncovered 

parking space being required for the two-bedroom units (104 units), and two covered 

parking spaces being required for the three-bedroom units.  Staff supports the change to 
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the covered parking requirement as it will allow additional tree plantings on the project 

site.  Staff has determined that the proposed project meets the parking requirements 

prescribed by the Folsom Plan Area Specific Plan by providing 595 parking spaces 

whereas a minimum of 595 parking spaces are required.  

 
The Folsom Plan Area Specific Plan (Table A.14) requires that apartment developments 
located within a Multi-Family Medium Density (MMD) designated area provide one bicycle 
parking space for each apartment unit that does not have a garage.  In this case, each of 
the apartments has one or two covered garage parking spaces in which to store bicycles.  
Staff has determined that the proposed project meets the bicycle parking requirements 
dictated by the Folsom Plan Area Specific Plan by providing opportunities for bicycle 
parking within the garage spaces for each unit.  However, staff does recommend that 20 
bicycle parking spaces be provided at the community clubhouse building (inside or 
outside) to serve residents of the community.  Condition No. 38 is included to reflect this 
requirement.  
 
G.  Noise Impacts 

Based on the proximity of the project site to U.S. Highway 50, Alder Creek Parkway,  
Westwood Drive, and Placerville Road, acoustical measurements and modeling were 
prepared by Veneklasen Associates on August 16, 2022 to analyze potential noise 
impacts at the proposed Folsom Ranch Apartments project site.  The purpose of the Noise 
Analysis was to quantify existing noise levels associated with traffic on the 
aforementioned roadways and to compare those noise levels against the applicable City 
of Folsom noise standards for acceptable noise exposure at the project site.  In addition, 
noise generated by the proposed project including construction activities, on-site 
parking/circulation, and mechanical equipment noise, was also evaluated in the Noise 
Analysis. 
 
Two aspects of noise impacts were evaluated relative to the proposed apartment 
community, noise directed at the proposed project, and noise caused by the proposed 
project.  As noted previously, the predominant existing noise sources in the project vicinity 
that cause an impact to the project site are from vehicles traveling on U.S. Highway 50, 
Alder Creek Parkway, Westwood Drive, and Placerville Road, as well as background 
noises from adjacent nearby residential land uses.  Potential noise impacts that might 
result from  development of the Folsom Ranch Apartments project are construction-
related activities and operational activities. Construction-related noise would have a short-
term effect, while operational noise would continue throughout the lifetime of the project. 
 
The Noise Element of the City of Folsom General Plan regulates noise emissions from 
public roadway traffic on new development of residential or other noise sensitive land 
uses. The Noise Element states that noise from traffic on public roadways shall not 
exceed 65 CNEL for outdoor use areas and 45 CNEL for interior use areas.  The Noise 
Analysis determined that exterior noise levels at the outdoor use areas on the project site 
were less than 65 CNEL, which complies with the City’s 65 CNEL outdoor use area noise 
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standard.  The Noise Analysis also determined that the interior noise levels on the project 
site would be less than 45 CNEL, which complies with the City’s 45 CNEL interior noise 
level standard.  However, to further ensure the interior noise level standard would be 
satisfied, the Noise Analysis recommended that air conditioning be provided to allow 
residents to close windows and doors for appropriate acoustical isolation.  In addition, the 
Noise Analysis recommended that windows and glass doors within specific apartment 
buildings along Alder Creek Parkway, McCarthy Way, and Placerville Road (Figure 2 of 
Noise Analysis) have a minimum rating of STC 28 to maintain a consistent level of 
acoustical quality.  Condition No. 40 is included to reflect these requirements.      
 
Construction of the Folsom Ranch Apartments project would temporarily increase noise 
levels in the project vicinity during the construction period, which would take 
approximately 16 to 23 months.  Construction activities, including site clearing, 
excavation, grading, building construction, and paving, would be considered an 
intermittent noise impact throughout the construction period of the project.  The City’s 
Noise Ordinance excludes construction activities from meeting the General Plan Noise 
Element standards, provided that all phases of construction are limited to the hours 
between 7:00 a.m. and 6:00 p.m. on weekdays, and between 8:00 a.m. and 5:00 p.m. on 
Saturdays.  To ensure compliance with the City’s Noise Control Ordinance and General 
Plan Noise Element, staff recommends that hours of construction operation be limited 
from 7:00 a.m. to 6:00 p.m. on weekdays and 8:00 a.m. to 5:00 p.m. on Saturdays with 
no construction permitted on Sundays or holidays.  In addition, staff recommends that 
construction equipment be muffled and shrouded to minimize noise levels.  Condition No. 
39 is included to reflect these requirements. 
 
Operational noises generated by the proposed project include sounds associated with 
new vehicle trips, vehicle parking, and mechanical equipment associated with the 
apartment community.  Persons and activities potentially sensitive to noise in the project 
vicinity include residents in the Enclave Subdivision (approximately 100 feet) across Alder 
Creek Parkway to the south and future residents within the Mangini Ranch Phase 2 
Subdivision (approximately 100 feet) across Westwood Drive to the east.  Based on 
residential nature of the proposed project and the fact that the project site will be 
surrounded by residential and medical office development in the future, staff has 
determined that potential noise impacts relative to these operational noise sources will 
not be significant.   
 
H.  Walls/Fencing 
 
As shown on the preliminary wall and fence exhibit (Attachment 11), the proposed project 
includes a combination of retaining walls, perimeter walls, stucco walls, open-view steel 
fencing, and privacy vinyl fencing.  Split-face CMU retaining walls that range from 1-3 feet 
in height are proposed at various interior locations throughout the project site and also  
around portions of the perimeter.  A six-foot-tall decorative split-face wall with pilasters is 
proposed around the entire perimeter of the project site.  Six-foot-tall decorate stucco 
walls are proposed in specific areas around the clubhouse building.  Open-view steel 
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fencing is proposed around portion of the clubhouse building and also to secure the dog 
park and an outdoor amenity area.  Lastly, six-foot-tall vinyl fencing is proposed as privacy 
fencing to separate the individual backyard areas.  Staff recommends that the final 
location, design, height, materials, and colors of the retaining walls, perimeter walls, 
stucco walls, open-view fencing, and privacy fencing be subject to review and approval 
by the Community Development Department.  Condition No. 16 is included to reflect this 
requirement.   
 
I.  Site Lighting 

 

As shown on the preliminary lighting plan (Attachment 11), the applicant is proposing to 
use a combination of pole-mounted parking lot lighting, building-attached lighting, and 
bollard lights along the walkways on the project site.  All lighting would be designed to 
minimize light/glare impacts to the adjacent properties by ensuring that all exterior lighting 
is shielded and directed downward.  Staff recommends that the final exterior building and 
site lighting plans be submitted for review and approval by Community Development 
Department for location, height, aesthetics, level of illumination, glare, and trespass prior 
to the issuance of any building permits. In addition, staff recommends all lighting is 
designed to be shielded and directed downward onto the project site and away from 
adjacent properties and public rights-of-way. Condition No. 20 is included to reflect these 
requirements. 
 
J.  Trash/Recycling 
 
The proposed project includes two trash/recycling enclosures that are centrally located 
on the project site.  As part of their valet service, the Folsom Ranch Apartments 
maintenance staff will be responsible for collecting trash and recycling from outside the 
door of each individual apartment unit on a nightly basis and transporting it to the 
designated trash/recycling enclosures.  Staff recommends that the final location, design, 
materials, and colors of the trash/recycling enclosures be subject to review and approval 
by the Community Development Department.  Condition No. 42 is included to reflect these 
requirements. 
 

K.  Existing and Proposed Landscaping 
 
The rectangular shaped 15.8-acre project site, which has previously been mass graded, 

contains non-native grasses.  There are no trees or other significant vegetation are 

present on the project site.  The proposed project will include landscaping along the 

project’s four street frontages and also landscaping interior to the project site.  A  

landscape buffer (includes sidewalk) is proposed along each street frontage including an 

18-foot-wide buffer along Alder Creek Parkway, Westwood Drive, Placerville Road, and 

McCarthy Way.  
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As shown on the landscape plans (Attachment 9), the applicant is proposing  to install 
landscaping that features California-native and low water-use trees, shrubs, and 
groundcover selections intended to comply with the requirements of the Model Water 
Efficiency Landscape Ordinance (MWELO).  Proposed landscape improvements include 
a variety of drought-tolerant trees, shrubs, and groundcover.  Among the proposed trees 
are; Bird of Paradise, Black Oak, California Bay, California Sycamore, Chinese Fringe, 
Coast Live Oak, Crape Myrtle, Cypress, Desert Willow, Evergreen  Elm, and Glory Maple.   
Proposed shrubs and groundcover include;  Berkeley Sedge, Cape Rush, Caroline 
Cherry, Deer Grass, Dwarf Bottlebrush, Fortnight Lily, Japanese Barberry,Japanese 
Boxwood, Purple Delight, Silver Streak Flax Lily, Stoke Holly, and White Shrub Rose.   
 
The preliminary landscape plan meets the City shade requirement (40%) by providing 
55% shade in the parking lot area within fifteen (15) years.  It should be noted that the 
project fails to comply with city standards for minimum planter width requirements for 
several of the trees proposed within the interior site design, resulting in dubious long-term 
success of the trees proposed therein. In order to balance space constraints with the 
realistic needs of trees to reasonably be expected to grow successfully to maturity, staff 
recommends the applicant retain a project arborist versed in urban land development 
through the duration of the project and that the final landscape plans be reviewed and 
approved by the Community Development Department.  Condition Nos. 32-34 are 
included to reflect these requirements.   
 
L.  Frontage Improvements 
 
Existing improvements to Alder Creek Parkway (adjacent to project site) include 
underground utilities, three travel lanes, bicycle lanes, and a raised median for 
landscaping.   Improvements to Westwood Drive, McCarthy Way, and Mercy Drive are 
currently under construction as part of the Folsom Ranch Medical Center project.  
Improvements to Westwood Drive include underground utilities, four travel lanes, bicycle 
lanes, streetlights, curbs, and gutters.  Improvements to Mercy Drive include underground 
utilities, three travel lanes, a landscape median, streetlights bicycle lanes, curbs, and 
gutters.  Improvements to McCarthy Way include underground utilities, two travel lanes, 
a landscape median, streetlights, bicycle lanes, curbs, and gutters.  The owner/applicant 
will be required to install sidewalks, landscaping, retaining walls, and site fencing along 
the street frontages of Alder Creek Parkway, Westwood Drive, McCarthy Way, Mercy 
Drive, and Placerville Road.  With respect to Placerville Road, the owner/applicant will 
also be required to construct the entire intersection of Placerville Road and McCarthy 
Way and the western half of the roadway between McCarthy Way and Westwood Drive.  
The recommended conditions of approval require the applicant to submit detailed plans 
for all sidewalks, landscaping, streetlights, retaining walls, and site fencing prior to 
construction to ensure compliance with City standards (Condition No. 18). 
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M.  Minor Administrative Modification (Transfer of Development Rights) 
 
The project site, which consists of two separate parcels (FPASP Parcel 85A-3 and 85-

A4), is designated by the FPASP for the development of 122 MMD residential units, 221, 

MHD residential units, and 3.3 acres of parkland (PARK).  Based on the fact that the 

applicant is proposing to construct 238 MMD residential units on the project site, a Minor 

Administrative Modification is being requested for the transfer of development rights to 

move 221 MHD units from the project site to Parcel 61 within the Folsom Plan Area, to 

move 116 MMD units from Parcel 61 to the project site, and to move 3.3-acres of parkland 

(PARK) from the project site to Parcel 61.  The exhibit shown on the following page 

contains the existing and proposed reallocation of units within the Folsom Plan Area as 

proposed by the subject Minor Administrative Modifications.  

FIGURE 13: MINOR ADMINISTRATIVE MODIFICATION EXHIBIT 

 

The Folsom Plan Area Specific Plan provides for Minor Administrative Modifications,  

“… that are consistent with and do not substantially change its overall intent, 
such as minor adjustments to the land use locations and parcel boundaries 
shown in Figure 4.1 – Land Use and Figure 4.4 – Plan Area Parcels and the 
land use acreages shown in Table 4.1 – Land Use Summary.” [FPASP 
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Section 13.3] 

Minor administrative modifications can be approved at a staff level, provided the following 

criteria are met: 

• The proposed modification is within the Plan Area.  

• The modification does not reduce the size of the proposed town center.  

• The modification retains compliance with City Charter Article 7.08, previously 
known as Measure W.  

• The general land use pattern remains consistent with the intent and spirit of the 
FPASP  

• The proposed changes do not substantially alter the backbone infrastructure 
network.  

• The proposed modification offers equal or superior improvements to development 
capacity or standards.  

• The proposed modification does not increase environmental impacts beyond those 
identified in the EIR/EIS.  

• Relocated park or school parcels continue to meet the standards for the type of 
park or school proposed.  

• Relocated park or school parcels remain within walking distance of the residents 
they serve. 

As mentioned previously, the proposed project includes a request for approval of a Minor 
Administrative Modification to transfer development rights among one of the subject 
parcels and other multi-use parcels located in the Folsom Plan Area.  The FPASP permits 
flexibility in transferring residential unit allocations to reflect changing market demand.  
The FPASP states that “the City shall approve residential dwelling unit allocation transfers 
or density adjustments between any Plan Area resident land parcel or parcels, provided 
the following conditions are met”: 

• The transferor and transferee parcel or parcels are located in the Plan Area and 
are designated for residential use. 

• The transferor and transferee parcel or parcels conform to all applicable 
development standards contained in Appendix A – Development Standards. 

• The transfer of units does not result in increased impacts beyond those identified 
in the FPASP EIR/EIS 

• The transfer of units does not adversely impact planned infrastructure, roadways, 
schools, or other public facilities; affordable housing agreements; or fee programs 
and assessment districts; unless such impacts are reduced to an acceptable level 
through project-specific mitigation measures. 

443



Planning Commission  
Folsom Ranch Apartments (MSTR 22-00218)  
February 15, 2023 
 

 

 
 

 

Based on staff’s review, the proposed reallocation of 221 MHD residential units from the 

project site to another parcel within the Folsom Plan Area and the reallocation of 116 

MMD residential units from Parcel 61 within the Folsom Plan Area to the project site, meet 

all of the required criteria mentioned above.   

 

The project site was included in the Housing Element’s Residential Sites Inventory as a 

vacant Lower Income Site and was assigned an allocation of 221 lower income units 

(MHD).  This MAM will not change that, except to move the designated units from the 

subject property to Parcel 61.  To help ensure that construction of lower income units is 

realized, the development agreement amendment discussed above documents 

Landowner’s commitment to provide 64 deed restricted lower income units within Parcel 

61.  The City has no explicit authority to require the applicant, or any developer, to 

construct affordable housing, so Landowner’s agreement to voluntarily deed restrict 64 

units is an important component of this project and supports the City’s recommendation 

for approval.  Accordingly, the City does not object to transferring the 221 MHD units from 

the subject property to Parcel 61 via the requested MAM, or transferring 166 MMD units 

from Parcel 61 to this site.    

 

The Minor Administrative Modification also includes a proposal to move 3.3-acres of 

parkland (PARK) from the project site to Parcel 61 within the Folsom Plan Area.  The 

Folsom Plan Area Specific Plan created a placeholder for the development of a 3.3-acre 

local park (LP-3) near the intersection of East Bidwell Street and Alder Creek Parkway.  

The Specific Plan also created a placeholder for the development of a 5.6-acre 

neighborhood park (NP-6) on Parcel 61 near the intersection of East Bidwell Street and 

Alder Creek Parkway.  The Minor Administrative Modification would result in the 3.3-acres 

of local park area being combined with the 5.6-acres of neighborhood park area to create 

a larger 8.9-acre neighborhood park (NP-6) within Parcel 61 (See FPASP Section 4 Land 

Use for more detail regarding park allocation to Parcels 85A, 61, 77, and 78.).  Per the 

Folsom Plan Area Specific Plan, the final size of this neighborhood park will be 

determined by the total number of residential units in Parcel 61 & Parcel 85A.  The Parks 

and Recreation Department reviewed the proposed modification to the park site and 

determined that a larger neighborhood park within Parcel 61 would be more beneficial to 

the City and its residents than two smaller parks from a planning, programming,  and 

maintenance perspective.   

 

As a result, staff is able to approve the proposed Minor Administrative Modifications for 

the transfer of development rights and the transfer of parkland as proposed by the 

applicant. 
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N.  Conformance with Relevant General Plan and Folsom Plan Area Specific Plan 
Goals and Policies 
 
The recently approved City of Folsom 2035 General Plan outlines a number of goals, 
policies, and implementation programs designed to guide the physical, economic, and 
environmental growth of the City.  In addition, the Folsom Plan Area Specific Plan includes 
goals and policies intended to ensure successful development within the Folsom Plan 
Area.  Staff has determined that the proposed project is consistent with both the General 
Plan and Specific Plan goals and policies.  The following is a summary analysis of the 
project’s consistency with the Folsom General Plan and with key policies of the Folsom 
Plan Area Specific Plan. 
 
APPLICABLE GENERAL PLAN GOALS AND POLICIES 
GP GOAL LU 1.1 (Land Use/Growth and Change) 
Retain and enhance Folsom’s quality of life, unique identity, and sense of community 
while continuing to grow and change. 
 
GP POLICY LU 1.1.12-1 (Infill Development) 
Respect the local context:  New development should improve the character and 
connectivity of the neighborhood in which it occurs.  Physical design should respond to 
the scale and features of the surrounding community, while improving critical elements 
such as transparency and permeability. 
 

Analysis:  The proposed project is consistent with this policy in that the project 
features significant site and design improvements which will enhance the overall 
character of the area including introducing new upscale apartment units with a 
contemporary Spanish Colonial residential design intended to compliment the 
design of approved residential and commercial developments in the vicinity.   

 
GP POLICY LU 1.1.15 (SACOG Blueprint Principles) 
Strive to adhere to the Sacramento Regional Blueprint Growth Principles.   
 

Analysis:  The proposed project is consistent with this policy in that the project has 
been designed to adhere to the primary SACOG Blueprint Principles including 
Compact Development, Housing Choice and Diversity, Use of Existing Assets, and 
Quality Design.  Compact Development involves creating environments that are 
more compactly built and use space in an efficient but attractive manner and helps 
to encourage more walking, biking, and transit use and shorter auto trips.  Housing 
Choice and Diversity includes providing a variety of places where people can live 
(apartments, townhomes, condominiums, and single-family detached homes) and 
also creating opportunities for the variety of people who need them such as 
families, singles, seniors, and people with special needs.  Use of Existing Assets 
entails intensification of the existing use or redevelopment in order to make better 
use of existing public infrastructure, including roads.  Quality Design focuses on 
the design details of any land development (such as relationship to the street, 
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placement of buildings, sidewalks, street widths, landscaping, etc.), which are all 
factors that influence the attractiveness of living in a compact development and 
facilitate the ease of walking within and in and out of a community. 

 
GP GOAL H-2 (Removing Barriers to the Production of Housing) 
To minimize governmental constraints on the development of housing for households of 
all income levels.  
  
GP POLICY H 2.7 
The City shall educate the community on the needs, the realities, and the benefits of 
affordable and higher-density housing.     

 
Analysis:  The proposed project is consistent with this policy in that the project will 
result in development of a 238-unit multi-family medium density apartment 
community with a residential density of 15 units per acre.    

 
GP GOAL M 4.1 (Vehicle Traffic and Parking) 
Ensure a safe and efficient network of streets for car and trucks, as well as provide an 
adequate supply of vehicle parking.   
 
GP POLICY M 4.1.3 (Level of Service) 
Strive to achieve a least traffic Level of Service “D” (or better) for local streets and 
roadways throughout the City.  In designing transportation improvements, the City will 
prioritize use of smart technologies and innovative solutions that maximize efficiencies 
and safety while minimizing the physical footprint.  During the course of Plan buildout, it 
may occur that temporarily higher Levels of Service result where roadway improvements 
have not been adequately phased as development proceeds.  However, this situation will 
be minimized based on annual traffic studies and monitoring programs.  Staff will report 
to the City Council at regular intervals via the Capital improvement Program process for 
the Council to prioritize project integral to achieving Level of Service D or better.   
  

Analysis:  The proposed project is consistent with this policy in that the project will 
not result in a change in the level of service (LOS) at any of the seven study 
intersections.  In addition, the proposed project, while not technically subject to the 
VMT requirement as discussed earlier within the Traffic/Access/Circulation Section 
of this staff report, will result in a negligible change in VMT when compared to the 
existing FPASP. 

 
GP GOAL M 4.2 (Vehicle Traffic and Parking) 
Provide and manage a balanced approach to parking that meets economic development 
and sustainability goals.   
 
GP POLICY M 4.2.4 (Electric Vehicle Charging Stations) 
Encourage the installation of electric vehicle charging stations in parking spaces 
throughout the city, prioritizing installations at multi-family residential units.   
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Analysis:  The proposed project is consistent with this policy in that the project 
includes electric vehicle charging infrastructure in each of the 476 covered garage 
parking spaces and 36 open parking spaces with be wired to be electric vehicle 
capable for future charging stations.  The number of proposed electric vehicle 
charging station is consistent with the California Green Buildings Standards Code’s 
provisions for multi-family residential development.   

 
GP GOAL LU 6.1 (Residential Neighborhoods) 
Allow for a variety of housing types and mix of uses that provide choices for Folsom 
residents, create complete and livable neighborhoods, and encourage walking and biking.  
 
GP POLICY LU 6.1.3 (Efficiency through Density) 
Support an overall increase in average residential densities in identified urban centers 
and mixed-use districts.  Encourage new housing types to shift from lower-density, large-
lot developments to higher-density, small-lot, and multifamily developments, as a means 
to increase energy efficiency, conserve water, reduce waste, as well as increase access 
to services and amenities (e.g., open space) through an emphasis of mixed uses in these 
higher-density developments. 
  

Analysis:  The proposed project is consistent with this policy in that the project is 
providing an upscale multi-family residential project developed at a residential 
density of 15 units per acre.  According to the applicant, upscale apartments are 
considered an underserved segment of the rental housing market in Folsom today 
based on their market research.  The proposed project design also incorporates 
sustainable features (mechanical, electrical, plumbing, HVAC systems, and 
rooftop solar panel systems) that are consistent with California Green Building 
Standards Code (CALGreen).  The applicant is also proposing to use cool 
pavement features at the vehicle entrances on the project site.  In addition, the 
applicant is also considering participating in the SMUD Neighborhood Solar 
Shares program.  

 
Conformance with Relevant Specific Plan Goals, Objectives, and Policies 
 
The Folsom Plan Area Specific Plan identifies a number of goals, objectives, and policies 
designed to guide the physical, economic, and environmental growth of the Specific Plan 
Area.  Staff has determined that the proposed project is consistent with the Specific Plan 
goals, objectives, and policies as outlined and discussed below: 
 
SP OBJECTIVE H-1 (Housing) 
To provide an adequate supply of suitable sites for the development of a range of housing 
types to meet the housing needs of all segments of the population. 
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GP and SP POLICY H-1.1 
The City shall ensure that sufficient land is designated and zoned in a range of residential 
densities to accommodate the City’s regional share of housing.  
 

Analysis:  The City provides residential lands at a variety of residential densities 
as specified in the General Plan and in the Folsom Municipal Code.  The Folsom 
Plan Area Specific Plan includes specialized zoning (Specific Plan Designations) 
that are customized to the Plan Area as adopted in 2011 and as Amended over 
time.  The FPASP provides residential lands at densities ranging from 1-4 dwelling 
unit per acre (SF), 4-7 dwelling units per acre (SFHD), 7-12 dwelling units per acre 
(MLD), 12-20 dwelling units per acre (MMD), 20-30 dwelling units per acre (MHD), 
and 9-30 dwelling units per acre (MU).  As stated previously, the Folsom Ranch 
Apartments project will be developed at 15-units per acre, which is within the 
allowed density range for the MMD designation.  
 

SP POLICY 4.1 
Create pedestrian-oriented neighborhoods through the use of a grid system of streets 
where feasible, sidewalks, bike paths and trails.  Residential neighborhoods shall be 
linked, where appropriate, to encourage pedestrian and bicycle travel.   
 

Analysis:  The Folsom Ranch Apartments project proposes a multi-family 
apartment community with an interconnected system of local streets provided with 
pedestrian walkways and sidewalks.  Sidewalks will be provided along all street 
frontages with multiple pedestrian connections provided between the project site 
and the adjacent sidewalks.  Bicycle circulation is provided by Class II bicycle lanes 
with connectivity to nearby neighborhoods, parks, schools, and open space trails 
that have Class I bicycle trails.   

 
SP POLICY 4.6 
As established by the Folsom Plan Area Specific Plan, the total number of dwelling units 
for the Plan Area shall not exceed 11,461.  The number of units within individual land use 
parcels may vary, so long as the number of units falls within the allowable density range 
for a particular land use designation.   
 

Analysis:  There have been a number of Specific Plan Amendments approved by 
the City Council within the Folsom Plan Area, which has generally led to an 
increase in residentially zoned land and a decrease in commercially zoned land.  
As a result, the number of residential units within the Plan Area increased from 
10,210 to 11,461.  The various Specific Plan Amendment EIRs and Addendums 
analyzed impacts from the conversion of the commercial lands to residential lands; 
impacts and associated mitigations measures can be found in the individual 
project-specific environmental documents.  While the proposed project will result 
in a decrease in the number of dwelling units that were anticipated to be 
constructed on the project site (decrease from 343 to 238 dwelling units), this is 
offset by the reallocation of dwelling units with Parcel 61 within the Folsom Plan 
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Area as described in the Minor Administrative Modification section of this staff 
report.  The reallocation of units among these parcels will not exceed the allowable 
density for the parcels.  In addition, the proposed project does not result in any 
change in total dwelling units (11,461 dwelling units) in the FPASP.  

 
SP OBJECTIVE 7.1 (Circulation) 
Consistent with the California Complete Streets Act of 2008 and the Sustainable 
Communities and Climate Protection Act (SB 375), create a safe and efficient circulation 
system for all modes of travel. 
 
SP POLICY 7.1 
The roadway network in the Plan Area shall be organized in a grid-like pattern of streets 
and blocks, except where topography and natural features make it infeasible, for the 
majority of the Plan Area in order to create neighborhoods that encourage walking, biking, 
public transit, and other alternative modes of transportation.  
 

Analysis:  Consistent with the requirements of the California Complete Streets Act, 
the FPASP identified and planned for hierarchy of connect “complete streets” to 
ensure that pedestrian, bike, bus, and automobile modes are travel are designed 
to have direct and continuous connections throughout the Plan Area.  Every option, 
from regional connector roadways to arterial and local streets, has been carefully 
planned and designed.  Recent California legislation to reduce greenhouse gas 
emissions (AB 32 and SB 375) has resulted in an increased market demand for 
public transit and housing located closer to service needs and employment 
centers.  In response to these changes, the FPASP includes a regional transit 
corridor that will provide public transportation links between the major commercial, 
public, and multi-family residential land uses in the Plan Area.   
 
The Folsom Ranch Apartments project has been designed with multiple modes of 
transportation options (vehicles, bicycle, walking, access to transit) and internal 
drive aisles organized in a pattern consistent with the approved FPASP circulation 
plan. 

 
ENVIRONMENTAL REVIEW 

The California Environmental Quality Act (CEQA) provides that residential projects which 

are consistent with an approved Specific Plan for which an EIR was prepared are exempt 

from a requirement to prepare additional environmental analysis. CEQA Guidelines 

section 15182(c) provides specific criteria to determine whether this exemption applies: 

 

(c) Residential Projects Implementing Specific Plans. 

 

(1) Eligibility. Where a public agency has prepared an EIR on a specific plan after January 

1, 1980, a residential project undertaken pursuant to and in conformity to that specific 
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plan is exempt from CEQA if the project meets the requirements of this section. 

Residential projects covered by this section include but are not limited to land 

subdivisions, zoning changes, and residential planned unit developments. [CEQA 

Guidelines section 15182] 

 

The applicant has prepared an analysis (included as Attachment 20 to this staff report), 

which determined that the Folsom Ranch Apartments project qualifies for the exemption 

provided in CEQA Guidelines 15182(c), since it is consistent with the Folsom Plan Area 

Specific Plan.  An analysis of the project’s consistency with the Folsom Plan Area Specific 

Plan has been provided by the applicant and is included as Attachment 20 to this staff 

report. 

 

The applicant’s analysis also includes a review of the impacts and mitigation measures 

addressed in the EIR for the FPASP, which concluded that the project will not result in 

any impacts not already identified, and that mitigation measures in the EIR will be 

sufficient to address project impacts. None of the events described in CEQA Guidelines 

15162 which would require preparation of a subsequent EIR (substantial changes to the 

project, substantial changes in the circumstances under which the project is undertaken, 

or new information of substantial performance) have occurred, as detailed in the CEQA 

Exemption Analysis (Attachment 18 to this staff report). 

 

The City has reviewed the applicant’s analysis and concurs that the project is exempt 

from additional environmental review as provided in CEQA Guidelines 15182(c).  

 

RECOMMENDED PLANNING COMMISSION ACTION 
 

Staff recommends approval of this project, based upon to the Findings below and subject 

to the conditions of approval attached to this report. 

• Approve the CEQA Exemption for the proposed project pursuant to Government Code 

Section 65457 and CEQA Guidelines section 15182(c), and  

• Approve a Conditional Use Permit for development and operation of a market-rate 

paired, townhouse-style apartment community on the subject 15.8-acre property, and 

• Approve a Planned Development Permit which contains detailed development and 

architectural standards for the proposed 238-unit residential apartment community as 

described in this report and the attached conditions of approval, and 

• Approve [SD4]a Minor Administrative Modification to transfer 116 MMD allocated units 

from Parcel 61 to the subject parcel (Parcel 85A), to transfer 221 MHD allocated units 

from the subject parcel (Parcel 85A) to Parcel 61, and to transfer 3.3-acres of Parkland 
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from the subject parcel (Parcel 85A) to Parcel 61 within the Folsom Plan Area, and 

Move to recommend that the City Council: 
 

• Approve a Development Agreement Amendment to the First Amended and Restated 
Tier 1 Development Agreement to deed restrict 64 affordable housing units on a 
portion of the Remainder within Parcel 61 in the Folsom Plan Area.  

 

These approvals and recommendations are based on the proposed findings below 

(Findings A-U) and subject to the recommended conditions of approval (Conditions 1-46) 

attached to this report. 

 

GENERAL FINDINGS 
 

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

 

B. THE PROJECT IS GENERALLY CONSISTENT WITH THE GENERAL PLAN AS 
AMENDED AND THE FOLSOM PLAN AREA SPECIFIC PLAN AS AMENDED. 

 
CEQA FINDINGS 

 
C. THE CITY, AS LEAD AGENCY, PREVIOUSLY CERTIFIED AN 

ENVIRONMENTAL IMPACT REPORT/ENVIRONMENTAL IMPACT 
STATEMENT FOR THE FOLSOM PLAN AREA SPECIFIC PLAN.  

 
D. THE CITY HAS DETERMINED THAT THE FOLSOM RANCH APARTMENTS 

PROJECT IS UNDERTAKEN TO IMPLEMENT AND IS CONSISTENT WITH 
THE FOLSOM PLAN AREA SPECIFIC PLAN. 

 
E. THE CITY HAS DETERMINED THAT THE IMPACTS OF THE FOLSOM RANCH  

APARTMENTS PROJECT ARE ADEQUATELY ADDRESSED BY THE FINAL 
ENVIRONMENTAL IMPACT REPORT FOR THE FOLSOM PLAN AREA 
SPECIFIC PLAN AND ASSOCIATED MITIGATION MEASURES AND THAT 
THE FOLSOM RANCH APARTMENTS PROJECT IS EXEMPT FROM THE 
REQUIREMENTS OF CEQA PURSUANT TO GOVERNMENT CODE SECTION 
65457 AND CEQA GUIDELINES SECTION 15182(c). 
 

F. THE CITY HAS DETERMINED THAT NONE OF THE EVENTS SPECIFIED IN 
SECTION 21166 OF THE PUBLIC RESOURCES CODE OR SECTION 15162 
OF THE CEQA GUIDELINES HAVE OCCURRED.  
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G. THE CITY HAS DETERMINED THAT THIS PROJECT IS EXEMPT FROM 
CEQA IN ACCORDANCE WITH GOVERNMENT CODE SECTION 65457 AND 
SECTION 15182 OF THE CEQA GUIDELINES.  

 
CONDITIONAL USE PERMIT FINDING 

 
H. AS CONDITIONED, THE ESTABLISHMENT, MAINTENANCE OR OPERATION   

OF THE USE APPLIED FOR WILL NOT, UNDER THE CIRCUMSTANCES OF 
THIS PARTICULAR CASE, BE DETRIMENTAL TO THE HEALTH, SAFETY, 
PEACE, MORALS, COMFORT, AND GENERAL WELFARE OF PERSONS 
RESIDING OR WORKING IN THE NEIGHBORHOOD, OR BE DETRIMENTAL 
OR INJURIOUS TO PROPERTY AND IMPROVEMENTS IN THE 
NEIGHBORHOOD OR TO THE GENERAL WELFARE OF THE CITY, AS THE 
PROPOSED USE IS COMPLIMENTARY TO EXISTING USES IN THE 
PROJECT VICINITY AND, AS CONDITIONED, THE PROPOSED PROJECT 
WILL NOT HAVE NEGATIVE IMPACTS TO NEARBY USES THAT HAVE NOT 
BEEN MITIGATED. 

 
PLANNED DEVELOPMENT PERMIT FINDINGS 
 
I. THE PROPOSED PROJECT COMPLIES WITH THE INTENT AND PURPOSES 

OF THE FOLSOM PLAN AREA SPECIFIC PLAN AS AMENDED AND OTHER 
APPLICABLE ORDINANCES OF THE CITY AND THE GENERAL PLAN AS 
AMENDED. 

 
J. THE PROPOSED PROJECT IS GENERALLY CONSISTENT WITH THE 

OBJECTIVES, POLICIES AND REQUIREMENTS OF THE DEVELOPMENT 
STANDARDS OF THE CITY.  THE MINOR MODIFICATION TO THOSE 
STANDARDS PROPOSED AS PART OF THIS PROJECT WILL RESULT IN A 
DEVELOPMENT THAT IS SUPERIOR TO THAT OBTAINED BY THE RIGID 
APPLICATION OF THE STANDARDS.    

 
K. THE PHYSICAL, FUNCTIONAL AND VISUAL COMPATIBILITY BETWEEN THE 

PROPOSED PROJECT AND EXISTING AND FUTURE ADJACENT USES AND 
AREA CHARACTERISTICS IS ACCEPTABLE.  

 
L. AS CONDITIONED, THE PROJECT WILL MAKE AVAILABLE NECESSARY 

PUBLIC FACILITIES, INCLUDING BUT NOT LIMITED TO, WATER, SEWER 
AND DRAINAGE, AND THE PROJECT WILL ADEQUATELY PROVIDE FOR 
THE FURNISHING OF SUCH FACILITIES. 

 
M. THE PROPOSED PROJECT WILL NOT CAUSE ADVERSE ENVIRONMENTAL 

IMPACTS WHICH HAVE NOT BEEN MITIGATED TO AN ACCEPTABLE LEVEL. 
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N. 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.  

 
O. 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.  

 
P. ADEQUATE PROVISION IS MADE FOR THE FURNISHING OF SANITATION 

SERVICES AND EMERGENCY PUBLIC SAFETY SERVICES TO THE 
DEVELOPMENT. 

 
DEVELOPMENT AGREEMENT AMENDMENT FINDINGS 
 
Q. THE PROPOSED AMENDMENT NO. 2 TO THE FIRST AMENDED AND 

RESTATED TIER 1 DEVELOPMENT AGREEMENT IS CONSISTENT WITH THE 
OBJECTIVES, POLICIES, GENERAL LAND USES AND PROGRAMS 
SPECIFIED IN THE CITY GENERAL PLAN (AS AMENDED) AND THE FOLSOM 
PLAN AREA SPECIFIC PLAN (AS AMENDED). 

 
R. THE PROPOSED AMENDMENT NO. 2 TO THE FIRST AMENDED AND 

RESTATED TIER 1 DEVELOPMENT AGREEMENT IS IN CONFORMITY WITH 
PUBLIC CONVENIENCE, GENERAL WELFARE, AND GOOD LAND USE 
PRACTICES. 

 
S. THE PROPOSED AMENDMENT NO. 2 TO THE FIRST AMENDED AND 

RESTATED TIER 1 DEVELOPMENT AGREEMENT WILL NOT BE 
DETRIMENTAL TO THE HEALTH, SAFETY, AND GENERAL WELFARE OF 
PERSONS RESIDING IN THE IMMEDIATE AREA, NOR BE DETRIMENTAL OR 
INJURIOUS TO PROPERTY OR PERSONS IN THE GENERAL 
NEIGHBORHOOD OR TO THE GENERAL WELFARE OF THE RESIDENTS OF 
THE CITY AS A WHOLE. 

 
T. THE PROPOSED AMENDMENT NO. 2 TO THE FIRST AMENDED AND 

RESTATED TIER 1 DEVELOPMENT AGREEMENT WILL NOT ADVERSELY 
AFFECT THE ORDERLY DEVELOPMENT OF PROPERTY OR THE 
PRESERVATION OF PROPERTY VALUES. 

 
U. THE PROPOSED AMENDMENT NO. 2 TO THE FIRST AMENDED AND 

RESTATED TIER  DEVELOPMENT AGREEMENT IS CONSISTENT WITH THE 
PROVISIONS OF GOVERNMENT CODE SECTIONS 65864 THROUGH 
65869.5. 
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Attachment 4 
 

Conditions of Approval 
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CONDITIONS OF APPROVAL FOR THE FOLSOM RANCH APARTMENTS PROJECT (MSTR 22-00218) 

NORTHWEST CORNER OF THE INTERSECTION OF ALDER CREEK PARKWAY AND WESTWOOD DRIVE 

   CONDITIONAL USE PERMIT,  PLANNED DEVELOPMENT PERMIT, MINOR ADMINISTRATIVE MODIFICATION, AND  

DEVELOPMENT AGREEMENT AMENDMENT 

Condition 

No. 

Mitigation 

Measure 

 

Condition of Approval When 

Required 

Responsible 

Department 

1.   The owner/applicant shall submit final site development plans to the Community 

Development Department that shall substantially conform to the exhibits referenced 

below: 

 

1. Preliminary Site Plan, dated October 19, 2022  

2. Preliminary Utility Plans, dated October 19, 2022  

3. Preliminary Grading and Drainage Plans, dated October 19, 2022  

4. Preliminary Landscape Plan and Details, dated October 13, 2022 

5. Preliminary Access and Circulation Plan, October 13, 2022 

6. Preliminary Fence and Wall Plan, dated October 13, 2022 

7. Preliminary Lighting Plan and Details, dated October, 2022 

8. Building Elevations and Floor Plans, dated October 14, 2022 

9. Color Renderings, dated October 14, 2022 

10. Color and Materials Board, dated October 14, 2022 

11. Minor Administrative Modification Exhibits, dated July 29, 2022 

12. Folsom Ranch Apartments Booklet (Separate Bound Document)  

13. Amendment No. 2 to First Amended and  Restated Development     Agreement by 

and between the City of Folsom and Eagle Commercial Partners, LLC relative to 

the Folsom South Specific Plan 

14. Transportation Impact Study, dated October 6, 2022 

15. CEQA Exemption and Streamlining Analysis and Checklist, dated October, 2022 

16. Folsom Ranch Apartments Mitigation Monitoring and Reporting Program  

 

The Conditional Use Permit, Planned Development Permit, and Minor Administrative 

Modification are approved for the development and operation of a 238-unit multi-

family residential project (Folsom Ranch Apartments).  Implementation of the project 

shall be consistent with the above referenced items and these conditions of approval. 

 

 

 

 

 

 

 

 

 

 

 

G, I, B 

 

 

 

 

 

 

 

 

 

 

 

CD (P)(E) 
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CONDITIONS OF APPROVAL FOR THE FOLSOM RANCH APARTMENTS PROJECT (MSTR 22-00218) 

NORTHWEST CORNER OF THE INTERSECTION OF ALDER CREEK PARKWAY AND WESTWOOD DRIVE 

   CONDITIONAL USE PERMIT,  PLANNED DEVELOPMENT PERMIT, MINOR ADMINISTRATIVE MODIFICATION, AND  

DEVELOPMENT AGREEMENT AMENDMENT 

Condition 

No. 

Mitigation 

Measure 

 

Condition of Approval When 

Required 

Responsible 

Department 

2.   Building plans, and all civil engineering, improvement, landscape, and irrigation plans, 

shall be submitted to the Community Development Department for review and approval 

to ensure conformance with this approval and with relevant codes, policies, standards 

and other requirements of the City of Folsom. 

 

G, I, B  

 

CD (P)(E)(B) 

3.   The project approvals granted under this staff report (Conditional Use Permit and 

Planned Development Permit) shall remain in effect for two years from final date of 

approval (February 15, 2025).  Failure to obtain the relevant building (or other) permits 

within this time period, without the subsequent extension of this approval, shall result in 

the termination of this approval.  The Minor Administrative Modification (MAM) does 

not have an expiration date.   The Development Agreement Amendment, which is 

subject to review and approval by the City Council, is valid until June 30, 2056   

 

 

 

B 

 

 

 

CD (P) 
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CONDITIONS OF APPROVAL FOR THE FOLSOM RANCH APARTMENTS PROJECT (MSTR 22-00218) 

NORTHWEST CORNER OF THE INTERSECTION OF ALDER CREEK PARKWAY AND WESTWOOD DRIVE 

   CONDITIONAL USE PERMIT,  PLANNED DEVELOPMENT PERMIT, MINOR ADMINISTRATIVE MODIFICATION, AND  

DEVELOPMENT AGREEMENT AMENDMENT 

Condition 

No. 

Mitigation 

Measure 

 

Condition of Approval When 

Required 

Responsible 

Department 

4.   The owner/applicant shall protect, defend, indemnify, and hold harmless the City and its 

agents, officers and employees from any claim, action or proceeding against the City or 

its agents, officers or employees to attack, set aside, void, or annul any approval by the 

City or any of its agencies, departments, commissions, agents, officers, employees, or 

legislative body concerning the project, which claim, action or proceeding is brought 

within the time period provided therefore in Government Code Section 66499.37 or 

other applicable statutes of limitation.  The City will promptly notify the 

owner/applicant of any such claim, action or proceeding, and will cooperate fully in the 

defense.  If the City should fail to cooperate fully in the defense, the owner 

owner/applicant shall not thereafter be responsible to defend, indemnify and hold 

harmless the City or its agents, officers, and employees, pursuant to this condition.  The 

City may, within its unlimited discretion, participate in the defense of any such claim, 

action or proceeding if both of the following occur: 

 

• The City bears its own attorney’s fees and costs; and 

• The City defends the claim, action or proceeding in good faith 

 

The owner/applicant shall not be required to pay or perform any settlement of such 

claim, action or proceeding unless the settlement is approved by the owner/applicant.  

The owner/applicant’s obligations under this condition shall apply regardless of 

whether a Final Map is ultimately recorded with respect to this project.   

 

 

 

 

 

 

 

 

OG 

 

 

 

 

 

 

 

 

CD (P)(E)(B) 

PW, PR, FD, 

PD 

 

5.   The owner/applicant shall comply with all provisions of the  First Amended and 

Restated Tier 1 Development Agreement, Amendments No. 1 and 2 thereto, and any 

approved amendments thereafter by and between the City and the owner/applicant of 

the project. 

 

 B 

 

CD (E) 
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CONDITIONS OF APPROVAL FOR THE FOLSOM RANCH APARTMENTS PROJECT (MSTR 22-00218) 

NORTHWEST CORNER OF THE INTERSECTION OF ALDER CREEK PARKWAY AND WESTWOOD DRIVE 

   CONDITIONAL USE PERMIT,  PLANNED DEVELOPMENT PERMIT, MINOR ADMINISTRATIVE MODIFICATION, AND  

DEVELOPMENT AGREEMENT AMENDMENT 

Condition 

No. 

Mitigation 

Measure 

 

Condition of Approval When 

Required 

Responsible 

Department 

6.   

 

✓  

 

The owner/applicant shall participate in a mitigation monitoring and reporting program 

pursuant to City Council Resolution No. 2634 and Public Resources Code 21081.6.  

The mitigation monitoring and reporting measures identified in the Folsom Plan Area 

Specific Plan FEIR/EIS have been incorporated into these conditions of approval in 

order to mitigate or avoid significant effects on the environment.  These mitigation 

monitoring and reporting measures are identified in the mitigation measure column.  

Applicant shall fund on a Time and Materials basis all mitigation monitoring (e.g., staff 

and consultant time).  

OG CD (P) 
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CONDITIONS OF APPROVAL FOR THE FOLSOM RANCH APARTMENTS PROJECT (MSTR 22-00218) 

NORTHWEST CORNER OF THE INTERSECTION OF ALDER CREEK PARKWAY AND WESTWOOD DRIVE 

   CONDITIONAL USE PERMIT,  PLANNED DEVELOPMENT PERMIT, MINOR ADMINISTRATIVE MODIFICATION, AND  

DEVELOPMENT AGREEMENT AMENDMENT 

Condition 

No. 

Mitigation 

Measure 

 

Condition of Approval When 

Required 

Responsible 

Department 

7.    The owner/applicant acknowledges that the State adopted amendments to Section 

65850 of the California Government Code (specifically Section 65850(g)), effective 

January 1, 2018, to allow for the implementation of inclusionary housing requirements 

in residential rental units, upon adoption of an ordinance by the City.  In the event that 

the City amends its Inclusionary Housing Ordinance (IHO) with respect to inclusionary 

requirements for rental housing units prior to owner/applicant’s submittal of a complete 

application for a building permit for the Folsom Ranch Apartments Project, the 

owner/applicant (or successor in interest) agrees that the project shall be subject to said 

rental unit inclusionary requirements, as amended.   

 

Landowner further agrees to record a deed restriction against a portion of the 

Remainder within Parcel 61 in the Folsom Plan Area, to restrict use of such property to 

affordable housing purposes only (“Affordable Housing Parcel”).  Said deed restriction 

shall be in a form reasonably approved by the City and shall be recorded against the 

Affordable Housing Parcel prior to issuance of a building permit for any portion of the 

Folsom Ranch Apartments Project.  Said deed restriction shall require the Affordable 

Housing Parcel to include 64 deed restricted multi-family housing units available for 

low-, very-low, and/or extremely-low income households (as those terms are defined in 

Sections 50079.5, 50093, 50150, and 50106 of the Health and Safety Code), which shall 

remain in place for at least 55 years from the date of recording.  Landowner’s 

compliance with this section shall offset Landowner’s obligations with respect to 

inclusionary and/or affordable housing under the General Plan Housing Element, 

Specific Plan, Folsom Municipal Code, and any entitlements on Parcel 61 by 64 units.  

Owner/applicant understands and agrees that this deed restriction shall have no effect 

on owner/applicant’s (or a successor in interest’s) obligations with respect to 

inclusionary and/or affordable housing on Parcel 85A-3 (APN 072-4110-002) or Parcel 

85A-4 (APN 072-4110-001).         

 

B CD (P) 
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CONDITIONS OF APPROVAL FOR THE FOLSOM RANCH APARTMENTS PROJECT (MSTR 22-00218) 

NORTHWEST CORNER OF THE INTERSECTION OF ALDER CREEK PARKWAY AND WESTWOOD DRIVE 

   CONDITIONAL USE PERMIT,  PLANNED DEVELOPMENT PERMIT, MINOR ADMINISTRATIVE MODIFICATION, AND  

DEVELOPMENT AGREEMENT AMENDMENT 

Condition 

No. 

Mitigation 

Measure 

 

Condition of Approval When 

Required 

Responsible 

Department 

POLICE/SECURITY REQUIREMENT 

8.  

 

 

 

 

 

 

 

 

 The owner/applicant shall consult with the Police Department in order to incorporate all 

reasonable crime prevention measures.  The following security/safety measures shall be 

considered: 

 

• A security guard on-duty at all times at the site or a six-foot security fence shall be 

constructed around the perimeter of construction areas.  

 

• Security measures for the safety of all construction equipment and unit appliances. 

 

• Landscaping shall not cover exterior doors or windows, block line-of-sight at 

intersections or screen overhead lighting. 

 

 

 

 

G, I, B 

 

 

 

 

PD 

DEVELOPMENT COSTS AND FEE REQUIREMENTS 

9.   

 

The owner/applicant shall pay all applicable taxes, fees, and charges for the project at 

the rate and amount required by the Public Facilities Financing Plan and Amendments 

No. 1 and No. 2 to the Amended and Restated Tier 1 Development Agreement.  

 

 

B 

 

CD (P)(E) 

10.   

 

If applicable, the owner/applicant shall pay off any existing assessments against the 

property, or file necessary segregation request and pay applicable fees. 

 

B CD (E) 
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CONDITIONS OF APPROVAL FOR THE FOLSOM RANCH APARTMENTS PROJECT (MSTR 22-00218) 

NORTHWEST CORNER OF THE INTERSECTION OF ALDER CREEK PARKWAY AND WESTWOOD DRIVE 

   CONDITIONAL USE PERMIT,  PLANNED DEVELOPMENT PERMIT, MINOR ADMINISTRATIVE MODIFICATION, AND  

DEVELOPMENT AGREEMENT AMENDMENT 

Condition 

No. 

Mitigation 

Measure 

 

Condition of Approval When 

Required 

Responsible 

Department 

11.   The owner/applicant shall be subject to all Folsom Plan Area Specific Plan Area 

development impact fees established at the time of approval consistent with the Public 

Facilities Financing Plan (PFFP), Development Agreement and amendments thereto, 

unless exempt by previous agreement.  The owner/applicant shall be subject to all 

applicable Folsom Plan Area plan-wide development impact fees in effect at the time of 

approval at the rates in effect when a building permit is issued.  These fees may include, 

but are not limited to, the Folsom Plan Area Specific Plan Fee, Specific Plan 

Infrastructure Fee (SPIF), Solid Waste Fee, Corporation Yard Fee, Transportation 

Management Fee, Transit Fee, Highway 50 Interchange Fee, General Park Equipment 

Fee, Housing Trust Fee, etc.   

 

Any protest to such for all fees, dedications, reservations, or other exactions imposed 

on this project will begin on the date of final approval, or otherwise shall be governed 

by the terms of Amendments No. 1 and 2 to ARDA.  The fees shall be calculated at the 

fee rate set forth in the PFFP and the ARDA.    

 

 

 

 

 

 

B 

 

 

 

 

 

 

CD (P), PW, PK 

12.   The City, at its sole discretion, may utilize the services of outside legal counsel to assist 

in the implementation of this project, including, but not limited to, drafting, reviewing 

and/or revising agreements and/or other documentation for the project.  If the City 

utilizes the services of such outside legal counsel, the City shall provide notice to the 

owner/applicant of the outside counsel selected, the scope of work and hourly rates, and 

the owner/applicant shall reimburse the City for all outside legal fees and costs incurred 

and documented by the City for such services.  The owner/applicant may be required, at 

the sole discretion of the City Attorney, to submit a deposit to the City for these 

services prior to initiation of the services.  The owner/applicant shall be responsible for 

reimbursement to the City for the services regardless of whether a deposit is required.   

 

 

 

 

OG 

 

 

 

 

CD (P)(E) 
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CONDITIONS OF APPROVAL FOR THE FOLSOM RANCH APARTMENTS PROJECT (MSTR 22-00218) 

NORTHWEST CORNER OF THE INTERSECTION OF ALDER CREEK PARKWAY AND WESTWOOD DRIVE 

   CONDITIONAL USE PERMIT,  PLANNED DEVELOPMENT PERMIT, MINOR ADMINISTRATIVE MODIFICATION, AND  

DEVELOPMENT AGREEMENT AMENDMENT 

Condition 

No. 

Mitigation 

Measure 

 

Condition of Approval When 

Required 

Responsible 

Department 

13.   If the City utilizes the services of consultants to prepare special studies or provide 

specialized design review or inspection services for the project, the City shall provide 

notice to the owner/applicant of the outside consultant selected, the scope of work and 

hourly rates, and the owner/applicant shall reimburse the City for actual costs incurred 

and documented in utilizing these services, including administrative costs for City 

personnel.  A deposit for these services shall be provided prior to initiating review of 

the Grading Plan, Final Map, improvement plans, or beginning inspection, whichever is 

applicable. 

 

 

 

G, I, B 

 

 

 

 

CD (P)(E) 

 

GRADING PERMIT REQUIREMENTS 

14.   The owner/applicant shall locate and remediate all antiquated mine shafts, drifts, open 

cuts, tunnels, and water conveyance or impoundment structures existing on the project 

site, with specific recommendations for the sealing, filling, or removal of each that meet 

all applicable health, safety, and engineering standards.  Recommendations shall be 

prepared by an appropriately licensed engineer or geologist.  All remedial plans shall be 

reviewed and approved by the City prior to approval of grading plans.  

 

 

G 

 

 

CD (E) 

15.   The owner/applicant shall obtain all required State and Federal permits and provide 

evidence that said permits have been obtained, or that the permit is not required, subject 

to staff review prior to approval of any grading or improvement plan. 

 

G, I  

 

CD (P)(E) 

16.   The final location, design, height, materials, and colors of all retaining walls, perimeter 

walls, stucco walls, open-view fencing, and privacy fencing shall be consistent with the 

submitted Wall and Fence Exhibit, dated October 13, 2022 subject to review and 

approval by the Community Development Department to ensure consistency with the 

Folsom Ranch Central District Design Guidelines.   

G, I, B CD (P)(E), FD 
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CONDITIONS OF APPROVAL FOR THE FOLSOM RANCH APARTMENTS PROJECT (MSTR 22-00218) 

NORTHWEST CORNER OF THE INTERSECTION OF ALDER CREEK PARKWAY AND WESTWOOD DRIVE 

   CONDITIONAL USE PERMIT,  PLANNED DEVELOPMENT PERMIT, MINOR ADMINISTRATIVE MODIFICATION, AND  

DEVELOPMENT AGREEMENT AMENDMENT 
Condition 
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IMPROVEMENT PLAN REQUIREMENTS 

17.   The improvement plans for the required public and private improvements necessary to 

serve the project shall be reviewed and approved by the Community Development 

Department prior to approval of a building permit for the project. 

 

B 

 

CD (E) 

18.   Public and private improvements, including roadways, curbs, gutters, sidewalks, 

bicycle lanes and trails, streetlights, underground infrastructure, and all other 

improvements shall be provided in accordance with the latest edition of the City of 

Folsom Standard Construction Specifications and Details and the Design and 

Procedures Manual and Improvement Standards.  

 

 

 I 

 

 

CD (P)(E) 

19.   The on-site water and sewer systems shall be privately owned and maintained.  The fire 

system shall be constructed to meet the National Fire Protection Association Standard 

24. The domestic water and irrigation system shall be metered per City of Folsom 

Standard Construction Specifications.  

 

I 

 

CD (E) 
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20.   The owner/applicant of all project phases shall submit a lighting plan for the project to 

the Community Development Department that complies with the following:  

 

• Shield or screen lighting fixtures to direct the light downward and prevent light spill 

on adjacent properties; 

• Place and shield or screen flood and area lighting needed for construction activities, 

nighttime sporting activities, and/or security so as not to disturb adjacent residential 

areas and passing motorists; 

• For public lighting in residential neighborhoods, prohibit the use of light fixtures 

that are of unusually high intensity or that blink or flash;  

• Use appropriate building materials (such as low-glare glass, low-glare building 

glaze or finish, neutral, earth toned colored paint and roofing materials), shielded or 

screened lighting, and appropriate signage in the office/commercial areas to prevent 

light and glare from adversely affecting motorists on nearby roadways; and 

• Design exterior on-site lighting as an integral part of the building and landscaping 

design in the Specific Plan Area. Lighting fixtures shall be architecturally 

consistent with the overall site design.  Lights used on signage should be directed to 

light only the sign face with no off-site glare.   

 

 

 

 

 

 

 

 

 

I 

 

 

 

 

 

 

 

 

 

CD (P) 

21.   The owner/applicant shall coordinate the planning, development, and completion of this 

project with the various utility agencies (i.e., SMUD, PG&E, etc.).  The 

owner/applicant shall provide the City with written confirmation of public utility 

service prior to approval of the Improvement Plans.   

 

I 

 

CD (P)(E) 

22.   The owner/applicant shall be responsible for replacing any, and all damaged or 

hazardous public sidewalk, curb, and gutter, and/or bicycle trail facilities along the site 

frontage and/or boundaries, including pre-existing conditions and construction damage, 

to the satisfaction of the Community Development Department.  

 

I, OG 

 

CD (E)  
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23.   All future utility lines lower than 69 KV that are to be built within the project shall be 

placed underground within and along the perimeter of the project at the developer’s 

cost.  The owner/applicant shall dedicate to SMUD all necessary underground 

easements for the electrical facilities that will be necessary to service development of 

the project.   

 

 

I 

 

 

CD (E) 

24.   The owner/applicant shall pay for, furnish, and install all infrastructure associated with 

the water meter fixed network system for any City-owned and maintained water meter 

for the project.  

 

I 

 

CD (E), EWR 

25.   The owner/applicant shall provide sanitary sewer, water, and storm drainage 

improvements with corresponding easements, as necessary, in accordance with these 

studies and the latest edition of the City of Folsom Standard Construction 

Specifications and Details, and the Design and Procedures Manual and Improvement 

Standards.  The storm drainage design shall provide for no net increase in run-off under 

post-development conditions.   

G, I CD(E), EWR, PW  

26.   

 

The storm drain improvement plans shall 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.   

 

In addition to compliance with City ordinances, the owner/applicant shall prepare a 

Stormwater Pollution Prevention Plan (SWPPP) and implement Best Management 

Practices (BMPs) that comply with the General Construction Stormwater Permit from 

the Central Valley RWQCB, to reduce water quality effects during construction. 

Detailed information about the SWPPP and BMPs are provided in Chapter 3A.9, 

“Hydrology and Water Quality.” 

 

 

 

 

 

G, I  
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27.   During Construction, the owner/applicant shall be responsible for litter control and 

sweeping of all paved surfaces in accordance with City standards.  All on-site storm 

drains shall be cleaned immediately before the official start of the rainy season 

(October 15). 

 

OG 

 

CD (E) 

28.   The owner/applicant shall dedicate public utility easements for underground facilities 

on properties adjacent to the public streets. A minimum of twelve and one-half-foot 

(12.5’) wide Public Utility Easements for underground facilities (i.e., SMUD, Pacific 

Gas and Electric, cable television, telephone) shall be dedicated adjacent to all public  

rights-of-way. The owner/applicant shall dedicate additional width to accommodate 

extraordinary facilities as determined by the City.  The width of the public utility 

easements adjacent to public right of way may be reduced with prior approval from 

public utility companies.   

 

 

 

I 

 

 

 

CD (E) 
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29.   The owner/applicant shall disclose to the renters in the rental lease agreement the 

following items:   

 

1) Future public parks and public schools are located in relatively close proximity 

to the proposed project site, and that the public parks may include facilities 

(basketball courts, a baseball field, softball fields, soccer fields, and playground 

equipment) that may generate noise impacts during various times, including but 

not limited to evening and nighttime hours.  The owner/applicant shall also 

disclose that the existing public parks include nighttime sports lighting that 

may generate lighting impacts during evening and nighttime hours.   

 

2) Future Fire and Police stations are located in close proximity to the project site 

and may include facilities and equipment that generate noise and light impacts 

during various times, including but not limited to evening and nighttime hours.  

 

3) The soil at the project site may contain naturally occurring asbestos and 

naturally occurring arsenic.   

 

4) The collecting, digging, or removal of any stone, artifact, or other prehistoric or 

historic object located in public or open space areas, and the disturbance of any 

archaeological site or historic property, is prohibited.   

 

5) The project site is located close to the Mather Airport flight path and overflight 

noise may be present at various times. 
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ENVIRONMENTAL AND WATER RESOURCE REQUIREMENTS 

30.   1. This project shall require two points of connection to the City’s Potable Water 

Distribution Main for each parcel.  

a. Connection 1 for first parcel (Parcel 85A-3) shall include: 

i. A  water service manifold per WR-23 to serve domestic (metered and 

approved RPPA) and fire flow (with approved RPDA). 

ii. A separate irrigation service with meter  coming from the non-potable 

water line. 
 

b. Connection 2 for first parcel (Parcel 85A-3) shall include:  

i. A  water service manifold per WR-23 to serve domestic (metered and 

approved RPPA) and fire flow (with approved RPDA). 

ii. A separate irrigation service with meter coming from the non-potable 

water line. 
 

c. Connection 1 for second parcel (Parcel 85A-4) shall include: 

i. A  water service manifold per WR-23 to serve domestic (metered and 

approved RPPA) and fire flow (with approved RPDA). 

ii. A separate irrigation service with meter coming from the non-potable 

water line. 
 

d. Connection 2 for second parcel (Parcel 85A-4) shall include: 

i. A  water service manifold per WR-23 to serve domestic (metered and 

approved RPPA) and fire flow (with approved RPDA). 

ii. A separate irrigation service with meter coming from the non-potable 

water line. 
 

2. The applicant shall perform a hydraulic analysis/study to confirm the 2-story 

duplexes are capable of meeting domestic water demands and fire flow sprinkler 

demands since this location is at the top of Pressure Zone 3. 
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3. Hot-Taps to the existing potable distribution system and non-potable distribution 

system are not allowed. Cut-in Tees only. 
 

4. There shall be a Sanitary Sewer Manhole Placed at the Property line boundary that 

differentiates private vs public sewer system for each Parcel (Two Parcels in total). 
 

5. All on-site water shall be privately owned, operated, and maintained. 

 

6. All on-site sewer shall be privately owned, operated, and maintained. 

7. If there is going to be a clubhouse with a kitchen, it will require the applicant to 

install an 8.5”x11” placard affixed to the wall in the Clubhouse Kitchen that 

informs users about the Do’s and Don’ts of FOG.  
 

8. All backflow devices shall be RPPA (Domestic) or RPDA (Fire). 
 

9. All meters shall include a meter bypass per the City’s Water Construction 

Standards. 
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FIRE DEPT REQUIREMENTS 

31.   The owner/applicant comply with the following Fire Department requirements: 

 

• The apartment building(s)/clubhouse shall have illuminated addresses visible from 

the street or drive fronting the property.  Size and location of address identification 

shall be reviewed and approved by the Fire Marshal. 
 

• Prior to the issuance of any improvement plans or building permits, the Community 

Development and Fire Departments shall review and approve all detailed design 

plans for accessibility of emergency fire equipment, fire hydrant flow location, and 

other construction features.   
 

• All fire protection devices shall be designed to be located on site: fire hydrants, fire 

department connections, post indicator valves, etc. cannot be used to serve the 

building.  A water model analysis that proves the minimum fire flow will be required 

before any permits are issued.  This room can be a shared with other building 

utilities. The room shall only be accessible from the exterior. 
 

All-weather emergency access roads and fire hydrants (tested and flushed) shall be 

provided before combustible material or vertical construction is allowed on site. All-

weather access is defined as 6” of compacted AB from May 1 to September 30 and 

2”AC over 6” AB from October 1 to April 30. 
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LANDSCAPE REQUIREMENTS 

32.   Final landscape plans and specifications shall be prepared by a registered landscape 

architect and approved by the City prior to the approval of the first building permit. Said 

plans shall include all on-site landscape specifications and details including a tree 

planting exhibit demonstrating sufficient diversity and appropriate species selection to 

the satisfaction of the Community Development Department. The tree exhibit shall 

include all street trees, accent trees, parking lot shading trees, and mitigation trees 

proposed within the development.  Said plans shall comply with all State and local rules, 

regulations, Governor’s declarations and restrictions pertaining to water conservation 

and outdoor landscaping. 

 

Landscaping shall meet shade requirements as outlined in the Folsom Plan Area Specific 

Plan where applicable. The landscape plans shall comply and implement water efficient 

requirements as adopted by the State of California (Assembly Bill 1881) (State Model 

Water Efficient Landscape Ordinance) until such time the City of Folsom adopts its own 

Water Efficient Landscape Ordinance at which time the owner/applicant shall comply 

with any new ordinance.  Shade and ornamental trees shall be maintained according to 

the most current American National Standards for Tree Care Operations (ANSI A-300) 

by qualified tree care professionals. Tree topping for height reduction, view protection, 

light clearance or any other purpose shall not be allowed. Specialty-style pruning, such 

as pollarding, shall be specified within the approved landscape plans, and shall be 

implemented during a 5-year establishment and training period.  The owner/applicant 

shall comply with city-wide landscape rules or regulations on water usage. The  

owner/applicant shall comply with any state or local rules and regulations relating to 

landscape water usage and landscaping requirements necessitated to mitigate for drought 

conditions on all landscaping in the Alder Creek Apartments project. 
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CD (P)(E) 

471



Planning Commission  
Folsom Ranch Apartments 
February 15, 2023 

 

 

CONDITIONS OF APPROVAL FOR THE FOLSOM RANCH APARTMENTS PROJECT (MSTR 22-00218) 

NORTHWEST CORNER OF THE INTERSECTION OF ALDER CREEK PARKWAY AND WESTWOOD DRIVE 

CONDITIONAL USE PERMIT,  PLANNED DEVELOPMENT PERMIT, MINOR ADMINISTRATIVE MODIFICATION, AND 

DEVELOPMENT AGREEMENT AMENDMENT 

Condition 

No. 

Mitigation 

Measure 

Condition of Approval When 

Required 

Responsible 

Department 

33.   The owner/applicant shall be responsible for on-site landscape maintenance throughout 

the life of the project to the satisfaction of the Community Development Department.  

Vegetation or planting shall not be less than that depicted on the final landscape plan 

unless tree removal is approved by the Community Development Department because 

the spacing between trees will be too close on center as they mature. 

B, OG CD (P)(E) 

34.   The project proponent shall retain a consulting project arborist throughout the duration of 

the final design and construction phases of the project. Prior to applying for any grading, 

civil, or building permits, the applicant shall submit a scope of services prepared by the 

project arborist to the City Arborist for review and approval. Said scope shall include the 

following services: 
 

• A statement of qualifications by the project arborist attesting certification by the 

International Society of Arboriculture (ISA) for a minimum of 5 years and 

demonstrating multiple years of experience in urban landscape management and land 

development. The project arborist shall also be familiar with and subscribe to any & 

all ANSI standards & ISA Best Management Practices (BMPs) relating to 

arboricultural practices as applicable for the project. 
 

• Oversight of soils analyses to ensure optimal plant growth and long-term success 

within all landscape areas of the project site. 
 

• Collaboration in the design, development, and rendering of all landscape and civil 

construction drawings and details relating and impactful to soil health, drainage, tree 

planting, irrigation, and related elements with regard to long term success of trees to 

be planted within the project site. 
 

• Implementation of appropriate soil amendments based on soil analyses and project 

arborist recommendations to promote healthy root growth and long-term success of 

plant materials. 

B, OG CD (P)(E) 
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• Facilitation of appropriate measures and means to ensure sufficient soil porosity, 

percolation and drainage of landscape areas based on soils analyses and project 

arborist recommendations. 
 

• Oversight of tree species selection for climate appropriateness, planter size, 

ecological benefits, and species diversity in accordance with city standards. 
 

• Prescriptions for any alternative innovative civil and landscape construction 

methodologies to increase the likelihood of long-term success of tree plantings 

within the project site. 
 

• Administer implementation and installation of appropriate root zone aeration 

systems. 

 

• Inspection of tree nursery stock to ensure healthy plant material, thwart root stock 

issues, and verify compliance with ANSI Z60.1 (American Standard for Nursery 

Stock). 

 

• Prescribe and implement methodologies for proper root management and treatment 

methodologies. 

 

• Oversight of tree installation throughout the project site, verifying compliance with 

the ISA Best Management Practices for tree planting. 

 

• Preparation of a 5-year tree management plan for all trees planted within the project 

site. Said management plan shall include an inventory of all trees planted on the 

project site with an inspection and maintenance schedule for tree health monitoring, 

structural pruning by an ISA certified arborist, stake removal, mulching, irrigation 
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adjustments, tree replacement and any other management practices deemed relevant 

by the project arborist. The 5-year management plan shall be supplied to both the 

property owner and the City Arborist prior to the Certificate of Occupancy. 

 

Following City approval of the project arborist’s scope of services, the applicant shall 

provide a copy of the executed contract for such services to the City prior to applying for 

any grading, civil, or building permits. Upon project completion, a final arborist report 

by the project arborist attesting compliance with the City-approved arboricultural scope 

of services and a copy of the 5-year tree management plan shall be supplied to the City 

Arborist. 

TRAFFIC/ACCESS/CIRCULATION/PARKING REQUIREMENTS 

35.   

 

 

 

 

 

Based on the recommendations of the Transportation Impact Study dated December 13, 

2022 (Attachment 19) and to further ensure safe travel within the project site, the 

following conditions of approval shall be implemented to the satisfaction of the 

Community Development Department:  
 

Alder Creek Parkway (Eastbound) 

• The owner/applicant shall reconstruct the existing center median to provide an 

additional 12 feet of paving to accommodate a future BRT lane and a 14-foot-wide 

median at the eastbound approach to Westwood Drive from Alder Creek Parkway.  

The owner/applicant shall also relocate the existing 12-foot-wide left-turn lane (200-

feet-long with a 90-foot-long taper) on the eastbound approach to Westwood Drive 

from Alder Creek Parkway north to its ultimate location.  With these proposed 

modifications, the eastbound approach to Westwood Drive from  Alder Creek 

Parkway shall include one left-turn lane, one future BRT lane, and one thru/right-

turn lane. The owner/applicant is eligible for SPIF credits for these improvements.   

   

 

 

 

 

 

 

 

B 
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Alder Creek Parkway (Westbound) 

• The owner/applicant shall construct two additional 11-foot-wide travel lanes (Lane 

No. 2 and No. 3) between Westwood Drive and McCarthy Way.  The 

owner/applicant shall construct a 150-foot-long right-turn deceleration lane on the 

westbound approach to McCarthy Way from Alder Creek Parkway.  With these 

proposed modifications, the westbound approach to McCarthy Way from Alder 

Creek Parkway shall include two thru lanes and one right-turn lane. The 

owner/applicant is eligible for SPIF credits for these improvements.  The 

owner/applicant is required to dedicate an additional four-feet of public right-of-way 

on westbound Alder Creek Parkway at McCarthy Way to accommodate the 150-

foot-long right-turn deceleration lane.    

 

Southern Project Driveway (Westwood Drive) 

• The owner/applicant shall construct a 150-foot-long left-turn lane with 60-foot-long 

taper on the northbound approach to the southern project driveway from Westwood 

Drive.   

 

Northern Project Driveway (Westwood Drive) 

• The owner/applicant shall construct a 90-foot-long left-turn lane with 60-foot-long 

taper on the northbound approach to the northern project driveway from Westwood 

Drive.  

 

Additional Requirements 

• A “stop” sign and appropriate pavement markings shall be installed at the internal 

eastbound approach to the southern project driveway located on Westwood Drive. 

 

• A “stop” sign and appropriate pavement markings shall be installed at the internal 

eastbound approach to the northern driveway located on Westwood Drive. 
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• The vehicle entry gates at the two project driveway locations shall open inward, 

away from Westwood Drive.  In addition, the design of the vehicle entry gates and 

the vehicle entry gate area shall conform to all requirements established by the City 

of Folsom for gated multi-family residential developments. 

 

• If vehicles are observed backing up into Westwood Drive at either of the two gated 

project entries, City staff will evaluate and require appropriate measures to alleviate 

the traffic congestion including but not limited to requiring the two project entry 

gates 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.   

 

• Residents of the Folsom Ranch Apartments project shall be issued remote 

transmitters to allow them to open the entry gates without needing to stop to enter a 

code in the keypad at either entrance location.  

 

36.   The owner/applicant shall enter into a credit reimbursement agreement with the City in 

order to receive SPIF (Specific Plan Infrastructure Fund) credits for the construction of 

roadways improvement on eastbound Alder Creek Parkway and westbound Alder Creek 

Parkway as described in Condition No. 35. 

 

 

B 

 

 

CD (P)(E) 

37.   A minimum of 595 on-site parking spaces (476 resident parking spaces and 119 guest 

parking spaces) shall be provided for the project including 476 covered garage parking 

spaces and 121 uncovered parking spaces.     

 

I, O CD (P)(E) 

38.   A minimum of 20 bicycle parking spaces shall be provided at the community clubhouse 

building (inside or outside) to serve residents of the community. 

 

 

I, O CD (P)(E)  
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NOISE REQUIREMENTS 

39.   Construction activities shall be required to comply with the following and be noted 

accordingly on the improvement plans: 

 

1. Construction activities for all phases of construction, including servicing of 

construction equipment shall only be permitted during the hours of 7:00 a.m. and 

6:00 p.m. Monday through Friday and between 8:00 a.m. to 5:00 p.m. on Saturdays. 

Construction is prohibited on Sundays and on all holidays. 

2. Delivery of materials or equipment to the site and truck traffic coming to and from 

the site is restricted to the same construction hours specified above. 

3. Construction Equipment Mufflers and Maintenance: All construction equipment 

powered by internal combustion engines shall be properly muffled and maintained. 

4. Idling Prohibitions: All equipment and vehicles shall be turned off when not in use. 

Unnecessary idling of internal combustion engines is prohibited. 

5. Equipment Location and Shielding: All stationary noise-generating construction 

equipment, such as air compressors, shall be located as far as practical from the 

adjacent homes. Acoustically shield such equipment when it must be located near 

adjacent residences. 

6. Quiet Equipment Selection: Select quiet equipment, particularly air compressors, 

whenever possible. Motorized equipment shall be outfitted with proper mufflers in 

good working order. 

7. Staging and Equipment Storage: The equipment storage location shall be sited as far 

as possible from nearby sensitive receptors. 
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CONDITIONS OF APPROVAL FOR THE FOLSOM RANCH APARTMENTS PROJECT (MSTR 22-00218) 

NORTHWEST CORNER OF THE INTERSECTION OF ALDER CREEK PARKWAY AND WESTWOOD DRIVE 

CONDITIONAL USE PERMIT,  PLANNED DEVELOPMENT PERMIT, MINOR ADMINISTRATIVE MODIFICATION, AND 

DEVELOPMENT AGREEMENT AMENDMENT 

Condition 

No. 

Mitigation 

Measure 

Condition of Approval When 

Required 

Responsible 

Department 

40.   Based on the recommendations of the Noise Analysis dated August 16, 2022, the 

following measures shall be implemented to the satisfaction of the Community 

Development Department: 
 

• Air conditioning units shall be provided to allow residents to close windows and 

doors for appropriate acoustical isolation.   
 

• Windows and glass doors within specific apartment buildings along Alder Creek 

Parkway, McCarthy Way, and Placerville Road (Figure 2 of Noise Analysis) shall 

have a minimum rating of STC 28 to maintain a consistent level of acoustical 

quality. 
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CONDITIONS OF APPROVAL FOR THE FOLSOM RANCH APARTMENTS PROJECT (MSTR 22-00218) 

NORTHWEST CORNER OF THE INTERSECTION OF ALDER CREEK PARKWAY AND WESTWOOD DRIVE 

CONDITIONAL USE PERMIT,  PLANNED DEVELOPMENT PERMIT, MINOR ADMINISTRATIVE MODIFICATION, AND 

DEVELOPMENT AGREEMENT AMENDMENT 

Condition 

No. 

Mitigation 

Measure 

Condition of Approval When 

Required 

Responsible 

Department 

ARCHITECTURE/SITE DESIGN REQUIREMENTS 

41.   The Folsom Ranch Apartments project shall comply with the following architecture and 

design requirements: 

 

1. This approval is for 119 two-story townhome-style apartment buildings and a one-

story clubhouse building associated with the Folsom Ranch Apartments project.  The 

applicant shall submit building plans that comply with this approval and the attached 

building elevations and color renderings dated October 14, 2022.  

 

2. The design, materials, and colors of the proposed Folsom Ranch Apartments 

apartment buildings and clubhouse shall be consistent with the submitted building 

elevations, color renderings, materials samples, and color scheme to the satisfaction 

of the Community Development Department. 

 

3. Brick pavers or another type of colored masonry material (ADA compliant) shall be 

used to designate pedestrian crosswalks on the project site, in addition to where 

pedestrian paths cross drive aisles, and shall be incorporated as a design feature at 

the driveway entrances at Westwood Drive to the satisfaction of the Community 

Development Department. 

 

4. Roof-mounted mechanical equipment, including satellite dish antennas, shall not 

extend above the height of the parapet walls.  Ground-mounted mechanical 

equipment shall be shielded by landscaping or trellis type features.    

 

5. Utility equipment such as transformers, electric and gas meters, electrical panels, and 

junction boxes shall be screened by walls and or landscaping. 

B CD (P)(B) 

42.   The final location, design, materials, and colors of the trash/recycling enclosures shall be 

subject to review and approval by the Community Development Department.   

B CD (P) (E) 
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CONDITIONS OF APPROVAL FOR THE FOLSOM RANCH APARTMENTS PROJECT (MSTR 22-00218) 

NORTHWEST CORNER OF THE INTERSECTION OF ALDER CREEK PARKWAY AND WESTWOOD DRIVE 

CONDITIONAL USE PERMIT,  PLANNED DEVELOPMENT PERMIT, MINOR ADMINISTRATIVE MODIFICATION, AND 

DEVELOPMENT AGREEMENT AMENDMENT 

Condition 

No. 

Mitigation 

Measure 

Condition of Approval When 

Required 

Responsible 

Department 

43.   The owner/applicant shall obtain a sign permit prior to installation of the two monument 

signs and two wall signs. 

B CD (P) 

MISCELLANEOUS REQUIREMENTS 

44.   The proposed project shall comply with all State and local rules, regulations, Governor’s 

Declarations, and restrictions including but not limited to:  Executive Order N-7-22 B-

29-15 issued by the Governor of California on March 28, 2022 April 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. 

 

 

I, B, OG 

 

 

CD (P)(E) 

45.   The owner/applicant shall update the Folsom Plan Area Specific Plan Document to 

reflect any textural and graphic changes associated with the proposed project including 

but not limited to Minor Administrative Modification changes to the satisfaction of the 

Community Development Department.  In addition, the owner/applicant shall provide 

the City an electronic copy of the updated FPASP Document.  

 

 

B 

 

 

CD (P) 

MITIGATION MEASURES 

46.   

 

✓  

Folsom Ranch Apartments Mitigation Monitoring Reporting Program (MMRP). The 

owner/applicant shall implement all of the applicable mitigation measures from the 

FPASP (May 2011) MMRP, as amended by the Revised Proposed Water Supply Facility 

Alternative (November 2012), the Folsom South of U.S. Highway 50 Backbone 

Infrastructure Mitigated Negative Declaration (December 2014), and the Westland Eagle 

Specific Plan Amendment (September 2015).  The Mitigation Monitoring and Reporting 

Program for the Folsom Ranch Apartments project is included as Attachment 22 to the 

staff report. 

I, G, B, OG 
CD (E)(P), PW, FD, 

EWR, PD, PR 
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CONDITIONS 

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

 

RESPONSIBLE DEPARTMENT 

 

WHEN REQUIRED 

CD 

(P) 

(E) 

(B) 

(F) 

Community Development Department 

Planning Division 

Engineering Division 

Building Division 

Fire Division 

I Prior to approval of Improvement Plans 

M Prior to approval of Final Map 

B Prior to issuance of first Building Permit 

O Prior to approval of Occupancy Permit 

G Prior to issuance of Grading Permit 

PW Public Works Department DC During construction 

PR Park and Recreation Department OG On-going requirement 

PD Police Department   
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Attachment 5 

 

Vicinity Map 
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Attachment 6 

 

Preliminary Site Plan, dated February 3, 2023 
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Attachment 7 

 

Preliminary Utility Plans, dated February 3, 2023 
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Attachment 8 

 

Preliminary Grading and Drainage Plans 

Dated February 3, 2023   
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Attachment 9 

 

Preliminary Landscape Plan and Details 

Dated February 1, 2023 
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Attachment 10 

 

Preliminary Access and Circulation Plan 

Dated February 1, 2023 
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Attachment 11 

 

Preliminary Fence and Wall Plan 

Dated February 1, 2023 
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Attachment 12 

 

Preliminary Lighting Plan and Details 

Dated October-2022 
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